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Mr. Joseph A. Haze

Director of Redevelopment
Middletown Redevelopment Agency
Muniecipal Building

Middletown, Connecticut 06457

Re: Reuse Appraisal
Urban Renewal Project Number 2
Parcols A-8,A=12,A~13,A=14,A=15 & B-2
Project No. Conn. R-105

Middletown, Connecticut

Dear Mr. Haze:

In accordance with the contract I herewith present this
appraisal report.

I have appraised the parcels based on the uses permittted
by the Urban Renewal Plan. The redevelopment parcels have been
appraised essuming that all the existing buildings, that are to
be acquired, will be demolished, that streets, sidewalks, gutters,
curbs, water street lights and storm sewers are in and in good
serviceable condition.

The undersigned does not have any interest direct or
indirect, present or prospective, in any of the land in
the Project Area.

It is my opinion that as of June 26, 1970, the value for
all disposition parcels valued is ONE HUNDRED FORTY SEVEN THOUSAND
SEVEN HUNDRED DOLLARS ($147,700).
Very truly yours,

o 00 [k

RISi10om Ronald J. Santa
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Parcel
A=-8

A-12
4-13
AL
A-15
B-2

SUMMARY OF VAIDES

Uaae

Res. Msdium Density/
Neighborhood Retail 151,215

Residential-Med. Den. 8,230
Residential-Med. Den. 16,740
Residential-Med. Den. 28,375

-Residential~Med. Den. 11?610

Res. Medium Density/
Neighborhood Retail 162,850

Value Value  Tump Sum

Sq.Ft, _D.U. - Value

$ .56 § 650 $ 85,000

$.35 $ 950 $ 2,850 S700

$ .33 $ 950 § 3,800 Sope

$-.45 $1,100 $ 14,300 /3Pos

$.35 % 950§ 4,750 73ea
A&?UGE%&@O

$ .23 $ 500 § 37,000

‘((EWQ'DN
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PURPOSE OF TH7W RTPORT

The purpose of this report is to evaiunate each
dispesition site to establish the "fair value" of the land -
subject to the controls and resirictions set forth in the

Urban Renewal Plan for the Urban Renewal Project Number 2,
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ASSUMPTIONS

In preparing this appraisal certain assumptions and
qualifications have been made with reg.;:a,rd to prevailing
conditions. Thus, in the event any of tﬁe following conditions
are altered significantly, the fair value as indicated in

the Summrary of Values may ve subject to change.

The assumntions made are:
1. That the economic conditions of Hiddlesex County and
the nation as a whole will not suffer any major setback and

will aporoximate the existing conditions.

2. The land will be offered for sale within a

reasenable ceriod of time.

3. The information furnished regarding dimensions and

area of the subject »arcels is accurate.

4o The rerouting, closing and widening of streets, that
affect the subject parcels will be carried out prior to the

conveyance of the prooserty.
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5. All improvements, on the land to be disposed of,

‘'will be razed and then filled to the existing grade levels.

6. Plamned public improvements in and around the parcel

area will be completed.
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FACTORS INFIUEIICING VAIUR

Soil Conditions -~ The Agency has made limited test borings

and repoyﬁs—indicate that so0il will support bearing loads of
the imorovements planned without piling or other unusual
foundation work. If future subsoil tests reveal condiiions
do exist, which will add to the normal foundation costs of the
pfoposed construction, then the appraised values contained in

this.report should be adjusted.

Parcel Size - The specific size of each parcel are assumed
to require minor revisions when surveys are obtained. It is
assumed these adjusiments will not exceed five per cent df the
area recited for the redeﬁelopment sites, If, houever,
variances exceed the five per cent specified then adjustments

in the lump sum value by be necessary,

shase - Some of the redevelopment sites are irregular in

shaoe and may have an affect on unit values.
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Vicinity Influences - There are no blighting conditions

"that exist cutside the project area that will have an affect

on value.

Tooozranhy - Some of the subject parcels have minor

[ e . )

lelevations variances and adjustments are made where necessary.
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APPROACH TO VAIUSL

The basic approach to value is by means of the "market,
data approach”. The residual technigue of the, "income approach"
has been employed in field notes as a check on the market
approach. The narket data apovroach is the comparinzg of proper-
ties of similar characteristics which have been sold within
recent years. The comparative process utilized in determining
the degree of comparabiiity between tvo properties as to there
similarity with respect to many factors i.e. use, location,
size, shave, topography, time of sale, etc, In addition to
the nornal adjusiments previously recited, adjustments must be
considered for the intangible differences that do not exist in

the open market sales.

Some of the differences are:

a. A redeveloper in the open msrket, within the franework
of zoning orcinance and building cecde, ray build what he »leases
when he plcases. In an Urban Renewal Site é develozer musi
agree 1o bezin consiruction and complete construetion within

a given time.

9 RONALD
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b. A develoser of nroject land must agree to the revievw

*of his plans by the redevelonment agency.

¢. The regulations controlling land uses are usuall:

more stringent and more restrictive than zoning ordinances.,

d. The redevelover is under constrant serutiny and

surveillance. He operates in a transparent fishbowl.

10 , RONALD J. SANTA




Sale No, 1
Location
Grantor
Grantee
Date

rUse

Liber: -
Area

Price

Price Per D. U.

E/S Newfield Street & Stonycrest Drive

Enie S. DePatre -~ Vhitney Hastings

Carabetta Enterprises, Inc.

6/7/66 5/13/66

Residential

347 - Pg.551 347~ Pg.290
6.629 acres - 6,755 acres
547,000 - $342,500

%454, (based on 263 units)

Rena Porter Lord

5/13/66

-  347-Pg.522
- 12.721 acres

- 330,000

The three rarcels sold for a total price of $119,500. Erected

on the site are 221(d)3 units containing 151 ansartments and a

nermit for 112 units has been issued.

The 12.721 secre site involves itwo narcels 5.435 acres and

7.286 acres. These two sites are divided by e Connecticut Light and

Power FEasement. The r=ar
develoned., This site has

The site has rolling

portion of 5.435 acres has not bheen
no frontage on Hewfield Street.

nills and is located in an outlying

area. Two of the sites has frave houses ihat vere demolished.

11
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Sale No, 2
Location
Grantor
Grantee
Pate

Use

Liber: - 339
Size

Area

Price

Price Per D,

mrected

& units, 72

The site required scme fill in rear of site.

471 Highland Avenue
George Clemens
Pallbec Buildersg Inc.
December 2, 1564
Residential

Page: 250

1AGY % 220 irr,

32,780 square feet

55,500 + 54,000 £i11 - Totel Price $9,500

h25

on site 2 story briek garden apariments containing

Ioonms,

12
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Sale llo. 3

Location South ¥ain Street, 30' no, of Coleman Road
Grantor Charles Berber Est.

Grantee Anthony Perrotta & illiam A. lefueensy
Date , May 27, 1968

Use Residential

Liver: 358 Page: 525

frea 10.3 acres

Price $20,000

Price Per D. U. 8661 (based on 136 units)

Sale ineluded a one family frame house and a small
restaurant which are to be demolished.

The land is low and wet and required some fill.

Erected on the site is a four story brick avartment struCM‘
ture containing ¢1 units. The »ortion of land where the house
and restaurant has not besen develojed yet. There is an estinated

potential develooment of an adcditional 45 dwelling units.
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Location
Grantor
Grantee
Date

Use

Tiber: 357

- Size

trea
Price

Price Per ‘Do U.

44, Camp Street, 243! Ho. of Washington St.

Hernan De Ferchant

 Blmer M, Seaman & Harry Ginsburg

Yarch 19,-1968
Residential

Page: A0

365" x 1004 drr.

7.6 acres

| $110,000

Wk, 145

Vocant land at time of sale. ILightly wooded and generally

leﬁel.

Trected 3 story brick apartment honse containing 96 units.

The general area contains newer »rivate homes and is

superior to the subject parcels.
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Sale Na. 5
Location:
Grantor
Grantee
Date

Use

Iiber: 337

-Bize

Area
Price

Price Per D. U,

465 Highland Avenue

Frank Czeepel

,Joan Apier

February 28, 1964
Residential

Page: 353

1110 x 1887 irr.
- 18,648 Square feet

$14,000

5875

Vacant land at time of sale. Erected 2 .story brick

apartient house containing-16 dwelling units.

To meet parking requirements, develooner had to build a

ramne foward rear of prozerty.

15
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8nle Mo, 6

Location 400 Vashington Streetb
Grantor | Donovan Enterprises, Inc.
Grantee | : iéuis E& Victor I-{élans
Date Uay 24, 1967

Use - ’ Residential

Liber: 352 Pages 657

size 800 x 2811 i

Area, . | 21,930i%quare feet

Price 37,500 .

Price Per VD.. U, 51,171

Vacant land at tilhe of sale.

éi%é is levei in front and drops off at rear. o site
imp'rovements were reguired since the rear portion is used for .
pai"king.

Area is residential in charvacter and is superior to subject.

‘FErected 3 s-tofy brick ai}artlﬁenb house c-o‘ntaining. 32

apartments.

16 ‘ RONALD J. SANTA




Sale Ho, 7

Location S/B/G South Main Street & Mill Street
Gfantor , Middletoun Realty Corp.

Granteg | ' :‘ir?iné Ruthérford

Date November 29, 1965

Use - ‘ 7 Residential

Liber: 344 Pege! 659

Si'ze 86 x 205" ire.

Area N | 8,430 square feet

Price 825,000 .

Price Per D. U. 51,388

Atvthe‘time of sdle there existed two stfuctqres containing -
a meat ﬁarket and‘B dwelling units. |

Land is generally level at grade. It is located. near
tﬁe project boundary ond Iiddlesex Hemorial Hospital,

Erected 3 story brick apariment house containing 18

dwelling units,

17 | RONALD J. BANTA




Sale Ho, 8

Location ‘ . B/S Bartholomeu Rd., 600' So. Saybrook Road
Gran’c.orl ' Genieve Hagund - | o
Grantee "i ) ﬁichéel Susman Trustte Suﬁmerhill Apﬁs, Inc,
Date | September 6, 1965 |
Use " Rosidential

Liber: 360, Pagze: 505 & 507

frea . 0.2 acres

Price ' . 550,000

Price Per D. U. : 3335 {based on 149 units)

- Vacan land at time of sale. Generally level and lightly -
-woeded,
Area is residential in character with newer ranch homes

and cape cods,
Erected 104 duwelling units of 221(d)3 housing on 6.34 acres.

The remaining 2.%6 acres can acconcdate 45 more dwelling units.

18 RONALD J. SANTA




Pafcél A;S - éontaina 151,215 square foect, I£ has a sl@gﬁt
rise in elevaﬁion toward the westerly portion, it is irreguler -
in shapé and therevére no known adverse subsoil condiﬁions.
Hot‘to béﬂacquired'propértiea, in the immediatelvicinity'ara_

residentialrin charactor.

The site is designated for Residential-lMedium Density/
Neighborhood Retail Use. The permitted uses are as follows:

a.' Uses permitted in Residential Use Area - A.

b Neighborhood retail shops and personsl service eatéb« '
lishments suohras, but not limited to, grocery'stora,
drug store, laundry pick-up, shoe repair store, etc;’

- The total floor space for such uses in the Use frea
shall not excoed 20,000 square feet and no single

estabiishménts shall exceed 4,000 square feot,

It is proposed that this site be developed with 91 units
in en eight story structure and 40 units in one and two story
structureé. The controls for the designated usge vary.  The
site is further for Dormitories and Related Institutional Uses.
The maximum residentiai density permitted shall‘be 100 persons

per net acre. Maximum lot coverage is 30%. .Bﬁilding height may

-not exceed elghty feet or eight stories. Minimum.front_yard ia
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20 foot, side yards 15 feet and vear yard 20 feet. Off street

parking shall be provided at a ratio of one parking_spacerfor

every two persons. All parking areas shall be screened from

the street‘by meansg of a substantlal secreen consisting of

hedges walls or trees having a minimum height of five fest

above the finished grade of the parking area.

To'arrive at a vaiue for this gite I have relled on sales

3 and 4.. The sales.are adjusted as follows:

Sale 3
Urben Renewal =203
Topography -  +10%
Utility - -
Size «10%
Location -
Time CO410%

Adjﬁstment: -~10%

1111

D. Uo Price $661

Subject is irregular -
Equal ¥ _
Subject is smaller
Equal |

$661 X .90‘= $595 per dwelling unit adjusted value

20
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Sale 4 ‘ D. U. Price $1,145
Urban Renewal  -20% . '
Topography - - Equal
Utility - = Equal o
Size ~10% «  Subject is smaller
Location - =108 -  Subject is inforior
Time - - Eqal

Ajustment: -40% o
$1,145 x .60 '= $687 per dwelling unit adjusted value

Based on thesgse sales for which a direct comparison was
made and the additionsl sales included in the report, the
indicated value is $650 per dwelling unit or a lump sum

value, based on 131 units, of $85,000,(rouﬁded). The unit

price per square foot is $.56.

21 ' RONALD . SANTA
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Parcel A-12 ~ contains 8,230 square feet. The Bite‘is

generally level, it 1s rectangular in shape and there are no

known sdverse subsoil conditions. Behind the site is the

Middlesex Memorial Hospital. The site iardesignatéd.for

Residential-Mediwn Density Use. Permitted uses gencrally

inclﬁde the following:

Q.

b.

(2

d.

One and two family homes.
Malti family dwelling ineluding public housing end

moderéte income housing.

'Public and institutional uses, such as schools, churches,

student centers, faculty clubs and dormitories related

to inSﬁitutioqal uges, and related uses.

. Accessory uses such ag off street parking, recreation - =

‘and social rooms and open play and sitting areas.

© Maximum density permitted within the use catergory Realdentlal-

Medium Density is 20 dwelling units per acre, Lot coverage is

limited to 30%, No building shall exceed 2} stories or 35 feet

in height. Front, side and rear yards are required as

specifically spelled out in the Land Uso Plan. Off street

parking mist be provided at a ratio of 1.5 spaces for each

dwelling unit.

<2 | RONALD J. SBANTA




The subject site is suitable ﬁnder the plan controls for

the development of a small apartment house development. Sales

5, 6 and 7 all are small sites which have been developed with

apartmont house construction. 'The subject site couldAbe'developedf

with three unit dwelling. The sales indicated above are adjusted

as follows:

Sale 5
Urban Renewal  =30%
Location C 4208
"~ Shape : -
Size - 5%
Topography -

Utility . +15%

M justment:s none

D. U, Prico $875

Subject is superiox

~ Equal

Subject is emaller
Equal .
Had to build ramp -

$875 x 1.00 = $875 per dwelling unit

Sale 6
Urban Renewal — =30%

" Locdtion +10%
Shape -
Size - =109
Topography +H0%

AMJjustment: =20%

D. U, Price $l,l7l :

Subject 1s superior
Equal

. Subject is emaller

Sale slopes down in rear

$1,171 x .80 = $936 per dwelling unit adjusted value

23
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Sale 7 D. U. Price $1,388
Urban Renewal -=30%
Logation - - . Equal -
Shape - - Ecqual
" 8ize . - ~-  Equal
Topography - - Equal

Adjustment: ~30% ,
$1,388 x .70 = $971 per dwellling unit adjusted value

Based on the above sales, the indicated value of the
subject site contalning 8,230 square feot is $2,850 or a

unit value of $.35 per square foot and $950 per dwelling unit,

24 RONALD J, SBANTA




Parcel A413 ~ gontains 10,746 square feet. The site is

generally level, it is rectangular in shape and there are no

known adverse subsoil conditions. Behind the site 1s the

Middlesex-Memorial Hospital, The site is designated for

Residential~-Medfim Density Use. Permitted uses generally

inelude the following:

.

b.

Cs

d

One and two family homes.
Multl family dwelling including public housing and

moderate income housing.

" Public and institutional uges, such as schools,.churbhes;

student centers, faculty clubs and dormitories related )

to institutional ﬁsés,‘and related uses.

“Accessory uses such as off street parking, recreation

- and soeclal rooms and open play and sitting areas.

Maxinmim density‘permitted wlthin the use catergory Residential-

Medium Dénsity is 20 dwelling units per acre. Lot coverage is

Uuited to 30%, No building shall exceed 24 stories or-35 fegt

in height. Froht, 8ide and rear yards are required as

specifically spelled out in the Lend Use Plan, Off Strest

parking mist be provided at a ratio of 1.5 spaces for each

dwelling unit.

25 RONALD J. SANTA




The subject site is suitable under the plan controls for '

the developmeﬂt of a small apartment house development. Sales o

5, 6 and 7 all are small sites which haﬁe'been daveloped with

apartmenﬁihcuse constructlons. ‘The subject site could be developed

with four unit dwelling., The Sales indicated above are adjusted

ag followsz

Sale 5 -
Urban Renewal .=30%.
Location +20% -
Shape -
Size - 5%
Topography -
U4ility +15%

Adjustments none

i1

" Do Us Price $875

Subject is superior
Equal

Subject is smaller
Equal

Had to tuild ramp

$875 x 1,00 = §875 per dwelling unit

Sale 6
" Urban Ronewal  ~30% ‘
Location . +10%
Shape -
Size. T =10%

Topography +10% -

Adjustments =208

111

D. U. Price $1,171

Subjeet is superior

- Equal

Subject is smaller
Sale slopes dowm in rear

$1,171 x .80 = $937 per dwelling unit - -adjusted value

26
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Sale 7 ' "~ D. U. Price $1,388
Urban Renewal  ~30% . .
Location - - Equal
Shape - - Equsl
Size - - Equal
_Topography - -~  Equal

Adjustment: ~30%
$1,388 x .70 = @971 per dwelling unit édjusted value

Besed on the above sales; as adjusted, the indicated value
of ﬂhe sﬁbject site containing 10,740 squere feet is %ﬁ,SOU
or a unit value of $.35 pep square foot and $950 per dwelling

27 RONALD J. SANTA




Parcel A-14 ~ contains 28,375 EQuere feet, Tho site 1s

generally level, it is rectangular in shape and there are no

knoun adverse subeoil conditions. Behind the plite is.the

Middlesex Memorial Hospital. The is is designated for

Residential-Medium Density Usé. Permitted uses generally

include
A,

b

Ce

d.

the following:
One and two family homes.

Multi family dwelling includlng public tausing and

mederate income housing.
Public and institutional uses, such as schools, churches, :
student centers, faculty clubs and dormitories related

to insﬁitutionel uses, and related uses.

+ Accessory uses such as off strest pafking, recreation

and social rooms and open play snd sitting areas.

Maximum density permitted within the use catergory Residential-

Medium Density is 20 dwelling units per acre. Lot coverage 1s

limited to 30%. No building shall exceed 2 storles or 35 feet

in height. Front, side and rear yards are raequired as

specifically spelled out in the Land Use-Plan.. Off street

parking mst be provided at a ratio of 1.5 spaces for each

dwelling wnit.
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The subject site is su'itabie under the pian controls 'for
the development of a small apartment house development. éaleﬂ _
5, 6 and 7 all are small ‘sites which have been developed with
apartment house constructions. The sub;]oc‘!; site cculd bea developed
wlth thirteen unit dwelling. " The Sales indlca.tod above are

sdjusted as followss

sale 5 L " D. U. Price $875

Urban R,enowal =304

Location - +20% - Subject is superlor
Shape . - - Equal

Size - +10% - Subject is larger
Topography - - Equal

Utility . +15% -  Had to build ramp

Mjustment: +15% _ .
$875 -x 1,15 = $1,006 per dwelling unit edjusted value

Sale 6 ) D. V. Price $1,171

Urba.n Ronewal " 30%

Location +10% - Subject is superior
Shape - . - Equal
Size - o+ 5% - _ Subject is larger
- Topography 07 - Sale slopes down in rear -

Mjustment: - 5%

$1,171 x .95 = $1,112 per dwelling unit adjusted value

29 RONALD J. SANTA




Sale 7 | D. U. Price §1,388

Urban Renewal . -30%
Location - -~  Equal
Shape ‘ - .= FEqual _
- 8ize T H10% -~ Sale slopes down in rear
Topography = =  Equal

Mjustment: =207
51,388 x .80 = $1,110 por duslling unit adjusted value

Based on the above éﬁjusted sales, the indicated value
is $14,300 or a unit value $.45 per square foot or $1,100

per dweiling'unit.

The value for A-l} as subdivided into parcels l4a and

14b_is as followss

Alha = $4,750
AL - 86,650

NOTE: The subdivision of Parcel A-l4 into two sub parcels causes
a loss in the total value in the amount of $2,900., This
results because when the site is subdivided one dwelling
unit less can be developed on the subdivided site. In
sddition the smaller sites are penalized for size since
larger parcels, up to a point, are more desirable.
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Parcel A-15 = contains 11,610 squere fost. The site is
generally level, it is rectangular in shape end there are no
known aﬁverse subsoél conditions, Behind the site is £he
- Middlesex‘memorial_Hospital. The site is designated for
Residential-Medium Dénsipy Use. Pérmitted uses generalkf |
include the foliowing: | | '

a. One and two family homes.

b, - Multi family dwelling including public_housing and
moderate income housing.

. Public and instiiutional'uses,'such as schools, ehurches;'
student centers, fécu;ty clubs end dormitories related : ‘
to institutional ﬁses, and related uses.

ﬁ. Vﬁncessory uses such as off street parking, recreation

and soclal rooms and open play and sitting areas.

Maximum density permlitted wlthin the use Qatergqry Repidantial—
Medium bensity is 20 dwelling units per acre. Lot coverage is
limited to 30%. No puilding shall exceed 25 stories or 35 feet’
in heighﬁ. Frént, glde énd rear yards are required as
specifically spelled out'in the Land ﬁse Plan., Off street
parking must be provided at a ratio of 1.5 spaces for each ‘ B

dwelling unit.-
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Thé s;ubjéct site ia sultable .under the plan c‘on'brols fozf‘ :
the devalopmexif of a small apartment house development. Sales -
5, 6 and 7 all are small sites which have been developed ﬁith
apaftmenﬁ'_housé congtructions. The subject site could b
developed wilth five ﬁnit dwelling.' The Sales indicated a..bove

are A adjusted ag followss

Sale 5 - . D.U. Price $875

Urban Renewal =30% :
Subject ig superior

Location +20%. -

Shape .- - Equal

Size - 5% - Subject is smaller
Topography - - Equal

Utility +15% - Hed to build ramp

Adjustment: nons

8875 % 1,00 = $875 per dwlling unit

Sale 6 _ : . D. U, Prico $1,171

Urban Renewal =~30%

Location . +10% - Subject is superior
Shape - =  Equal '

Size. - =) 04 - Subject is smaller
Topography +10% - - Sale slopes down in rear

Mjustment: =20%
$1,171 x .80 = $937 per dwelling unit adjusted value
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Sale 7 D. U. Price $1,388
Urban Renewal . ~30% '
Location - - Fqual
Shape - - FEaual °
- Size - -  Equal
Topography - -

Equal
Adjustment: =30% |
$1,388 x .70 = $971 per dwelling unit adjusted value

Based on ‘the above sales, as adjusted, the indicated
value for the subject site is $4,750. The unit values are |

$.35 per square foot or'$950 per dwelling unit.
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Parcel B-2 - contains 162,550 square feet., It is generall&
level and theré are no known adverse subsoil conditions. Hot
to be acquired residences exslst along Broad Street and a rodern

police sfdtion on Church Street will remain.

. The site is designated.for Residential~Vedium Density/
Neighborhood Retail Use. Permitted uses generally include:
a. Uses permitted in Residential Use Area - A..r
b.A ﬁeighborhoo@ retail shops and personal séfvice establish%
ments such és, but né limited to, grocery store, dfug-'
({ x ‘ sLore, 1aundry-pick~up, shoe repair store, elces Thé tétal
floor space for such uses in the Use frea shall no éxceéd
20,000 square feet and no sinzle establishment shail-
exceed A,OOOvsquafe féet.
The site is prbéésed for 60 dwelling units of Public Hoﬁsing;
The breakdown of unité preséntly considered are 6~1 bedroom, 27-2
bedroom and 27-3 bedroom units, Residential Use frea A permits
varying density and height_limitations. The maximm density for
this:site whiéh is_@esignﬁted for multi family resideﬁées is
20 dwelling units per-acre. ldaxiwmun coverage is limited-to 30%

of the lot srea. No building shall exceed 2g stories or 35

_— . © 34 RONALD J. SANTA




feet in helght. Yard requiremenis are:

Mront Yard:

Side Yards:

" Rear Yord:

20 feet

1§_feet cach

20 féet each

Since this intended use for this parcel s Public Housing,

the value arrived at by the appraiser, is by means of the

soeclal appraisalhtecﬂnique as outlined in Appendix 5 RHA 7214.1,-

The value arrived at is the maximum price that would be paid for

the oroperty by a well informed prudently acting buyer who is

motivated solely by the objective of meeting housing needs of

low income families. The maximum orice is the lowest price ab

_which a suitable substitute property could be purchased.’

The sales relied on for comparison purposes are sales 1 and

3. " My analysis of the sales are as follous:

Sale 1

- Urban Renewal
Topography -
Utility
Size
Location
Time

Adjustment: +10%

B454 x 1.10 = £499 per dwelling

207,

5%

+15%

=107

-10%

+20%

35

D. U. Price DASA

Subject is irregular
utility easement
Subject is smaller
Subject is inferior

unit adjusted value
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Sale 3
Urban Renewal  ~20%
Topography +1G%
Ueility - o
Size, -10%
Location - = 5%
Time - 0%

Mjustment: =15% |

D. U. Price 5661

Subject required fill
Equal '
Subject is smaller
Subject is inferior

3661 x .85 = 3561 per dwelling unit adjusted value

Based on a permitied maximum development of 74 units,

the value for this #lte is $500 per dwelling wnit or a

total value of $37,000.
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LAND USE PLAN

1'

Land Use Plan - Map No, 2-2, "Land Use Plan" shows the proposed:; -

a. Thoroughfare and street rights of'WAy.
b, Commercial and residential uses, ' ' .
¢, Public Uses.

Land Use Provisions and Bdiiding Reguirements

The regulations ahd 'contr'ols_ governing the use and development of real
property in each separate use area are set forth helow:
a. Permitted uses in specific use areas as shown on Land Use Plan

_Map No. 2-2 are as follows:

1, Residential Use Area ~ A ‘(I\fiedium Density)

The only permitted uses in areas so désignated on the Land Ifsé

i’lan sﬁall be as follt-)ws:-

a) One and two-family detached dwellings, (n rehabilitation
areas only) and single-family éttaci.':ed dwellings, L

b) l\fIQltiéfamily dwellings including public héusing and
mode;éte income housing,

¢) Public and institutional uses, such as schools, church'es,
student centers, faculty clubs, and GOrmitories relate_d tqr
instifutiqne;l usés, aﬁd related‘ uses.,

c}) Professional offices and offices of public, cﬁlafitable, or
institutional agencies if occupying a building coﬂsti‘ucted

prior to adoption of this Urban Renewal Plan or if occupying
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no :ﬁore than 10% of the floor area of a building erected
.after adoption Vof this Urban Renewal Plan, |
e) Accessoryr uses such as, but not limited to.,A off-street
. parking, recreatio'n and social rooms, and open play and
sitting areas., | |

Residential Use Arca - B (viedium Density/.Neigthrh'oodRetail)

The onlyjuses'permitted' in the areas so designated on the Land -

.Use Plan shall be -as folloWs:

' -a) Uses permitted in Residential Use Area - A,

b) Neighborhood retail éhops ard pérsonal service establish-
ments suéh as, but nc;t limited to,- grocer? store, drugv
.store,. Iaundry pick~up, shoe repair étore, etc, The total_. |
floor épace for such-uses in.the Use Area shali not exce'éd
ZC,OOO square feet and no single establié,hment shall exceed
4,000 squaré feet.

Residential Use Area ~ C (High Density)

The only uses permitted in areas so designated on the Land Use"

Plan shall be as follows:

a) Uses permitted in Residential Use Area - A except dormitories.

" Commercial Use Areas

The only use permitted in the areas so designated on the Land
Use Plan shall be as follows:
a. Retail storeg, including department stores.

b. .Personal service shops.,
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k"

Business and. professional offices.

.Theatres.

Bowling alleys,
Newspaper and job printing,

Hotels and inns.,

. Restaurants, taverns, and grills,

Public buildings and -office-s..

Public parking lots,

Residential Uses as permitted in Residential Use Area - C.

. Public and (Ouasi Public Use Areas -

Tﬁe only uses permitted in areas so designated on the Land Use

Plan shall be as fdllpws:

.a!

ga

Places of worship, including parish houses or other

residential use appurtenant therefo.,

Public and paroc}lial schools, |

Funeral parlors,

Public.buildings‘ such as a libi‘ary, armdry_, or police station,
Non-prcﬁfit i_nstitutioﬁs, historical_ societieé, etc.

Public utility stétions. |

Off-street parking areas,

. Open Space/Park Use Areas

The only uses permitted in the areas so designated on the Land

Usé Plan shall be for public recreation purposes and public open

space,
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"b. Regulations and Controls on Land Use

1, 'Regulatio'ns and Contfols Applj(ing to all sections of

the Renewal Area

a. Urban Design Objectives

The design objectives which follow are set forth ‘
as a guide to both public ahd private _agencies which
will be e_ngaged in development and/or rehabilitation ;
of properties in this prqject area. All development |
proﬁosalél should take cognizance of these ob~
jectiyes as a primary g_oal of the Redevelopment
‘Agency; they are specified to insure_ Vthe‘creatic;n of
_aﬁ environment, blending thé existing and. new de-
velopments into an harmoniously functioning area.

" (1) Integration with Design

Buildings within the Renewal Area should be
consid_ered as integral parts of the overall site
design ‘and developed with appropriaie consideration
for both proposed and existing'buildings with respéct
to height, mass, siting, ‘locatior.l,' materials, orienta- _
fi().n', signs, lighting, and use. Design virtuosity
‘should be disco'uragf‘eld in favor of consistency of

scale and treatment,
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(2) - Functional Diversity

" The Agency will encouragé 1-e;atiVe'diversity
of compatible funciions throughout the Area within
the genéral ‘functional areas defined for the City."
Largeréreasrof single use devélopmént shall he
disco'u‘raged ..

(3) Presefvation and Enhancement of the Area

Development should make maximum use of the
existing differences in grade and present drainage

patterns, avoiding regrading as far as possible,

" (4) Liberal and Appropriate Landscaping

Planting of large tfees and liberal landscapihg
appropriate to the overall la_ndscape, drainage flood
battern, and microclima't,e, character of Middietown

shall be encouraged,

(5} Pedestrian Circulation

| Ease of pedestrian circuiatjon is a major
Qb_jective. Where natural rou-tes éross develdpment
. sites,- ‘develop'ersl Sh_a'ali !ge encouraged 'to proyié]e
controlled easen&en;s and access. These routes
should serve to tie together the public open space

s_ystem ..




- (6) Automobile Facilities

| Parking and other automc;bilé ,'faéillities
sthld_ be designed as an integral part of
site develppment_ with careful reg.ard to
top_qg_;abhy, landscaping, sigh"t—liﬁ‘eS and
access. Pedestrian aécess from facilit'i.es
to uses served should be direct and not in
conflict ﬁith vehicular movements in the
, Renewal Area. Pa_rkiné shall be screened
from stréet view,
(7)  Servicing.
- Off-street loading faqilities and service
~areas shoul;;i be provided genérally within -
 structures and screene;i to e_-lriminate direct

view from surrounding uses and the..stree_t.

(8) Higher Density Development

Higher density develb_pmen_t, in the form
of either high-rise or high-land coverage low-
rise should bé,situéted -closé to areas of greatest
natural amenity such as the river, associated
flodd plains, recreation and majo} opeéen space
‘areas, and where access and parking can be
“adequately provided.,
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b-

Cesign Review Procedures

(1)

(2)

(3)

(4)

‘The Redevelopment Agency for the City of Middletown has

developed an illustrative "urban design concept plan",
supplemented with detailed drawings and text to serve as

the basis for development plan review, This material is in

_sufficieni: detail_ to indicate suggested arr'angemen_{: of

buildings, parking areas, plazas, landsc.aping-, exterlor

architectural facade, signs, desirable height and bulk
relationsihips, and color and texture proposals.

This plan shall be kept up to date and modified from time

. to time as project development factors indicate a need - -

for review of earlier proposals, It is intended that this "

plan serve as a continuing coordinating mechanism to

assgre 'supez:ior ﬁrban desAign, ,a.nd tﬁat' it be responsive

to modifications necessitated by technological ad.v.ances, )
economic changes and new creative design ideas.

The Redeveiopment Agency for thé City of Middletown. shall
review all developers' proposals for compatibility with-the
u_rban des-igﬁ con.cept plan, '-In such review t_he Redevelopment
Agency may draw upon such technical assis'!:ancé a-s it

deems necessary,

The Redevelopment Aéency shall inform all proposed

developers of the urban design requirements and objectives

prior to the dispositioﬁ of any project land,
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{5) As soon as possible after the selection of a developer

the Redevelopment Agency shall inform him of required-

submission material in accord with its established révie_w

procedures,

-(6) For all proposed project development, the site plan,

exterior design of all huildings, érchitectural treatment,

landscaping, and other items related to design objecti\}es,

shqll be subject to the approvai' of the Redevelobrqent Agency

for the City of Middletown, which shall detel:mlné that

the standards set forth in Section C (2) and the Qrban design

_concept plan héve beeh.su'bstantially complied with.'
Unless pa've'd-, all areas which aré visiblé from the st'r‘eet ;shall be
landscaped, The terrq “paving® shali include any satis_facto.ry,
combi‘nation of graw-al and .a'sphaltic 'matértal, 61‘ soil-cement
material, lor concrete, which shall meet .the objéctive of.creat'ing _
a dust free and relatively durable s‘ur'face. . o
No usé shall be permitted, ;.vvhich, when conducted under broper
and adequate conditions and safeguards, will produ'ce corro'sive, .‘
toxic or nqxious fumes, glare, electromagnetic disturbanéé,
radiation, smoke, cinders, Odors, obnoxi‘ous dust or waste,

undue noise or vibration, or other objectionable feature sq'as to

‘be detrimental to the public health, safety or gefleral welfare.,

There shall be no restriction of occupancy or use of any part of

the project area or any facility offered as a non-cash grant-in-aid

" in support of project éc'tivities on the basis of race, creed, color,

or national origin,
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_f. Each payking space shall be at least 180 square
feet and at least 9 feet in width;
g. No buildlingrused for residential purposes s-hall :
havé it.s firs;t habitable floor elevation below 32
feet above n;eanr sea level ofAthe U.s. C_Jo'ast and -
geodetic datum,
hi Requiremeﬁts'as t;) number of parking and loading
" . spaces for such uses as churches, student centers, -
~ faculty clubs, and other specialized uses shall ’be
determined by the LPA, based on the specific usé |
proposed, prior to disposition. . Following cpﬁ-
. currence by the Department of Housing and Urban. -
' D'ev.elopment, thes-;e requirements shall be irjquuded
in the disposition documents for the ap'propfiat(;, pafcel.
i. The LPA ﬁ1ay establish such interim uAs.es'asA it deems
..'feas.ible and desirable in the public inte_rest-on
property which has been acquired and not 9et séld to
a de{feloper, providing such uses do not have an |
_' " adverse afféct on adjacent property.

Regulations and Controls Applying to 'Speciﬂé Use Areas —

as Designated on the "Land Use Plan"

The regulations and controls.governing the use and
development of real property in each separate use area -

are set forth below:

45




a. Residential Use Area - A (Medium Density)

One or Two Family Residences: {Rchabilitation .

Areas)
(1) Minimum lot size shal’l be 10,000‘squére
| feet with frontage of at least 75 feet.
(2) Maximum lot coverage shall be 30%:
: (3) Minimu,m yard size shali be:
. Froﬁt Yard _,15 feet
side Yards - 10 feet
Rear Yards - 25% of lot depth, but need not
exéeed 30 feet. |
(4) Wo building shall exceed Vthr.ee stories or, 3'5 feet
in height,
(s5) Off—street park.ing of at ieast one and.oné_—hal-f

spaces per dwelling unit shall be pfovidled. Thé
numbér off garages constructed on-any prbpertﬁ.f shall
ﬁot exceed the number of dwelling units (')n that
prqpefty, except that three parking spa.qe-s shall

be providéd for. each professional office.

Multi-family Residences and One-»Pafnily Attached Dwellings

)

(@)
@3)

The maximum density permittéd shall be 20

dwelling units per net acre,

Maximum lot coverage shall be 30%,

No building shall exceed 2-1/2 stories or 35 feet
in height. Neither the basement nor the half-story
shall be occupied as living or sleéping l:;uarte{‘s.
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(4)

(5)

(6)

Minimum yard size:

froui Yard: 20 feét, ‘

Side Yards: 15 feet each, except that no side
vard is required for interior _one-'-
family attached dwellings.

Rear Yard: 20 feet. ’

Usable Open Space, For every dwelling unit,

other than one-family attached dwellings, there

shall be provided at least two square feet of
usable open space for every three square feet af
dwelling unit area but in no case less than 250
squar.e feet per wnit. Such open space, the
minimum dime:nsions of which shall be forty (40)
feet, shall consist of an unenclosed portion or
portions of the ground of a parcel or the roof of a

parking area which is not devoted to 'driveways or

parking spaces and is appropriately landscaped and

free of structures of any kirid; of which not more
than 20% is roofed for jshelten‘ purposes only; and
which is avéilable-and accessik;le to all'occupants
of the building or buildings on the lot for purposes
of active or passive outdoor reereation, Not less
than 20% of such open space shall be devoted to
suitable paved énd 1andscaped re;creation areas.

Garages or off-street pal‘kincj spaces shall be

~ provided in a ratio of 1.5 spaces for each dwelling

unit and three sbacés for each professional office,

However, parking for housing for the elderly shall

"be provided in a ratio of one space for every four

units. All parking areas shall be screened.

- frem the street by means of a substantial

screen consisting of any combination: .
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of hedges, w_alls,r or trees, having a minimum

height of five feet above the finished grade of

_the parking area. No parking area may be

located within ten feet of any parcel line or

within any required front yard. The parking of

motor vehicles is prohibited within 15 feet of

"any wall of a residential building.

Dormitories and Related Institutional Uses

The following controls shall apply to dormitories and

related uses rather than those for multi-family residences:

W)

(2)

(3)

The maximum residential density permitted

shall be 100 persons per net acre. In computing

. residential density, adjacent parcels of land in

t.he same ownership may be utilized to establish
net lot area and re,quiréd Aopen épace provided
this land is desig'néted ‘as the dormitory site
and not assigned to another use now or in the
future without proper approval,

Maximum lot coverage shail-be 30%,

Building he'ight shall not exceed eighty.feet or

eight stories, or one foot for evéry foot of

distance from the closest street or property line

whichever is least.
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_ (4) Minimurﬁ vard size;

Front yard; 20 feet

Side yards:~ ?15 feet

Rear vard; 20 feet

(5)' Garag;as or off-street parking'spaces shall

be provided in a ratio of one_ space for every

-two perséns occupying a-dormitory unit. All
parking areas shall be screened fr‘om' the stfe.et
by means of a éubstantial screen coﬁéisting of
any combination of hedges, walls, or treés,
having-a minimuﬁn height of five feet aboire
the finished grade of the parking éreé. -No- -
pa;k-ing area may be located Within ter; -feet of
any parcel line or within any required front

yvard, The parking of motor vehicles .is.'proi—
hibited within 15 fee.t .of any wall of a re-
sidential building. The above par.king requirg—
ments may be fully or partially waived if it |
“can _be established that alternéte parking space
will be'provide.d'elséwhere on the campus ahd

adequate means of enforcing parking regula-

tions developed.
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b. Residential Use Area - B {(Medium De‘nsity/Neiqhborl-} _

hood Retail)

L.

Residential useé shall conform to the Land Use

Controls for multi-family Residen¢es in Residential

Use Area - A,

Neighborhood Retail uses shall conform to'rthe

a,

' folléwing controlé:'

All permitted uses, other than off—sf;eet
pérking and loading, shall be carried on in
buildings fully enclosed 611 all sides.
Buildings shall bo set back at least 20 feet
frc_)m stre_et and property lines.

I\Eaximum'coverage shall be 50%.

- The maximum height of any structure shall

not exceed 2- 1/2 stories or 35 feet.’ I
Off—street- parking spaces sﬁall bc_e provided as
follows:

(i) For places of assembly including
restaurants, one space for every seven
seats;

(2) For other uses one parkil;g space for
every 300 sq-uaré feet of ground‘ floor

area and every 500 square feet of second

" floor area.
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~ (3)  Where a parking lot abuts a street, the.

Vparking area must be sepafafed from the
‘street by a pe;rmvanent cur.b at-léast eight
inches in height and eight inches in
width, and a landscaped buffer strip
_ of at least five feet,

(4) - At corners, noﬁpa‘r‘king of vehicles is
pérmitted within 30 feet.o-f the inter-.'
section of t.he stréet ‘lin.es . .

AII loading.and unloading ‘shall take p‘lacre

entirel.y on the parcel ax;d shall be screened

from view of adjacent properties by a_-n Op'aqﬁe‘

fence or even green hedge not lesrs than 6 feet

“nor more than 10 feet in height. One off-

_street loading space (14 by 30 feet) shall be

provided. for each 10,000 square fe'et'of

building floor area or fraction thereof.

No free standing signs shall be.permitted. Cne
sigﬁ éttached to the face of the building shall
be permitted for each use faéing each. st.reet
from which access to the lot isA provide.d
announcing the nam‘e or insignia, or both of

the establishments housed in the buildirig. No

s_ign shall exceed an area equal to the width at

- 31
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C.

the front wall of the use it identifies nor shall
it exceed two feet in height. If illurﬂinafed .
at night, such illumination shall.be indirect
and with éll light sources shielded from the
vi‘ew of- édj_acent lots and stfeets. No flashing
lights shall be permitted. No sign may extend
above the roof of a building: -

Residential Use Area - C (High Density)

' (1) The maximum density permitted shall be 40

dwelling units per nlet acre except that housing fqr
the elderly shal‘l be permitted at a maximum aensity
.of 60 dwell_ing units per net acre. ‘
(2) Maximum lot coverage shall be‘ 30%.
(3)  No building shall exceed ten stories 01" 160 feé£ in
Béight. | | |
() Minimum yard size.:‘
Front yard: 25 feet
Side y_ards‘: 10 feet each, with a combined -
total of 30 feet, exéept that no
side ;_/ard is required.for interior
one-family attached.dwellings.

Rear yard: 20 feet |
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_(1.?"

(5)

(6)

Usable Open Space. For every dwelling unit, other

‘than one«.family‘attached dwellings, there shall be

provided at least two square feet of usab_le_open

space for every three square feet of dWelling unit

aréa but in no casé less than 250 square feet per unit,

Such open space, the minimum dimension of which

shall be forty (40) feet, shall consist of an unenclosed ‘

portion or portions of the ground of a parcel or the roof

of a parking area which is not devoted to driveways or

parking spaces and is appropriately landscaped and free

of structureé of any kin_d; of which not more than 20%
i's roofed for shelter‘purposes only; and which is
available and accessible to all occupants of the building

or buildings on the lot for purposes of active or passive

. outdoor recreation. Not less thah 20% of such -open

space shall be devoted to suitable paved and landscaped

recreation areas.

Garages or off-street parking spaces shall be provided

in a ratio of '1,5 spaces for cach dwelling unit and three
' .spaqes for each professiohal office, However, parking

for housing for the élderly.shall be provided in a ratio

of 1 space for every four units. All parking areas shall
be screened from the street by means of a substantial

screen consisting of any combination of hedges, walls,.
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~or trees, having a minimum height of filve feet above
“the finisheé gra!de -of the parking area. No parktnvg
érea may be located within ten feet of any parcel
line or within any required front vard. The parldng
of motor vehicles is prohibited within 15 feet of any
wall ofré residentiai buildings.j :

d. Commercial Use Areas®

.(1) ‘No building shall exceed a height of 100 féet, nor
shall any Euilding c;ontain more than ten stories,

(2) No'yard set backs are required. However, side.and
rear yards, if provided, must be at least 15 feet,

'(3) At least 25% of each site area shall be devoted to
‘landsc-:aped areas, plazas, walkways, etc, either ‘
at grade or on the Itop level of parking structures.,
Sl;lch areas shéll have access directly from the‘ street
ot other pedestrian areas. |

(4).' Off-street parking éhall be provided as follows:

Retail and personal service uses - one space for each

100 square feet of net floor area.

‘Business and professional offices - one space for each

300 square feet of gross floor area.

. - _
Residential uses shall conform.to the controls for residential use area - G,
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(5)

(6)

Inns, hotels, etc. - one space for each room.

i{estaurants public assembly - one space fbr each

50 sq1.1are feet of patron floor area or "OnGI space for
each 7 seats whichevef isv greater .'

Off-street loading facilities lshall be provided as
follows fdr indivi;iual uses or collectivel;r for smaller

uses not individually meeting the minimum required area,

Retail uses, - One space for the.first 10,000 square

feet of floor area plus one space for each additional
20,000 square feet of floor area or major fra_ctioﬁ

thereof., Each such leading space shall measure no -

less than 14 feet by 40 feet;.
__Other uses - One space for each 50_,000 square feet
of floor.at‘ea or major fraction thereof,

. This requirement may be satisfied by the permanént

desigﬁation of gpecific spaces in adjécent parking -
facilities including formal written commitments.
Signs may be erected, provided .that:,
(a) Signs shall be applied to a wall of a building
.front'ing on :a street or on a parking afea. No
 part of a sign applied b‘arailel to the face Qf a
building shall project more than 12 inches fromrthe
building and no par‘t.of a sign- appliéd
perpendicular to the face of a building shall
project mora.’thén four feet from the face of the
" wall to which.apélied, where a building is set

back from the street or parking area a distance
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of. fifteen (15) feet or more, one free standing
géoundAsign with an area ;of not more than‘.fifty_
(50) square feet may b‘e.ereoted_ not: n'elarer ﬁhan
six (6) feet to any building, ' |
(b) Not more than one such sign on each wall shall
be permitted for each tenant on th.e p_remises.-
(c} The éggregaﬁe -area, in.squgre feet, or éll‘l' si._gns
| on ény wall shall be not gréaﬁer than two {2)
.times the length, in feet, of such wall,
(d) No sign shall exceed two _(2) feet in height-.
(e} Flashing, moving, or intermittently ilhlun'linated'
signs or advertising de?ices are prohibited. . o
(f). Temporary signs made of cardboard, péber,_
‘qanvas or similar impermanent mat}eriéls. ﬁlay
‘not be placed on the outside of any building,

e. Open Space/Park Use Area

(1) No buildings- other than those incidental to ;)utdoor
| recre'at-ion purposes, such as restrooms, locker
rooms, shelter areas, and eguipment storage
buildiﬁés may be erected in this area. Sl_ich_ build-"
‘ A ings shall not cover moré than 10% of the site or

be closer than 25 feet to any street or property line.

f. Public and Quasi-Public Use Areas o
(1) The only structures included or permitted in this area

shall be structures existing at the time of adoption of
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rthis Plan, additions or modi-ﬁcations to such
s:‘:ructm"és, and ,reléted parking structures.
:_(2)' Any éx’terior modifications to existing structures
which substantially change present _ﬂeigh£,
coverage, or setbacks shall requ-ire pri_or_ review and
approval of thé Redevelopment' Agency based on the
specific proposed modification and its affect on
adjacent uses.
| .(3‘) The surface of the to_p level of new parking structures
shall not exceed 15 feet in height as measured from
the highest level of the adjacent street and shall not
be closer than 15 feet to any street or prope'rty line,
(4) Off-street parking areas éhall be screéned from the
street and adj.acent properties by any combination '
. of l;edges, walis, or tfees having a minim.um height
of 5 feet abové the finislhmed'grade- of the parking area.

C. Duration and Effective Date of Requlations and Controls

.(1) Except as speci.fied hereinalfter, the foregoiné regulations and
controls _contained in thig plan shall be’binding and effective
by deed or lease upon all purchasers or lés‘seeé of land and their
heirs‘or_ as'si.gns, in the area of the City of Middlétown;
Connecticﬁt covered by fhis 1.3'lan,‘ from the orig.inal date of
approval of this Plan by t‘he-go'veming body’of the dity of
Middletown, Con_necticut, for forty (40) years, unless amended

as pr_ovidéd in Paragraph F,
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