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     Russ Appraisal Services 
a division of 

RUSS, LLC 
P.O. Box 1 

Waterford, CT. 06385 
Members Telephone   860-442-5719 
 Fax              860-443-6535 
Howard B. Russ, SRPA  russappraisal@atlanticbb.net 
 Certified In CT & RI 
 Real Estate Appraisals 
 Feasibility Studies 

Mr. William Coons                          February 7, 2023 
Via e -mail 
  
Dear Mr. Coons:  
 
Per your request, I have completed a prospective appraisal report on the property now under 
construction at  7 Hogan Road in Westbrook, Connecticut  ( Assessors Map 180 Lot 59 )  to offer an 
opinion of market value as if the construction was complete.  Market value is more fully defined in 
the body of this report.  The subject property at 7 Hogan Road is a 3,350 square foot direct 
beachfront lot with new construction in progress.  The construction underway will complete a two 
story dwelling on piers with all living area elevated out of the FEMA flood hazard zone.  The three 
bedroom residence under construction has high desirability and excellent market acceptance.   In my 
opinion the indicated  fee simple market value of the subject as if construction was completed as of 
the appraisal date  as per plans and specifications  was:  

 
ONE MILLION FIVE  HUNDRED FIFTY THOUSAND  ( $1,550,000 ) DOLLARS 

AS IF COMPLETED PERMITTING  YEAR ROUND RESIDENCE INCLUDING ALL 
NECESSARY EASEMENTS AND UTILITIES AS OF FEBRUARY 7, 2023. 

 
Extraordinary Assumptions  Assumes the site is free and clear of all hazardous wastes.  
Hypothetical Conditions: Assume construction completed including necessary utilities.  
 
The quote for the necessary septic system indicates a reduction in overall cost of $500 off the 
$36,650 total cost if the system were designed only for seasonal occupancy.  In my opinion there 
would be a significant 20% deduction in overall property value to $1,240,000 if the utility of the 
building was restricted to seasonal only use.  
 
Respectfully submitted,   Russ Appraisal Service  

a division of RUSS, LLC   

By:  
  Howard B. Russ, SRPA 
 Manager Member RUSS, LLC 

CT Certified General Appraiser RCG0000538 
CT Certification valid through 4/30/2023 
RI Certified General Appraiser CGA0A00318 
RI Certification valid through 12/30/2024 
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LOCATION MAP  
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WESTBROOK GIS  MAP 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS: 

 
Property Appraised: 7 Hogan Road, Westbrook, CT 

Assessor’s Identification: Map 180  Lot 59 

Purpose of Appraisal: Offer an opinion of  market value as if building 

completed as year round residence 

Owner of Record: 7 Hogan LLC 

Legal Reference: Volume 373 Page 908  Westbrook Land Records  

Zoning: High Density residential   

Land Area: 3,350 square feet, pre existing non conforming legal lot  

Improvements: 2,236 SF  contemporary colonial under construction for - 
year round occupancy 

 
Easements & Encroachments: Utility easements necessary 
Highest and Best Use: year round oceanfront residence   
Effective Date of Appraisal: February 7, 2023 upon completion 

Date of Report: February 7, 2022 

Value Estimate: $1,550,000 as if completed as year round residence 

Extraordinary Assumptions: No contamination on the site. 

Hypothetical Conditions: Assume completion as year round residence as of  
date of report   

Exposure Time: 6  months 

Marketing period: 6  months 

Use: Chapman Beach Homeowners Association review 

Users: William Coons and Chapman Beach Homeowners 
Association 

Appraiser:  Russ Appraisal Service  

 a division of RUSS, LLC 

 by: Howard B. Russ, SRPA 

 manager/  member RUSS, LLC 

 860-442-5719   
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SCOPE OF WORK: 
The scope of work is defined to mean, “the extent of the process of collecting, confirming, 
and reporting data.”  This Appraisal Report is intended to comply with the reporting 
requirements set forth under Standards Rule 2-2(b) of USPAP.  As such, it presents only 
summary discussions of the data, reasoning, and analysis that were used in the appraisal 
process to develop the appraiser’s opinion of value.  Supporting documentation concerning 
the data, reasoning, and analysis is retained in the appraiser’s file.  Per the Appraisal 
Institute, scope of work encompasses all aspects of the valuation process, including the 
question of which approach to value will be used, the amount of data collected, the sources, 
geographic areas, time period, data verification process, and property inspection.  There are 
three major steps to the process.   

1) Identify the problem 
2) Determine the solution or scope of work 
3) Apply the solution 

 
The first step, identification of the problem, involves the process of figuring out seven key 
assignment elements: 

1) Who the client is 
2) Intended users other than the client 
3) Intended use 
4) Objective or type of value in an appraisal 
5) Effective date 
6) Relevant property characteristics 
7) Assignment conditions such as hypothetical conditions, extraordinary 

assumptions, jurisdictional exceptions 
 
It is important to note that this appraisal process does not include the following: 

 An in-depth market and highest and best use analysis. 
 An in-depth review of zoning regulations governing the subject property. 
 A review of the environmental status, a survey, and title history. 

 
Identification of the problem: 

Requestor:    William Coons  
 
Intended use:    provide market value estimate under the hypothetical 

condition of completion of the building.   
 
Intended user: William Coons and Chapman Beach Homeowners 

Association.  

Type of value: Offer an opinion of the  market value of the subject 
upon completion of the building under construction 
and all utilities.    

Effective Value Date: February 7, 2023 
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SCOPE OF WORK  ( Continued ): 
 
Property Characteristics:  

 
The subject property at 7 Hogan Road is a small 50 foot wide by 67 foot or 3,350 square 
foot direct beachfront lot with new construction in progress.  The construction underway 
will complete a two story dwelling on piers with all living area elevated out of the FEMA 
flood hazard zone.  The first floor building is elevated above flood stage however the site is 
in a velocity flood zone.  The footprint occupies a large percentage of the lot, parking for 
the property owner will be available under the structure and will not block rights of passage 
over the current narrow dead end paved Hogan Road.   
 
Your appraiser researched the property utilizing  records obtained from the  Town of 
Westbrook Assessors Office, Town Clerks Office, Building Officials Office and   Land Use 
office.  Comparable sales were researched throughout the area and sales utilized were all 
direct oceanfront recent sales in similar locations throughout the immediate shoreline 
between Old Lyme on the east bank of the Connecticut River over to the Clinton  shorefront 
 
Extraordinary Assumptions:  
 
An extraordinary assumption is something that is believed to be true, and specific to the 
report, for the sake of the analysis, but the factual truth is uncertain.  USPAP SR 2-2  (xi) 
states, the report must “clearly and conspicuously state all extraordinary assumptions; and 
state that their use might have affected the assignment results.”  Should the extraordinary 
assumption prove to be contrary to the truth, your appraiser must determine if the use of the 
assumption is appropriate to the intended use of the assignment results.  Should the reason 
for the extraordinary assumption be false, your appraiser is not obligated to fix the appraisal 
report.  However, I reserve the right to accept a new assignment, reflecting the different 
underlying premise.  
 
The value is based on the extraordinary assumption that the site is free and clear of any 
environmental contamination.   

 

Hypothetical Conditions:  

A hypothetical condition is contrary to fact, but assumed to be true for purposes of this 
report, and may be necessary for legal or comparison purposes.  USPAP SR 2-2  (xi) states, 
the report must “clearly and conspicuously state all hypothetical conditions; and state that 
their use might affect the assignment results.”  Such conditions are sometimes used to 
develop a value opinion, when future improvements are yet to be made.   
 
A hypothetical condition necessary for the purposes of this report is the assumption that the 
building under construction is finished with all necessary utilities and certificate of 
occupancy as a year round residence.    
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The depth of discussion contained in this report is specific to the needs of the clients and for 
the intended use as stated.  The appraisal may not be used or relied upon by anyone other 
than the clients, for any purpose whatsoever, without the express written consent of the 
appraiser.  The appraiser is not responsible for unauthorized use of this report.   

 

DEFINITION OF MARKET VALUE: 

The term “market value” is defined and qualified as followings:  The most probable price 
which a property should bring in a competitive and open market under all conditions 
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus.  Implicit in this definition are the 
consummation of a sale as of a specified date and the passing of title from seller to buyer 
under conditions whereby: 
 

1) Buyer and seller are typically motivated; 
2) Both parties are well informed or well advised, and acting in what they consider their 

own best interests; 
3) A reasonable time is allowed for exposure in the open market; 
4) Payment is made in terms of cash in United States dollars or in terms of financial 

arrangements comparable thereto; and  
5) The price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale. 
 
The footnote for this definition is  promulgated by the Appraisal Standards Board of the 
Appraisal Foundation.  Source: 12CFR34.42(G). 
 

VALUE ESTIMATE: 

Fee simple estate – Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations of taxation, eminent domain, police power, and escheat.  
 

ADDITIONAL DEFINITIONS: 

Absorption Rate – The rate at which properties for sale or lease have been or are expected to 
be successfully marketed, sold, or leased in a given area over a duration or time. 
 
Direct Capitalization – A method used to convert an estimate of a single year’s income 
expectancy into an indication of value in one direct step, either by dividing the net income by 
an appropriate capitalization rate or by multiplying the income estimate by an appropriate 
factor. Direct capitalization employs capitalization rates and multipliers extracted or 
developed from market data. Only a single year’s income is used.  Yield and value changes 
are implied but not identified.  
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ADDITIONAL DEFINITIONS 

Discounted Cash Flow (DCF) Analysis – The procedure in which a discount rate it applied to 
a set of projected income streams and a reversion. The analyst specifies the quantity, 
variability, timing, and duration of the income streams and the quantity and timing of the 
reversion, and discounts each to its present value at a specified yield rate.  
 
Exposure period refers to the presumed period prior to the effective date of the appraisal.   
 

Extraordinary Assumption – As assumption, directly related to a specific assignment, which, 
if found to be false, could alter the appraiser’s opinions or conclusions. Extraordinary 
assumptions presume as fact otherwise uncertain information about physical, legal, or 
economic characteristics of the subject property; or about conditions external to the property 
such as market conditions or trends; or about the integrity of date used in an analysis.  

 
Hypothetical Condition – That which is contrary to what exists but is supposed for the 
purpose of analysis. Hypothetical conditions assume conditions contrary to known facts 
about physical, legal, or economic characters of the subject property; or about conditions 
external to the property, such as market conditions or trends; or about the integrity of data 
used in an analysis.  
 
Leased Fee Interest – A freehold (ownership interest) where the possessory interest has been 
granted to another party by creation of contractual landlord-tenant relationship (i.e., a lease).  
 
Marketing period:  refers to the anticipated period required to sell a property after the effective 
date of the appraisal.   
 
Most Probable Selling Price – The price at which a property would most probably sell if 
exposed on the market for a reasonable time under the market conditions prevailing on the 
date of the appraisal.  
 
Stabilized Income – Income at that point in time when abnormalities in supply and demand 
or any additional transitory conditions cease to exist and the existing conditions are those 
expected to continue over the economic life of the property; projected income that is subject 
to change, but has been adjusted to reflect an equivalent, stable annual income.  
 
Stabilized Occupancy – An expression of the expected occupancy of a property in its 
particular market considering current and forecasted supply and demand, assuming it is 
priced at market rent.  
 
Uniform Standards of Professional Appraisal Practice (USPAP) – Current standards of the 
appraisal profession, developed for appraisers and the users of appraisal services by the 
Appraisal Standards Board of The Appraisal Foundation. The standards are endorsed by the 
Appraisal Institute and by other professional appraisal organizations, and state and  
federal regulatory authorities enforce the content of the current or applicable editions.  
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Warranty Deed – A deed that conveys to the grantee title to the property free and clear of all 
encumbrances, except those specifically set forth in the document. 
 
 

*Source – The Dictionary of Real Estate Appraisal, Sixth Edition, ©2016. Appraisal Institute. 
 

CONTRACT / LISTING INFORMATION:   

The subject is not presently listed for sale.  
 

COMPETENCY: 
 

Howard B. Russ, SRPA is a Connecticut State Certified General appraiser and holds the 
nationally recognized SRPA Designation from the Appraisal Institute.  He has been 
appraising complex residential, commercial and industrial real estate of all types in excess of 
45  years and  is competent to undertake this assignment.  
 

PROPERTY IDENTIFICATION AND OWNERSHIP: 

The subject property is shown on the Old Saybrook  Assessors Map 1 Lot 9.   
 
Grantor: JEV investments LLC 
Grantee: 7 Hogan Road, LLC 
Date of Sale: March 30, 2022 
Recorded: Volume 373 page 908 Westbook Land records 
Price: $500,000 

 

ASSESSMENT DATA: 
 

 
No assessment data is available.  Researching comparable sales the range in value of 
resulting taxes is in a general range of between $12,000 to $18,000 annual real estate taxes 
plus Association dues.  
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TOWN DATA 
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Median home values in Westbrook are substantially above  Connecticut State averages and 
still  appreciating.    

Source:   The Commercial Record   
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TOWN PROFILE 
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NEIGHBORHOOD DESCRIPTION: 

 
Westbrook is a shoreline town located west of  the mouth of the Connecticut River with 4 
and one half  miles of direct waterfrontage along Long Island Sound beaches.  The 
population swells considerably during summer months with many second homes located in 
the beach communities.   

Access to the town is excellent with Interstate 95 running through the town, located midway 
between New York and Boston.  Numerous marinas are found along the protected rivers and 
coves while the open beaches of Long Island Sound are unprotected from surf and storm 
wave action and not well suited for significant docks.    

 PROPERTY DESCRIPTION :   

THE LOT    
7 Hogan Road, Westbrook Assessors Map 180 Lot 59   

 
The subject property at 7 Hogan Road is a small 50 foot wide by 67 foot or 3,350 square foot 
direct beachfront lot with new construction in progress.   
  
There is an excellent unimpeded vista directly across open water with Long Island and   
Plum Island visible on a clear day 3 miles distant out to sea.    
 
I invite the reader to view the photographs of the subject property for more particulars. 

 
Southerly termination of Hogan Road looking south at Long Island Sound 
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TOWN GIS MAPPING  

 Subject is Lot 59 or 7 Hogan Road. 
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FEMA FLOOD MAP 

 
 

Subject is located in a in a velocity hazard flood zone. 
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EXISTING ELECTRIC EASEMENT  
EASEMENT ON, ACROSS, OVER AND UNDER HOGAN ROAD 
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Marvin Road – Hogan Road Survey # 2920 

recorded in Westbrook Town Hall 
Dated February 21, 2010  revised March 11, 2010  
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SUBJECT Detail of Survey # 2920 
 

7 Hogan Road identified as n/f Thomas Bennett includes Parcel C on the following Survey   

C   
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SITE IMPROVEMENTS 

 
No significant site improvements at this time during  construction.  
 

UTILITIES 
 

Community water is available in the street.  The site will require a new septic system.  The 
current quote from January 2023 for construction of a year round septic system sized for a 
three bedroom house  is  quoted at $36,650 as follows. 
 
 Note the indication that cost savings if system limited to seasonal would only be $500 off the 
total price.    

 
 

 



21 
 

 RUSS APPRAISAL SERVICE  

 



22 
 

 RUSS APPRAISAL SERVICE  

 



23 
 

 RUSS APPRAISAL SERVICE  
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IMPROVEMENTS 
 

The subject property is currently under construction  with an elevated contemporary colonial 
style two story dwelling over a concrete pad for at grade garage parking.  The dwelling will 
contain a heated gross living area  of 2,236 square feet with vinyl clapboard exterior siding 
and asphalt shingled roof.  The dwelling will have split system heating and central  air 
conditioning, 3 bedrooms and contemporary interior décor, capable of year round occupancy 
and a propane fired fireplace on the first living level in the open concept kitchen - living 
room area on the main floor with a half bath and laundry room.  The second level with have 
three bedrooms and two full baths.  The dwelling will have a 280 square foot open porch on 
the first elevated level off the living room area overlooking the ocean.  Stairs and an elevator 
will provide access from the at grade slab up to the first floor living area   and stairs will 
continue to the second floor living area with the master bedroom overlooking the ocean.    
 
The dwelling will contain 5 rooms with 3 bedrooms and 2 & 1/2  bathrooms.    

 
Building Sketch 

 

 
 
 
 

 



25 
 

 RUSS APPRAISAL SERVICE  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



26 
 

 RUSS APPRAISAL SERVICE  

Main Elevated Level 
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Upper Level 
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 Front of dwelling facing ocean 
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Side elevation looking west from Hogan Road 
 

 
 
 
 

 
 



30 
 

 RUSS APPRAISAL SERVICE  

ZONING: 
The subject property is located in the HDR High Density Residential Zone.   
  

 
The site is a pre existing non conforming legal lot.   
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Westbrook Zoning,  continued 
 

Required Existing Conforming 
 

Frontage 100 feet 82 no 
Lot Area 15,000 feet 3,350 no 
Front yard setback 25 feet < 35  no 
Rear yard setback 35 feet < 10 no 
Side yard setback 10 feet < 10 no 
Maximum Building Coverage 25% >25% no 
Maximum building height 35  feet 32 yes 
 
 
The subject is a pre existing non conforming legal use.  The lots in this immediate area are 
all undersized due to  less stringent zoning requirements at the time of development  of this 
oceanfront neighborhood.   
 
The building under construction has been approved and permitted by the Westbrook Zoning 
office.   

 
MARKETING PERIOD AND EXPOSURE TIME: 

Marketing period refers to the anticipated period required to sell a property after the effective 
date of the appraisal.  The exposure period refers to the presumed period prior to the 
effective date of the appraisal.   
 
The most significant factor in estimating both marketing period and exposure time is 
historical data regarding marketing times for similar properties.  If market conditions are 
considered stable, the market period and exposure times are typically the same.  However the 
two periods may vary if notable changes in the market conditions are anticipated.   
 
In this particular situation, I would estimate that exposure time for the subject property at 6 
months and marketing time at less than 6 months.   
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HIGHEST AND BEST USE: 
 

Highest and best use is defined as:  “The reasonably probable and legal use of vacant land, or an 
improved property which is physically possible, appropriately supported, financially feasible, and 
that results in the highest value. Among all reasonable, alternative uses, the use that yields the 
highest present land value, after payments are made for labor, capital, and coordination” over a 
given period of time.  That legal use will yield to the land the highest present value, sometimes 
referred to as optimum use. 

 
In estimating highest and best use, there are essentially four stages of analysis: 

1. Possible use.  What use(s) of the site in question are physically possible? 
2. Permissible use (legal).  What use(s) are permitted by zoning and deed restrictions on the 

site in question? 
3. Feasible use.  Which possible and permissible use(s) will produce a net return to the 

owner of the site? 
4. Highest and best use.  Among the feasible use(s), which use will produce the highest net 

return or the highest present worth? 
5.  

The question becomes, which of the above uses brings the highest economic return to the owner of 
the rights to the land, as vacant and as improved.   If vacant and available for use, the highest and 
best use of the land or site, may be different from the highest and best use of the improved property. 
This is true when the improvement is not an appropriate use, but makes a contribution to the total 
property value in excess of the value of the site. 

 
As vacant, development of the subject property would most likely not be possible as the overall 
number of variances necessary to allow development would be extremely difficult to gain.    
 
As improved the existing elevate piers and prior development of the property allowed the site to be 
considered as a pre existing non conforming legal lot.  Permitted construction is underway to develop 
a three bedroom residence capable of year round occupancy which in my opinion is the highest and 
best use of the property.   
 
If for any reason the use were to be restricted to seasonal only the functional obsolescence created 
would reduce the market value by 20% to $1,240,000 in my opinion.   

 
METHOD OF APPRAISAL:   

The Cost Approach to value was not developed as a detailed buildout plan was not available. The 
Income Approach was not utilized as this property type is not acquired for rental purposes.  The Sales 
Comparison Approach will be the primary approach utilized for this appraisal report.  This is the most 
appropriate  method of valuation for the subject.   
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COVID 19 PANDEMIC 
 

The COVID 19 Pandemic became an issue impacting real  property values in early 2020.  While direct 
waterfront properties have almost always been the most valuable properties in any given 
neighborhood, the COVID Pandemic accelerated the swing in real estate values with the most 
desirable direct waterfront properties greatly  increasing in value  and typically purchased with cash, 
while the values of lesser desirable properties in congested areas were depressed.  As the country is 
beginning to reach so called herd immunity and the general population is now out and about, the 
former greatly depressed economy in general is rebounding.   

Direct waterfront properties still remain the most desirable real estate.  The trend to purchase these 
high end waterfront parcels with cash offsets the downward drag predicted in market value of 
properties acquired with variable rate mortgages.  Many purchasers acquired expensive properties 
when mortgage rates were historically low, and now  variable mortgages  are beginning to reset at 
much higher interest rates.   

A general feeling among real estate  professionals is that this doubling of residential mortgage interest 
rates over the last year, ostensibly to tame inflation, will lead to a predictably  significant increase in 
real estate foreclosures and not only dampening of the overall number transactions but a potential 
decline in overall property values.  The graphs included on page 11 of this report show that real estate 
values have continued to increase in Westbrook through the last reporting date of November 2022 as 
combined by the Warren Group which tracks all residential sales in each town in the State of 
Connecticut.  The projected median sales 2023 data will most likely plateau and could very 
conceivably decline.   

 

SALES COMPARISON APPROACH: 

DIRECT WATERFRONT  
RESIDENTIAL SALES ALONG LONG ISLAND SOUND 

Your appraiser has reviewed direct waterfront residentially improved sales in Old Lyme, Old 
Saybrook, Westbrook and Clinton.  The subject is located in the Chapman Beach Association 
neighborhood, with the dwelling under construction, setting up on elevated concrete pilings with the 
improvements set high above the FEMA flood zone.  The property has direct sandy beach frontage 
with a jetty along the easterly side of the beach protecting the sand  from longshore currents which 
could strip the beach.   
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 DIRECT SANDY BEACHFRONT DWELLING SALES 
 

I have reviewed  numerous sales of   direct  beachfront  residences in the flood zone along 
the central Connecticut coastline.   A significant price increase of direct waterfront properties 
from early 2020 forward  into the COVCID 19 pandemic economic timeframe up to the 
current valuation date is evident.  

 
DIRECT BEACHFRONT ‐ LOW ELEVATION IN FLOOD ZONE

LAND BLDG BLDG $/SQFT $ / SF

ADDRESS Neighborhood ACREAGE SF TYPE AGE SQFT SALE DATE PRICE Bldg LAND

1 Seaside LaneOld Saybrook 0.20 8,712 cottage 1925 1,774 pending $1,425,000 pending $163.57

 

472 Seaside Westbrook 0.44 19,166 ranch 1950 2,733 12/08/22 $1,875,000 $686.06 $97.83

 

18 Belaire ManoOld Saybrook 0.19 8,276 colonial 1953 1,850 11/30/22 $1,575,000 $851.35 $190.30

38 Sols Point RdClinton 0.14 6,098 colonial 2000 2,750 10/03/22 $1,800,000 $654.55 $295.16

31 Beach Way Westbrook 0.14 6,098 colonial 1982 2,041 07/12/22 $1,945,000 $952.96 $318.94

149 PlumBank Old Saybrook 0.09 3,920 cape cod 1928 2,162 06/17/22 $1,285,000 $594.36 $327.77

145 Plum Bank Old Saybrook 0.10 4,356 ranch 1944 1,514 06/16/22 $1,040,000 $686.92 $238.75

442 Seaside Westbrook 0.18 7,841 colonial 2006 2,499 4//21/22 $1,535,000 $614.25 $195.77

156 Old Kalsey Westbrook 0.48 20,909 cottage 1910 1,618 02/24/22 $1,050,000 $648.95 $50.22

158 Captains DrivWestbrook 0.16 6,970 ranch 1962 1,476 12/02/21 $1,315,000 $890.92 $188.68

38 Old Mail Trai Westbrook 0.11 4,792 Cottage 1940 1,344 12/10/21 $1,025,000 $762.65 $213.92

111 Plum Old Saybrook 0.18 7,841 cape cod 1918 remod 1,005 11/02/21 $1,200,000 $1,194.03 $153.05

27 Beach Rd WeOld Saybrook 0.05 2,178 colonial 2021 1,596 10/01/21 $1,250,000 $783.21 $573.92

71 Breen Old Lyme 0.11 4,792 cottage 1911 1,707 09/23/21 $1,750,000 $1,025.19 $365.22

466 Seaside Westbrook 0.13 5,663 colonial 1948 2,297 09/16/21 $1,350,000 $587.72 $238.40

23 Beach Court Westbrook 0.13 5,663 contemporary 1960 1,840 09/03/21 $1,367,500 $743.21 $241.49

143 Old Mail Trai Old Saybrook 0.07 3,049 cottage 1947 1,702 08/31/21 $1,000,000 $587.54 $327.95

179 Old Salt Wor Westbrook 3.90 169,884 multiple bldg 06/25/21 $2,400,000 $14.13

560 ‐ 2 ‐ 4 Seaside Ave Westbrook 0.36 15,682 3 cottages 1955 2,178 06/17/21 $1,175,000 $539.49 $74.93

108 Captains DrivWestbrook 0.18 7,841 colonial 2001 3,102 05/17/21 $1,835,000 $591.55 $234.03

29 pepperidge Westbrook 0.27 11,761 colonial 1940 2,779 04/22/21 $1,890,000 $680.10 $160.70

193 Old Mail Trai Westbrook 0.06 2,614 cottage 1939 1,368 03/15/21 $700,000 $511.70 $267.83

215 Old Salt Wor Westbrook 0.99 43,124 cottage 1928 3,320 03/11/21 $950,000 $286.14 $22.03

5 Barnes Rd S. Old Saybrook 0.09 3,920 cottage 1985 1,558 02/05/21 $815,000 $523.11 $207.89

209 Salr Island Westbrook 0.04 1,742 colonial 1900 reno 1,986 01/07/21 $1,150,000 $579.05 $660.01

 

66 Captains DrivWestbrook 0.15 6,534 contemp 1965 remod 3,080 11/09/20 $1,325,000 $430.19 $202.79

223 Old Salt Westbrook 0.63 27,443 1890 4,486 10/28/20 $2,400,000 $535.00 $87.45

161 Old Mail Trai Westbrook 0.06 2,614 cottage 1961 768 10/06/20 $676,000 $880.21 $258.65

73 Chapman Westbrook 0.13 5,663 cottage 1910 1,554 10/05/20 $900,000 $579.15 $158.93

270 Old kelsey Westbrook 0.25 10,890 colonial 2003 1,818 09/17/20 $1,165,000 $640.81 $106.98

131 Plum Bank Old Saybrook 0.26 11,326 colonial 1938 2,574 09/15/20 $1,075,000 $417.64 $94.92

207 Salt Island Westbrook 0.03 1,307 cottage reno 1900 1,954 09/16/20 $847,500 $433.73 $648.53

181 Old Mail Trai Westbrook 0.06 2,614 colonial 1940 1,514 09/11/20 $1,020,000 $673.71 $390.27

22 Old Kelsey Westbrook 0.14 6,098 2 bldgs 1924 1,104 09/01/20 $860,000 $778.99 $141.02

63 Chapman Westbrook 0.13 5,663 colonial 1900 1,834 08/27/20 $1,100,000 $599.78 $194.25

254 Old Kelsey Westbrook 0.21 9,148 teardown 08/18/20 $988,000 $108.01

175 PlumBank Old Saybrook 0.13 5,663 cape cod 1938 1,660 08/08/20 $780,000 $469.88 $137.74

111 Old Mail Trai Westbrook 0.07 3,049 cottage 1940 1,556 07/13/20 $850,000 $546.27 $278.76

187 Old Mail Trai Westbrook 0.06 2,614 colonial 1996 2,461 11/08/19 $1,585,000 $644.05 $606.44

156 Little Stanna Westbrook 0.11 4,792 colonial 1936 1,677 10/16/19 $1,000,000 $596.30 $208.70

137 Old Mail Trai Westbrook 0.07 3,049 cottage ‐ reno 1939 1,836 07/22/19 $1,175,000 $639.98 $385.35

1 West Shore Old Saybrook 0.16 6,970 contemporary 1988 2,886 03/15/19 $1,050,000 $363.83 $150.65  
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Sales specifically considered for this assignment  are listed below.  

 
Effective  BLDG Lot Sale Sale

SALE Age SF SF Bedrooms Baths Date Price $ / SF GBA $ / SF Land

1 38 Sols Point Clinton 2000 2,750 6,098 5 3 10/3/2022 $1,800,000 $655 $295

2 442 Seaside Ave Westbrook 2006 2,499 7,840 2 2.5 4/21/2022 $1,535,000 $614 $196

3 27 Beach Rd West Old Saybrook 2020 1,596 2,178 2 2.5 10/1/2021 $1,250,000 $783 $574

4 143   Old Mail Trail Westbrook 1956 reno 1,702 3,049 3 1.5 8/31/2021 $1,000,000 $588 $328

5 15 West Shore Old Saybrook renovated in 2020 2,448 10,018 3 4 10/19/2020 $2,362,500 $965 $236

6 18 Sea Lane Old Saybrook renovated 2013 2,538 7,840 3 2.5 6/26/2020 $1,575,000 $621 $201

Subj 7 Hogan Rd Westbrook as if completed  2,236 3,350 3 2.5

Address

 
 

SALES LOCATION MAP  
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SALE 1 
Beachfront Residence   

 
38 Sols Point, Clinton, CT  
 
Grantor: Valeta Gregg 
Grantee: 38 SP LLC  
 
This circa 1900 former cottage was completely gutted and renovated as new in 2000.  The 
direct sandy beachfront residence is located on an 0.14 acre or 6,098 square foot residentially 
zoned lot.  The building contains 2,750 square feet of heated living area  with oil fired heat 
and central air conditioning.   There are 5 bedrooms, 3 baths, 163 square foot enclosed porch 
and 1 fireplace.  
 
This property sold October 3, 2022  during COVID 19 economic conditions for $1,800,000 
as recorded in Volume 546  page 654 of the Clinton Land records.  The sale is at the rate of 
$654.55 per square foot of above grade building area to include the land and site 
improvements, or $295.18 per square foot of land area to include the dwelling and site 
improvements.   

 

 
 

Direct waterfront in flood zone  
Clinton Taxes  $22,207   
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SALE 2 
Beachfront Year Round Residence   

 
442 Seaside Avenue, Westbrook, CT  
 
Grantor: Frederick Marino   
Grantee: Peter Geaglone    
 
This circa 2006 colonial style direct sandy beachfront residence is located on an 0.18 acre 
residentially zoned lot.  The building contains 2,499 square feet  of heated living area  built 
up on piers with elevator and garage space under the residence. The dwelling has 2 bedrooms 
with 2 and ½ baths propane fired hydro air with central air conditioning.  The exterior 
features a 614 square foot beachfront patio and 218 square foot porch and 136 square foot 
deck.    
 
This property sold April 21, 2022  during COVID 19 economic conditions for $1,535,000 as 
recorded in Volume 374 page 27 of the Westbrook Land records.  The sale is at the rate of 
$614.25 per square foot of above grade building area to include the land and site 
improvements, or $195.79 per SF of land area to include the building and site improvements.  
 
A prior sale in September 2020 was for $1,390,000.     

 

 
 

IN flood zone  
Westbrook Taxes $19,939 
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SALE 3 
Low lying direct Beachfront  

 
27 Beach Road, West, Old Saybrook, CT  
 
Grantor: GJJM LLC  
Grantee: Jeffrey Lorusso  
 

This circa 2020 two story colonial style direct sandy beachfront residence is located on an 0.05 
acre residentially zoned lot in the adjoining Town of Old Saybrook.  The residence contains 
1,596 square feet of heated living area  built up on pilings above the FEMA flood hazard zone 
above a lower level 2 car garage space under the building.  There are 2 bedrooms, 2.5 baths, oil 
fired heat with central air conditioning and 248 square feet of elevated wood deck.  
 
 
This property sold October 1, 2021  during COVID 19 economic conditions for $1,250,000 
as recorded in Volume 669 page 486 of the Old Saybrook Land records.  The sale is at the 
rate of $783.21 square foot of above grade building area to include the land and site 
improvements or $573.92 per square foot of land area to include the building and 
improvements.     

 

  
 

Year Round occupancy  in flood zone 
Town of Old Saybrook Taxes:  $11,477 
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SALE 4 
 

Low lying direct Beachfront Cottage, partially renovated  
 

143 Old Mail Trail, Westbrook, CT  
 
Grantor: Savvas Hatzisavvas   
Grantee: David Colello    
 
This circa 1956 two story cottage style direct sandy beachfront residence is located on an 
0.07 acre residentially zoned lot.  The building contains 1,702 square feet of heated living 
area  on a crawl space.  There are 3 bedrooms, 1.5 baths, electric heat pump  and I fireplace.  
 
This property sold August 31, 2021  during COVID 19 economic conditions for $1,000,000 
as recorded in Volume 371 page 1177 of the Westbrook Land records.  The sale is at the rate 
of $587.54  per square foot of above grade area to include the land and site improvements, or 
$327.95 per square foot of land area to include the building and site improvements..   

 

 
 

 
 

Taxes: $13,671 
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SALE 5 
CORNFIELD POINT  DIRECT OCEAN FRONT  

 
15 West Shore Drive, Cornfield Point, Old Saybrook, CT  
 
Grantor:   Ronald Tenay.  
Grantee:  Thomas & Mary Mcevily 
 
This  0.23 acre waterfront lot is located east of the subject in Old Saybrook with the lot built 
up with a sea wall and steps down to a private beach with 80 feet ocean  frontage.  The 
building is a completely rebuilt circa 1954  two story frame dwelling containing 2,448 square 
feet of living area plus a full unfinished basement and detached 3 car garage.  The residence 
contains 3 bedrooms, 4 bathrooms, oil fired central heat and central air conditioning.   The 
building was gutted and rebuilt to the highest standards in early 2020.  The property is on a 
double lot with a 3 car garage onsite.  Stairway down to the private sandy beach from the 
lawn and patio area.    
 
This property sold October 19, 2020 or 10 months into the COVID 19 Pandemic for 
$2,362,500 as recorded in Volume 655 page 771 of the Old Saybrook Land records.  The 
sale is at the unadjusted  rate of $965.07 per square foot of above grade building area to 
include the land and site improvements, or $235.81 per square foot of land area to include 
the improvements.      
 

 

 

 
 

Year round home  FEMA compliant  
Old Saybrook Town Taxes $19,372  
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SALE 6 
CORNFIELD POINT  DIRECT OCEAN FRONT BLUFF   

 
18 Sea Lane -1, Cornfield Point, Old Saybrook, CT  
 
Grantor:   C. Barton Gullong.  
Grantee:  James & Joy Biggart   
 
This  0.18 acre waterfront lot is located on Old Saybrook with 55 feet ocean frontage.  The 
building is a circa 1986  three story frame dwelling containing 2,538 square feet of living 
area plus a full unfinished basement and attached 2 car garage.   The residence was gutted 
and completely rebuilt in 2013, and contains 3 bedrooms, 2.5 bathrooms, oil fired central 
heat and central air conditioning.   The building was rebuilt to the highest standards in 2013. 
 Stairway down to the private sandy beach extend from the lawn and patio area.    
 
This property sold June 26, 2020 or 6 months into the COVID 19 Pandemic for $1,575,000 
as recorded in Volume 651 page 977 of the Old Saybrook Land records.  The sale is at the 
unadjusted  rate of $620.57 per square foot of above grade building area to include the land 
and site improvements, or $200.87 per square foot of land area to include the dwelling and 
site  improvements .    

 

 
 
 

Year round home  300 feet east of subject  superior water access 
Old Saybrook Taxes $19,173  
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ANALYSIS OF SALES  
 

Sales 1 and 2 are the most recent 2022 sales both slightly larger than the subject in living 
area.  Larger buildings with similar utility sell at a lower per square foot rate requiring 
upward adjustments.   Sales 3 and 4 occurred in 2021 requiring upward adjustments for date 
of sale . Sale 3 is considered to be relatively equal regarding the improvements but must be 
adjusted downward for smaller overall building area as smaller buildings with similar utility  
at a higher per square foot rate.  Sale 4 is also a smaller building requiring downward 
adjustments for building area  but upward adjustments for date of sale and inferior building 
amenity.   Sales 5 and 6 occurred in 2020 requiring significant upward adjustments for date 
of sale. Sale 5 is considered to be substantially superior regarding the improvements and 
must be adjusted downward for superior improvements.   
 

Market Bldg Improvement 

Address Sale Date PRICE BLDG SF $ / SF BLDG Conditions Area ameneties Overall Adjustments

Sale 1 Sols Point 10/3/2022 $1,800,000 2,750 $654.55 none adj up equal Slight upward from $ 654

Sale 2 Seaside Ave 4/21/2022 $1,535,000 2,499 $614.25 up for time  adj up equal Adjust upward from $614

Sale 3 Beach Rd West 10/1/2021 $1,250,000 1,596 $783.21 up for time adjust down equal Adjust downward  from $783

Sale 4 Old Mail Trail 8/31/2021 $1,000,000 1,702 $587.54 up for time adjust down significant upward adj significant upward from $587

Sale 5 West Shore 10/19/2020 $2,362,500 2,448 $965.07 up for time slight adj up significant downward  significant downward from $965

Sale 6 Sea Lane 6/26/2020 $1,575,000 2,538 $620.57 up for time slight adj up slight upward  Adjust upward from $620

SUBJECT 2/7/2023 2,236  
 
Sale 1  $654 / SF building area to include the land requires slight overall upward adjustments 
when compared to the subject.  
 
Sale 2 at $614 / SF building area to include the land requires overall upward adjustments 
when compared  to the subject property. 
 
Sale 3 at $783 / SF building area to include the land requires overall downward adjustments 
when compared to the subject.  
 
Sale 4 at $587 / SF building area to include the land and site improvements is slightly 
superior but is the closest sale regarding overall size of the improvements.  
 
Sale 5 at $965 / SF  building area to include the land and site improvements requires overall 
downward adjustments when compared to the subject.  
 
Sale 6 at $620.57 / SF building area to include the land and site improvements requires 
overall upward adjustments when compared to the subject.  
 

SF $ / SF

2,236 X $700 = $1,565,200

say 1,550,000$     
ONE MILLION FIVE HUNDRED FIFTY THOUSAND DOLLARS  

Under the hypothetical conditions “ as if completed as per plans and specifications” as year round 
residence with all necessary easements and utilities. 



43 
 

 RUSS APPRAISAL SERVICE  

RECONCILLIATION 
 

The subject property consists of an undersized lot in a highly developed residential 
neighborhood located in an ocean front association. The three bedroom building is under 
construction with direct waterfrontage and is being built on piers above flood level.    The 
excellent visibility looking across Long Island Sound is completely unimpeded and benefits 
from the elevation providing a superb vantage point.    
 
The level lot is served by a community water system and requires a new septic system which 
has been quoted at $36,650 for a year round residence with 3 bedrooms.  The septic system 
quote can be reduced by $500 if the system is designed only for seasonal occupancy.  
Community water serves the site.  If for any reason the use of the residence were limited to 
seasonal only in my opinion that would reduce the market value by 20%.   
 
Your appraiser has reviewed sales of direct waterfront properties between Old Lyme to 
Clinton and analyzed six specific sales ranging in price between a low of $1,000,000 to a 
high of $1,800,000.  No waterfront sales of comparable structures upon completion have 
transpired under the one million dollar range.   

 
In my opinion the indicated Fee Simple market value of the subject property at 7 Hogan 
Road, upon completion as per plans and specifications  as of the date of appraisal February 7, 
2023 is as follows:   
 
 
2,236  / SF  X $700 / SF = 1,565,000 or $1,550,000 rounded UPON COMPLETION 

 
ONE MILLION FIVE HUNDRED FIFTY THOUSAND DOLLARS 

As if completed as a year round residence with all necessary utility easements and 
connections as of February 7, 2023. 

 
Extraordinary Assumptions  Assumes the site is free and clear of all hazardous wastes. 
Hypothetical Conditions: Assume dwelling completed as a year round residence as of 
 the valuation date.  
 
The use of extraordinary assumptions or hypothetical conditions may affect the value 
estimate. 
  Russ Appraisal Service 
 A division of RUSS, LLC 

 By:      
  Howard B. Russ, SRPA  
 Manager / Member RUSS, LLC 
 CT Certified General Appraiser RCG0000538 

Ct Certification valid through 4/30/2023 
RI Certified General Appraiser CGA0A00318 
RI Certification valid through 12/30/2024 
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APPRAISER’S CERTIFICATION: 

 
The undersigned does hereby certify that to the best of my knowledge and belief:  

i) The statements of fact contained in this report are true and correct. 
ii) The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and is my personal, impartial, and unbiased 
professional analysis, opinions, and conclusions. 

iii) I have no present or prospective interest in the property that is the subject of this report 
and I have no personal interest with respect to the parties involved. 

iv) I have performed services, as an appraiser or in any other capacity, regarding the 
property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment. 

v) I have no bias, with respect to any property that is the subject of this report or to the 
parties involved with this assignment. 

vi) My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

vii) My compensation for completing this assignment is not contingent upon the 
development or reporting of a predetermined value or direction in value that favors the 
cause of the client, the amount of the value opinion, the attainment of a stipulated 
result, or the occurrence of a subsequent event, directly related to the intended use of 
this appraisal. 

viii) The reported analysis, opinions, and conclusions were developed and this report has 
been prepared in conformity with the requirements of the Uniform Standards of 
Professional Appraisal Practice. 

ix) The use of this report is subject to the requirements of the Appraisal Institute, relating 
to review by its duly authorized representatives. 

x) I have made a personal inspection of the property that is the subject of this report. 
xi) No one provided significant real property appraisal assistance or appraisal consulting 

assistance to the person signing this certification. 
xii) I certify that the use of this report is subject to the requirements of the Appraisal 

Institute relating to review by its duly authorized agents. 
xiii) As of the date of this report, I have completed the continuing education program of the 

Appraisal Institute. 
xiv) I assume the site to be clean with no environmental contamination.  I am not qualified 

to make any environmental determination. 
 

ADDRESS OF PROPERTY APPRAISED:   7 Hogan Road, Westbrook, CT 

APPRAISER: 

Signature:  
  

Name:                 Howard B. Russ, SRPA  or State License:         RCG.000538  
Expiration Date:      April 30, 2023  

State Certification 
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS: 

The Certificate of Appraiser appearing in the appraisal report is subject to the following 
conditions and to such other specific and limiting conditions as are set forth by the appraiser 
in the report. 

1. The appraiser assumes no responsibility for matters of a legal nature affecting the 
property appraised or the title thereto, nor does the appraiser render any opinion as to 
the title, which is assumed to be good and marketable.  The property is appraised as 
though under responsible ownership. 

2. Any sketch in the report may show approximate dimensions and is included to assist 
the reader in visualizing the property.  The appraiser has made no survey of the 
property. 

3. The appraiser is not required to give testimony or appear in court because of having 
made the appraisal with reference to the property in question, unless arrangements have 
been previously made therefore. 

4. Any distribution of the valuation in the report between land and improvements applies 
only under the existing program of utilization.  The separate valuations for land and 
building must not be used in conjunction with any other appraisal and are invalid if so 
used. 

5. The appraiser assumes that there are no hidden or unapparent conditions of the 
property, subsoil, or structures, which would render it more or less valuable.  The 
appraiser assumes no responsibility for such conditions, or for engineering that might 
be required to discover such factors. 

6. Information, estimates, and opinions furnished to the appraiser were obtained from 
sources considered to be reliable and believed to be true and correct.  However, the 
appraiser can assume no responsibility for accuracy of such items furnished to the 
appraiser. 

7. Disclosure of the contents of the appraisal report is governed by the Bylaws and 
Regulations of the professional appraisal organizations with which the appraiser is 
affiliated. 

8. Neither all, nor any part of the contents of the report, or copy thereof (including 
conclusions as to the property value, the identity of the appraiser, professional 
designations, reference to any professional appraisal organizations, or the firm with 
which the appraiser is connected), shall be used for any purposes by anyone but the 
client specified in the report, the mortgagee or its successors and assigns, mortgage 
insurers, consultants, professional appraisal organizations, any state or federally 
approved financial institution, any department, agency, or instrumentality of the United 
States or any state or the District of Columbia, without the previous written consent of 
the appraiser; nor shall it be conveyed by anyone to the public through advertising, 
public relations, news, sales, or other media, without the written consent and approval 
of the appraiser. 
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS (Continued): 

9. On all appraisals, subject to satisfactory completion, repairs, or alterations, the 
appraisal report and value conclusion are contingent upon completion of the 
improvements in a workmanlike manner. 

10. In this appraisal assignment, the existence of potentially hazardous material used in the 
construction or maintenance of the building, such as the presence of lead paint, 
urea-formaldehyde foam insulation, and/or existence of toxic waste, which may or may 
not be present on the property, has not been considered.  The appraiser is not qualified 
to detect such substances.  We urge the client to retain an expert in this field if desired. 

11. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  The 
appraiser has not made a specific compliance survey and analysis of this property to 
determine whether or not it is in conformity with the various detailed requirements of 
the ADA.  It is possible that a compliance survey of the property, together with a 
detailed analysis of the requirements of the ADA could reveal that the property is not in 
compliance with one or more of the requirements of the act.  If so, this fact could have 
a negative effect upon the value of the property.  Since the appraiser has no direct 
evidence to this issue, possible noncompliance with the requirements of the ADA was 
not considered in estimating the value of the property. 

12. Possession of this report, or a copy thereof, does not carry with it the right of 
publication.  It may not be used for any purpose by any person other than the party to 
whom it is addressed without the written consent of the appraiser, and in any event 
only with the proper written qualification and only in its entirety.  The appraisal report 
has been prepared for the exclusive benefit of Mr. William Coons and Chapman Beach 
Homeowners Association.  It may not be used or relied upon by any other party.  Any 
party who uses or relies upon any information in this report, without the preparer’s 
written consent, does so at his/her own risk. 
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ADDENDA 
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APPRAISER'S QUALIFICATIONS: 

QUALIFICATIONS OF HOWARD B. RUSS, SRPA 
REAL ESTATE APPRAISER AND VALUATION CONSULTANT 

 
I have been employed in the valuation of Real Estate and Personal Property since May, 1975. 
 
General Education:     Syracuse University, Bachelor of Science Degree, Real Estate Major 
Designations & Licenses: 
State of Connecticut, Department of Revenue Services 
CCMA      (Certified Connecticut Municipal Assessor) Designation  inactive 
CCMA II  (Certified Connecticut Municipal Assessor) Designation  inactive 
 
Appraisal Institute,   SRPA Designation  
As of the date of this report, I have completed the continuing education requirements of the Appraisal Institute. 
 
Board of Directors      Connecticut Chapter - Appraisal Institute        2007 – 2010    
 
State of Connecticut, Certified General Appraiser # RCG.0000538  
My continuing education requirements for the Connecticut  Certification are current through 4/30/2023. 
 
State of Rhode Island, Certified General Appraiser # CGA.0A00318  
My continuing education requirements for the Rhode Island  Certification are current through 12/20/2024. 
 
I have been retained to provide valuation services and Feasibility Analysis on all types of commercial, 
industrial, residential  and special purpose properties, including complex and unique valuation on existing and 
proposed apartment complexes, existing and proposed office buildings and office parks, existing and 
proposed hotels, inns and bed and breakfast facilities, existing and proposed industrial buildings and industrial 
parks including antique mills, existing and proposed retail shopping centers, existing and proposed 
commercial, industrial  and residential condominiums. I have appraised existing and proposed marinas and 
dockominiums, active waterfront deep water port facilities and ferry terminals and active railroad properties. I 
have appraised  beaches and aquaculture parcels including underwater  shellfish grounds in Long Island 
Sound.  I have appraised existing and proposed commercial buildings of all descriptions including automobile 
dealerships, parking garages, gas stations, restaurants, mini storage warehouse facilities, small single tenant 
commercial buildings, neighborhood retail centers, large scale multi building shopping centers, industrial 
buildings of all types including antique mills and modern flex buildings, multi tenant high rise offices, 
corporate office centers and apartments.  I have appraised exclusive waterfront residential estates including 
unique antique homes, agricultural farms, and horse farms.  I have prepared conservation easement valuations 
on extensive tracts of land meeting the Uniform Appraisal Standards for Federal Land Acquisition 
requirements.  I have completed residential subdivision analysis on existing and proposed developments.  I 
have prepared appraisals and testified on environmental contamination issues that affect valuation.  I have 
completed valuation assignments on wetland property, reservoir property, municipal land fill property, and 
partial interest valuation of subsurface easements, surface easements and air rights including rail corridors, 
water main corridors, gas main corridors and electric transmission line corridors for state and municipal 
clients and  for utility companies.  I have provided damages valuations for partial takings on residential, 
commercial and industrial properties.  I have prepared appraisals and testified on eminent domain valuation 
issues including partial and total takes of residential, commercial and industrial properties for highway 
acquisition, and utility transmission line acquisition purposes.  I have valued damages caused by partial taking 
by eminent domain from significant commercial and industrial properties.   I have valued cell tower sites and 
broadcast antenna sites, mobile home parks, airports  and cemeteries. 
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I have testified as a Qualified Expert Witness on  valuation matters in the following Courts since 1977:     
 

United States Federal Courts  State of Connecticut Superior Courts  
United States Federal Bankruptcy Court State of Rhode Island Superior Courts 

 
Appraisal Licenses Held   

Appraisal Licenses Held 
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LEGAL DESCRIPTION 
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ASSESSOR PROPERTY CARD 
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ASSESSOR PROPERTY CARD 
 

 


