








A RESOLUTION APPROPRIATING $5,123,928 FOR THE COSTS OF PURCHASING 
LAND AND EXISTING BUILDINGS TO OPERATE THE WALTER FITZGERALD 
HIGH SCHOOL CAMPUS, MOVING COSTS AND IMPROVEMENTS RELATED 
THERETO AND AUTHORIZING THE ISSUANCE OF BONDS TO FINANCE SUCH 
APPROPRIATION. 

Resolved: 

1. As recommended by the Board of Finance and the Board of Selectmen, the Town of 
Fairfield hereby appropriates the sum of Five Million One Hundred Twenty-Three 
Thousand Nine Hundred Twenty-Eight and 00/100 Dollars ($5,123,928.00) to fund costs 
associated with: i) purchasing approximately 11. 7 4 acres of land and existing buildings 
located at 309 Barberry Road, Southport, Connecticut from the American Institute of 
Neurodevelopment, Inc. a.k.a. Giant Steps (the "Property") to operate the Walter 
Fitzgerald High School Campus; ii) acquiring and moving certain items to the Property 
including, but not limited to, fiber optics; and iii) making improvements to the Property 
including, but not limited to, security upgrades, new fencing and landscaping, and 
including administrative, financing, legal, contingency and other related costs (the 
"Project"). 

2. To finance such appropriation, and as recommended by the Board of Finance and the 
Board of Selectmen, the Town of Fairfield shall borrow a sum not to exceed Five 
Million One Hundred Twenty-Three Thousand Nine Hundred Twenty-Eight and 00/100 
Dollars ($5,123,928.00) and issue bonds/bond anticipation notes for such indebtedness 
under its corporate name and seal and upon the full faith and credit of the Town in an 
amount not to exceed said sum for the purpose of financing the appropriation for the 
Project. 

3. The Board of Selectmen, the Treasurer and the Fiscal Officer of the Town are hereby 
appointed a committee (the "Committee") with full power and authority to cause said 
bonds to be sold, issued and delivered; to determine their form and terms, including 
provision for redemption prior to maturity; to determine the aggregate principal amount 
thereof within the amount hereby authorized and the denominations and maturities 
thereof; to fix the time of issue of each series thereof and the rate or rates of interest 
thereon as herein provided; to determine whether the interest rate on any series will be 
fixed or variable and to determine the method by which the variable rate will be 
determined, the terms of conversion, if any, from one interest rate mode to another or 
from fixed to variable; to set whatever other terms of the bonds they deem necessary, 
desirable or appropriate; to designate the bank or trust company to certify the issuance 
thereof and to act as transfer agent, paying agent and as registrar for the bonds, and to 
designate bond counsel. The Committee shall have all appropriate powers under the 
Connecticut General Statutes, including Chapter 748 (Registered Public Obligations 
Act), Chapter 173 (School Building Projects) and Chapter 109 (Municipal Bond Issue's) 
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Purchase of 309 Barberry Road 
 
 

Purchase of 309 Barberry Rd $ 4,900,000 
 
 

Background: The Town of Fairfield and the Board of Education has been actively looking for a 
relocation site for the Alternative High School "Walter Fitzgerald Campus" currently located in a 
leased building at 108 Biro Street Fairfield. The current lease is a one-year extension due to 
expire on June 30, 2021. The current lease is paid out of the Board of Education's operating 
budget at the cost of $110,250.00 annually. The lease requires the Board of Education to cover 
all repair costs to keep the school operational. We would like to purchase 309 Barberry Road, 
Southport 06890 and relocate the Alternate High School to this site. The 309 Barberry Road 
property is 11.74 acres with two buildings on site: one building was last occupied in the spring 
of 2020 as the Giant Steps School, the second building has not been occupied in approximately 
30 years (based on all records reviewed). 

Purpose & Justification: The purchase of 309 Barberry Road will allow the Board of Education 
to move the Alternative High School into a Town-owned and maintained building, allowing for 
future growth for Town activities in the unoccupied building. Purchasing this property would 
allow the Board of Education to remove the costs of this leased space from its operating 
budget. Currently, 108 Biro Street is in poor or failing condition and would require extensive 
maintenance/construction to bring it up to code compliance, allowing it to be a safer building 
and usable as a school.   

Detailed Description: This expenditure would cover the total cost of acquiring the property 
located at 309 Barberry Road. The due diligence necessary for this purchase has been 
performed and funded by the respective groups from their operating budgets. 

Estimated Cost: The cost of this funding request is $4,900,000. This number was derived by 
performing an independent appraisal of the property and working with the owner's 
representative to arrive at the value of the property. 

Long Range Costs: The long-range cost of the purchase would be incorporated into the 
board of education's operating budget for maintaining a school building. The long-range cost 
of maintaining the second building would be expensed from the Town's operating budget. 

Demand on Existing Facilities: This project would not increase the demand on the Board of 
Education Facilities Department because 108 Biro Street would no longer be leased, and the 
new site is in better condition. This would add a new building added to the Town's portfolio 
and increase the availability of the Town's facilities. 

Security, Safety, and Loss Control: The first building on the property will be covered under the 
security controls of the Board of Education, replacing the Walter Fitzgerald site's systems. The 
second building will be added to the Town's security control systems. Both buildings and 
property will be covered under the Town's insurance policy.  
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Environmental Considerations: A preliminary environmental assessment will be conducted 
and will be a required contingency before closing on the property. 

Funding, Financing: This project would not proceed without funding approval.  

Schedule, Phasing & Timing: The schedule for this project would have all the work completed 
during or before the summer recess of 2021, allowing for occupancy for the 21-22 school 
year. 

Other Considerations: This work will be performed once the Town has completed the 
acquisition of 309 Barberry Road and allows for the relocation to the newly acquired building. 

Alternates to The Request: The alternative would be an increase to the Board of Education's 
operating budget if a move were required prior to the one-year lease extension that expires 
on June 30, 2021. 
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Michael Cummings  
               Superintendent of Schools 

 
 

S u p e r i n t e n d e n t  M e m o r a n d u m  
 

To:   Brenda Kupchick, First Selectwoman 
From: Michael Cummings, Superintendent of Schools 
 Angelus Papageorge, Executive Director of Maintenance and Facilities 
Date:  December 11, 2020   
Re:   Response to BoS Questions re Giant Steps Property 

 
 

Please find attached comparison spreadsheets between 108 Biro Street and 309 Barberry Road, 
with utility information provided by the current owner and common operating expenses for 
both sites.   
 
We are unable to provide bonding and insurance information, as those are costs carried by the 
town.  The current lease agreement at 108 Biro Street is a one-year extension for $110,250. 
 
It is important to note that even prior to the Giant Steps property opportunity, we intended to 
request operating budget funds to provide FF&E for Walter Fitzgerald Campus (WFC).  
 
The current owners have provided additional important facts:  
 

1. The roof was replaced by M. Gottfried as follows with a twenty year warranty.  
• 2013  2 upper roofs  
• 2017  2 lower roofs  

 
2. Boiler and HVAC work done by Coastal 

• 2011  duct work 
• 2012  boiler replacement 
• 2012  condensing unit servicing gym 
• 2013  replaced split air-conditioning system 
• 2013  replaced heat exchanger 
 

3. Other 
• 2006 central alarm system  replaced 
• 2011 OT room  
• 2012 complete re wiring of building 
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• 2012 data network wiring 
• 2012  window / screen replacement 
• 2012  window treatments 
• 2012 Soundsafe security camera system 
• 2013 intercom replacement  
• 2014  security lock system installed  
• 2018  parking lot re pavement by Burns  
 

As previously noted in the 21/22 Capital and Non-Recurring Projects Plan, the cost breakdown 
for the move from Biro Street to Barberry Road is as follows: 

• Included in the breakdown of moving expenses is the cost to prepare the building for 
WFC.  A large portion of this cost is focused on safety and security as follows: 

° Fencing to secure the abandoned building $7,553 
° Landscaping to clean up around the abandoned building $16,875 
° Security camera system and card reader access system $114,500 

 

• We also carried $35,000 to interconnect the building to the other school buildings in 
town with Fiber Optics. 
 

• Lastly, we carried a contingency of $10,000 to cover any request by building 
administrators to remove or add partition walls and a $10,000 Unforeseen because at 
this time we have not completed the Hazardous Building Materials Assessment. 
 
 

For a total ask of $193,928. 

 

 

 

 

Attachment 

 



Electric

Billing Period UI Unit Name Amount
Payment 
Date Billing Period UI Unit Name Amount

Payment 
Date Billing Period UI Unit Name Amount Payment Date

06/22‐07/23 UI 010‐0000486‐0606 70.47$           7/26/2018 06/22‐07/23 UI 010‐0000138‐3909 3,067.62$           7/25/2018 5/23‐06/21 ‐ 940.04$              ‐
07/24‐08/22 UI 010‐0000486‐0606 66.01$           8/27/2018 07/24‐08/22 UI 010‐0000138‐3909 3,232.02$           8/24/2018 6/22‐07/23 ‐ 699.55$              ‐
08/23‐09/23 UI 010‐0000486‐0606 54.58$           9/26/2018 08/23‐09/23 UI 010‐0000138‐3909 3,230.69$           9/25/2018 7/24‐08/22 ‐ 917.37$              ‐
09/24‐10/23 UI 010‐0000486‐0606 62.82$           10/26/2018 09/24‐10/23 UI 010‐0000138‐3909 2,492.46$           10/25/2018 8/23‐09/23 ‐ 1,219.35$          ‐
10/24‐11/25 UI 010‐0000486‐0606 67.21$           11/28/2018 10/24‐11/25 UI 010‐0000138‐3909 2,002.13$           11/27/2018 9/24‐10/23 ‐ 1,098.65$          ‐
11/26‐12/23 UI 010‐0000486‐0606 56.39$           12/27/2018 11/26‐12/22 UI 010‐0000138‐3909 1,892.53$           12/26/2018 10/24‐11/25 ‐ 1,126.42$          ‐
12/24‐01/22 UI 010‐0000486‐0606 54.34$           1/25/2019 12/23‐01/22 UI 010‐0000138‐3909 1,785.97$           1/24/2019 11/26‐12/23 ‐ 1,046.29$          ‐
01/23‐02/21 UI 010‐0000486‐0606 85.76$           2/26/2019 01/23‐02/21 UI 010‐0000138‐3909 1,947.89$           2/25/2019 12/24‐01/22 ‐ 1,048.16$          ‐
02/22‐03/24 UI 010‐0000486‐0606 67.83$           3/27/2019 02/22‐03/24 UI 010‐0000138‐3909 1,878.68$           3/26/2019 1/23‐02/21 ‐ 1,214.38$          ‐
03/25‐04/23 UI 010‐0000486‐0606 65.67$           4/26/2019 03/24‐04/23 UI 010‐0000138‐3909 1,664.59$           4/25/2019 2/22‐03/24 ‐ 1,174.19$          ‐
04/24‐05/22 UI 010‐0000486‐0606 78.11$           5/28/2019 04/24‐05/22 UI 010‐0000138‐3909 2,090.81$           5/24/2019 3/25‐04/23 ‐ 1,069.15$          ‐
05/23‐06/23 UI 010‐0000486‐0606 66.91$           6/26/2019 05/23‐06/23 UI 010‐0000138‐3909 2,760.78$           6/25/2019 4/24‐05/22 ‐ 1,035.92$          ‐

Total: 796.10$         Total: 28,046.17$        Total: 12,589.47$       

Billing Period UI Unit Name Amount
Payment 
Date Billing Period UI Unit Name Amount

Payment 
Date Billing Period UI Unit Name Amount

Payment Date

06/24‐07/23 UI 010‐0000486‐0606 64.51$           7/25/2019 06/24‐07/23 UI 010‐0000486‐0606 3,461.93$           7/25/2019 5/23‐06/23 ‐ 1,055.65$          ‐
07/24‐08/22 UI 010‐0000486‐0606 70.27$           8/27/2019 07/24‐08/22 UI 010‐0000486‐0606 2,734.26$           8/26/2019 6/24‐07/23 ‐ 893.05$              ‐
08/23‐09/23 UI 010‐0000486‐0606 123.42$         9/25/2019 08/23‐09/23 UI 010‐0000486‐0606 5,346.98$           9/25/2019 7/24‐08/22 ‐ 1,015.11$          ‐
09/24‐11/21* UI 010‐0000486‐0606 63.59$           11/26/2019 09/24‐11/21* UI 010‐0000486‐0606 1,195.97$           11/27/2019 8/23‐09/23 ‐ 1,125.72$          ‐
11/22‐12/22 UI 010‐0000486‐0606 73.29$           12/26/2019 11/22‐12/22 UI 010‐0000486‐0606 1,218.01$           12/24/2019 9/24‐10/23 ‐ 1,018.09$          ‐
12/23‐01/22 UI 010‐0000486‐0606 64.90$           1/27/2020 12/23‐01/22 UI 010‐0000486‐0606 1,214.52$           1/28/2020 10/24‐11/21 ‐ 945.77$              ‐
01/23‐02/23 UI 010‐0000486‐0606 56.03$           2/26/2020 01/23‐02/23 UI 010‐0000486‐0606 1,327.61$           2/25/2020 11/22‐12/22 ‐ 1,110.54$          ‐
02/24‐03/23 UI 010‐0000486‐0606 59.77$           3/25/2020 02/24‐03/23 UI 010‐0000486‐0606 1,170.51$           3/25/2020 12/23‐01/22 ‐ 1,136.49$          ‐
03/24‐04/22 UI 010‐0000486‐0606 81.21$           4/28/2020 03/24‐04/22 UI 010‐0000486‐0606 551.44$              4/29/2020 1/23‐02/23 ‐ 1,280.52$          ‐
04/23‐05/21 UI 010‐0000486‐0606 83.78$           5/27/2020 04/23‐05/21 UI 010‐0000486‐0606 738.06$              5/27/2020 2/24‐03/23 ‐ 1,061.59$          ‐
05/22‐06/22 UI 010‐0000486‐0606 81.03$           6/25/2020 05/22‐06/22 UI 010‐0000486‐0606 964.68$              6/25/2020 3/25‐04/22 ‐ 494.42$              ‐

Total: 821.80$         Total: 19,923.97$        4/23‐05/21 ‐ 496.36$              ‐
Total: 11,633.31$       

*with credits

WFC ‐ Utilities Report
Electric Utilities ‐ June 2018 through May 2019

WFC ‐ Utilities Report
Electric Utilities ‐ June 2019 through May 2020

AIND/ Giant Steps ‐ Account Quick Report
Electric Utilities 2nd Building ‐ July 2018 through June 2019

AIND/ Giant Steps ‐ Account Quick Report
Electric Utilities 2nd Building ‐ July 2019 through June 2020

AIND/ Giant Steps ‐ Account Quick Report
Electric Utilities Main Building ‐ July 2018 through June 2019

AIND/ Giant Steps ‐ Account Quick Report
Electric Utilities Main Building ‐ July 2019 through June 2020



Gas

Billing Period Gas Unit Name Amount
Payment Date

Billing Period Gas Unit Name Amount
Payment Date

Billing Period Gas Unit Name Amount
Payment Date

Billing Period Gas Unit Name Amount
Payment Date

06/15‐07/13 050‐0010881‐9553 219.10$             7/17/2018 06/14‐07/15 050‐0010881‐9553 241.6 7/7/2019 5/23‐06/21 WFC Campus 456.54$              ‐ 5/23‐06/23 WFC Campus 353.89$               ‐
06/15‐07/13 050‐0010881‐9470 45.95$               7/18/2018 06/14‐07/15 050‐0010881‐9470 48.43 7/19/2019 6/22‐07/23 WFC Campus 350.57$              ‐ 6/24‐07/23 WFC Campus 329.99$               ‐
07/14‐08/14 050‐0010881‐9553 205.46$             8/16/2018 07/16‐08/14 050‐0010881‐9553 219.01 8/16/2019 7/24‐08/22 WFC Campus 339.20$              ‐ 7/24‐08/22 WFC Campus 332.86$               ‐
07/14‐08/14 050‐0010881‐9470 45.95$               8/17/2018 07/16‐08/14 050‐0010881‐9470 48.43 8/19/2019 8/23‐09/23 WFC Campus 381.69$              ‐ 8/23‐09/23 WFC Campus 352.02$               ‐
08/15‐09/14 050‐0010881‐9553 224.04$             9/19/2018 08/15‐09/13 050‐0010881‐9553 253.28 9/17/2019 9/24‐10/23 WFC Campus 641.17$              ‐ 9/24‐10/23 WFC Campus 646.93$               ‐
08/15‐09/14 050‐0010881‐9470 45.95$               9/19/2018 08/15‐09/13 050‐0010881‐9470 48.43 9/18/2019 10/24‐11/25 WFC Campus 1,406.61$           ‐ 10/24‐11/21 WFC Campus 1,297.15$           ‐
09/15‐10/12 050‐0010881‐9553 45.95$               10/17/2018 09/14‐10/14 050‐0010881‐9553 377.66 10/16/2019 11/26‐12/23 WFC Campus 1,977.50$           ‐ 11/22‐12/22 WFC Campus 1,824.46$           ‐
09/15‐10/12 050‐0010881‐9470 281.16$             10/17/2018 09/14‐10/14 050‐0010881‐9470 48.43 10/21/2019 12/24‐01/22 WFC Campus 2,321.66$           ‐ 12/23‐01/22 WFC Campus 1,903.86$           ‐
10/13‐11/14 050‐0010881‐9553 113.46$             11/16/2018 10/15‐11/14 050‐0010881‐9553 717.5 11/18/2019 1/23‐02/21 WFC Campus 2,133.44$           ‐ 1/23‐02/23 WFC Campus 1,816.92$           ‐
10/13‐11/14 050‐0010881‐9470 783.93$             11/16/2018 10/15‐11/14 050‐0010881‐9470 130.62 11/19/2019 2/22‐03/24 WFC Campus 1,985.67$           ‐ 2/24‐03/23 WFC Campus 1,186.27$           ‐
11/15‐12/13 050‐0010881‐9553 288.39$             12/18/2018 11/15‐12/13 050‐0010881‐9553 177.04 12/17/2019 3/25‐04/23 WFC Campus 1,225.29$           ‐ 3/25‐04/22 WFC Campus 472.94$               ‐
11/15‐12/13 050‐0010881‐9470 1,348.17$         12/18/2018 11/15‐12/13 050‐0010881‐9470 1190.45 12/17/2019 4/24‐05/22 WFC Campus 744.64$              ‐ 4/23‐05/21 WFC Campus 317.55$               ‐
12/14‐01/14 050‐0010881‐9553 1,445.23$         1/16/2019 12/14‐01/14 050‐0010881‐9553 1334.32 1/16/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
12/14‐01/14 050‐0010881‐9470 390.49$             1/17/2019 12/14‐01/14 050‐0010881‐9470 259.85 1/30/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
01/15‐02/13 050‐0010881‐9553 1,702.60$         2/15/2019 01/15‐02/13 050‐0010881‐9553 1235.16 2/18/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
01/15‐02/13 050‐0010881‐9470 229.23$             2/19/2019 01/15‐02/13 050‐0010881‐9470 223.82 2/19/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
02/14‐03/15 050‐0010881‐9553 1,556.01$         9/19/2019 02/14‐03/13 050‐0010881‐9553 1018.18 3/17/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
02/14‐03/15 050‐0010881‐9470 131.76$             3/21/2019 02/14‐03/13 050‐0010881‐9470 202.65 3/20/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
03/16‐04/15 050‐0010881‐9553 934.51$             4/17/2019 03/14‐04/14 050‐0010881‐9553 703.04 4/16/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
03/16‐04/15 050‐0010881‐9470 134.30$             4/19/2019 03/14‐04/14 050‐0010881‐9470 159.98 4/17/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
04/16‐05/14 050‐0010881‐9553 554.28$             5/16/2019 04/15‐05/13 050‐0010881‐9553 102.92 5/15/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
04/16‐05/14 050‐0010881‐9470 49.60$               5/20/2019 04/15‐05/13 050‐0010881‐9470 665.82 5/15/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
05/15‐06/13 050‐0010881‐9553 345.21$             6/17/2019 05/14‐06/12 050‐0010881‐9553 50.71 6/19/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐
05/15‐06/13 050‐0010881‐9470 48.43$               6/18/2019 05/14‐06/12 050‐0010881‐9470 304.49 6/19/2020 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐

Total: 11,169.16$       Total: 9,761.82$       Total: 13,963.98$        Total: 10,834.84$        

WFC ‐ Utilities Report
Gas Utilities ‐ June 2018 through May 2019 Gas Utilities ‐ June 2019 through May 2020(SCG) Gas Utilities Main Building ‐ July 2019 through June 2020

AIND/ Giant Steps ‐ Account Quick Report
(SCG) Gas Utilities Main Building ‐ July 2018 through June 2019

AIND/ Giant Steps ‐ Account Quick Report WFC ‐ Utilities Report



Water

Billing Period Unit Name Amount
Payment 
Date Billing Period Unit Name Amount

Payment 
Date Billing Period Unit Name Amount

Payment Date

06/08‐07/09 Aquarion 200103728 188.78$            7/9/2018 06/06‐07/09 Aquarion 200103728 184.69$              7/9/2019 5/23‐06/21 WFC Campus 103.52$                ‐
07/10‐08/07 Aquarion 200103728 244.83$            8/7/2018 07/10‐08/08 Aquarion 200103728 258.40$              8/8/2019 6/22‐07/23 WFC Campus 182.29$                ‐
08/08‐09/06 Aquarion 200103728 143.87$            9/6/2018 08/09‐09/06 Aquarion 200103728 103.97$              9/6/2019 7/24‐08/22 WFC Campus 29.79$                  ‐
09/07‐10/05 Aquarion 200103728 205.07$            10/5/2018 09/07‐10/07 Aquarion 200103728 239.23$              10/7/2019 8/23‐09/23 WFC Campus 86.87$                  ‐
10/06‐11/05 Aquarion 200103728 205.09$            11/5/2018 10/08‐11/05 Aquarion 200103728 202.10$              11/5/2019 9/24‐10/23 WFC Campus 91.37$                  ‐
11/06‐12/07 Aquarion 200103728 202.87$            12/7/2018 11/06‐12/04 Aquarion 200103728 169.62$              12/6/2019 10/24‐11/25 WFC Campus 110.55$                ‐
12/08‐01/07 Aquarion 200103728 155.59$            1/7/2019 12/05‐01/08 Aquarion 200103728 178.92$              1/8/2020 11/26‐12/23 WFC Campus 97.02$                  ‐
01/08‐02/06 Aquarion 200103728 207.33$            2/6/2019 01/09‐02/06 Aquarion 200103728 202.05$              1/28/2020 12/24‐01/22 WFC Campus 93.64$                  ‐
02/07‐03/12 Aquarion 200103728 189.36$            3/12/2019 02/07‐03/09 Aquarion 200103728 197.71$              3/9/2020 1/23‐02/21 WFC Campus 95.88$                  ‐
03/13‐04/09 Aquarion 200103728 189.25$            4/9/2019 03/10‐04/07 Aquarion 200103728 92.94$                4/7/2020 2/22‐03/24 WFC Campus 108.49$                ‐
CrossConnDev Aquarion Water Co. 55.00$                4/23/2019 04/08‐05/07 Aquarion 200103728 71.55$                5/8/2020 3/25‐04/23 WFC Campus 107.42$                ‐
04/10‐05/09 Aquarion 200103728 184.66$            5/9/2019 05/08‐06/08 Aquarion 200103728 81.08$                6/8/2020 4/24‐05/22 WFC Campus ‐ ‐
05/10‐06/09 Aquarion 200103728 196.15$            6/7/2019 ‐ ‐ ‐ ‐ ‐ ‐ ‐ ‐

Total: 2,367.85$         Total: 1,982.26$         Total: 1,106.84$          

Billing Period Unit Name Amount
Payment 
Date Billing Period Unit Name Amount

Payment 
Date Billing Period Unit Name Amount

Payment Date

06/28‐07/27 Aquarion‐200103746‐FIRE 231.93$            7/27/2018 06/28‐07/29 Aquarion‐200103746‐FIRE 254.13$              7/29/2019 5/23‐06/23 WFC Campus 103.93$                ‐
07/28‐08/27 Aquarion‐200103746‐FIRE 239.67$            8/27/2018 07/30‐08/27 Aquarion‐200103746‐FIRE 230.29$              8/27/2019 6/24‐07/23 WFC Campus 70.52$                  ‐
08/28‐09/26 Aquarion‐200103746‐FIRE 231.93$            9/26/2018 08/28‐09/26 Aquarion‐200103746‐FIRE 238.24$              9/26/2019 7/24‐08/22 WFC Campus 74.44$                  ‐
09/27‐10/25 Aquarion‐200103746‐FIRE 224.90$            10/25/2018 09/27‐10/25 Aquarion‐200103746‐FIRE 231.82$              10/25/2019 8/23‐09/23 WFC Campus 76.29$                  ‐
10/26‐11/27 Aquarion‐200103746‐FIRE 255.92$            11/27/2018 10/26‐11/25 Aquarion‐200103746‐FIRE 247.81$              11/25/2019 9/24‐10/23 WFC Campus 94.19$                  ‐
11/28‐12/28 Aquarion‐200103746‐FIRE 240.41$            12/28/2018 11/26‐12/30 Aquarion‐200103746‐FIRE 279.78$              1/1/2020 10/24‐11/21 WFC Campus 93.02$                  ‐
12/29‐01/28 Aquarion‐200103746‐FIRE 240.41$            1/28/2019 12/31‐01/28 Aquarion‐200103746‐FIRE 231.82$              1/28/2020 11/22‐12/22 WFC Campus 94.22$                  ‐
01/29‐02/27 Aquarion‐200103746‐FIRE 232.66$            2/27/2019 01/29‐02/27 Aquarion‐200103746‐FIRE 239.82$              2/27/2020 12/23‐01/22 WFC Campus 106.90$                ‐
02/28‐03/28 Aquarion‐200103746‐FIRE 224.90$            3/28/2019 02/28‐03/27 Aquarion‐200103746‐FIRE 231.82$              3/27/2020 1/23‐02/23 WFC Campus 105.74$                ‐
03/29‐04/29 Aquarion‐200103746‐FIRE 254.13$            5/1/2019 03/28‐04/28 Aquarion‐200103746‐FIRE 262.18$              4/28/2020 2/24‐03/23 WFC Campus 66.74$                  ‐
04/30‐05/29 Aquarion‐200103746‐FIRE 238.24$            5/29/2019 04/29‐05/28 Aquarion‐200103746‐FIRE 245.80$              5/28/2020 3/25‐04/22 WFC Campus 156.75$                ‐
05/30‐06/27 Aquarion‐200103746‐FIRE 230.29$            6/27/2019 05/29‐06/26 Aquarion‐200103746‐FIRE 237.59$              6/26/2020 4/23‐05/21 WFC Campus ‐ ‐

Total: 2,845.39$         Total: 2,931.10$         Total: 1,042.74$          

AIND/ Giant Steps ‐ Account Quick Report AIND/ Giant Steps ‐ Account Quick Report
Water Utilities Main Building ‐ July 2018 through June 2019 Water Utilities Main Building ‐ July 2019 through June 2020

WFC ‐ Utilities Report

Water‐Fire Utilities Main Building ‐ July 2018 through June 2019 Water‐Fire Utilities Main Building ‐ July 2019 through June 2020
WFC ‐ Utilities Report

Water Utilities ‐ June 2018 through May 2019

Water Utilities ‐ June 2019 through May 2020
AIND/ Giant Steps ‐ Account Quick Report AIND/ Giant Steps ‐ Account Quick Report



Faciilty Operating 
Expenses                            

309 Barberry Rd.

Facility Operating 
Expenses                  

108 Biro Street Notes
Security Monitoring 360.00$                        360.00$                    annual No increase anticipated due to similar building size
HVAC PM 1,445.00$                     -$                          annual
Asbestos Management 1,045.00$                     1,045.00$                annual No increase anticipated due to similar building size
Transportation N/A N/A N/A No increase anticipated due to same enrollment
Roof PM 3,000.00$                     3,000.00$                annual Inspections and reporting/basied on simiar building size
Landscaping 6,050.00$                     2,293.00$                annual
Snow removal 1,200.00$                     2,382.50$                per occurrence Larger area allows for bigger equipment allowing for a quicker clean up
Elevator Phone 120.00$                        N/A annual
Elevator PM 5,218.08$                     N/A annual
Voice over internet Phones 129.00$                        129.00$                    annual No increase anticipated due to similar building size
Alarm and Fax Phone Lines 360.00$                        360.00$                    annual No increase anticipated due to similar building size
Total 18,927.08$                   $9,569.50

Estimated Facilty Operating Expenses as of December 11, 2020

Cannot get a quote without access to propert
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August 10, 2020 

 

Mr. Angeles Papageorge      

Fairfield Public Schools 

APapageorge@FairfieldSchools.org  

 

Re:  Appraisal of former Giant Steps School 

       309 Barberry Road 

       Southport (Fairfield), Connecticut 06890 

 

Dear Mr. Papageorge: 

 

Per your request we have prepared an appraisal of the above referenced real property for the 

purpose of providing an opinion of the market value of its fee simple interest as of our August 3, 

2020 inspection. Our analysis and value conclusion are presented in an Appraisal Report format, 

prepared in accordance with the Uniform Standards of Professional Appraisal Practice (USPAP). 

 

The subject is an 11.74 acre tax lot located at the northern terminus of Barberry Road in the 

Southport section of Fairfield. Primary site improvements consist of two buildings – the former 

Giant Steps school for children with learning and developmental disorders, and a long-vacant, 

deteriorated former school building. Other site improvements include parking lots and outdoor 

recreation spaces. Our review of the owner’s budget for restoration of the vacant building and 

comparison with costs from a widely-used cost manual indicates the cost to restore is similar to 

the cost for a new building, suggesting the vacant building makes a minimal contribution to the 

property’s overall value.  

 

Based on our research and analysis we conclude that the market value of the subject's fee simple 

interest, as of our August 3, 2020, inspection is: 

 

FOUR MILLION NINE HUNDRED THOUSAND DOLLARS ($4,900,000) 

 

Respectfully submitted, 

Von Ancken & Associates      

            

Robert E. Von Ancken, MAI, CCIM                Lee Grubman, MAI 

Principal                Senior Appraiser 

CT Gen. Cert. #RCG.0000607             CT Gen Cert. #RCG.0000841  



 

 

 

 

TABLE OF CONTENTS 

 

Summary of Salient Facts and Conclusions ............................................................................    1 

Identification and History of the Subject ..................................................................................    2 

Scope of the Appraisal and Approaches to Value ...................................................................    2 

Purpose, Use, and Date of the Appraisal ................................................................................    3 

Definition of Market Value .......................................................................................................    3 

Market Analysis .......................................................................................................................    4 

Site and Improvements Description ........................................................................................   13 

Zoning  ....................................................................................................................................   14 

Assessed Value and Real Estate Taxes .................................................................................   14 

Highest and Best Us and Exposure and Marketing Times ......................................................   15 

Sales Comparison Approach   ................................................................................................   16 

General Assumptions ..............................................................................................................   24 

General Limiting Conditions ....................................................................................................   25 

Certificate of Appraisal ............................................................................................................   26 

 

Addendum 

  

 

 

 

 

 



 

1 

 

 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 

 
Property Address:  309 Barberry Road, Southport CT 06890 

 

Assessor's Office Parcel #: Map 228, Lot 77A 

 

Ownership:   American Institute of Neurodevelopment, Inc.  

 

History:   Owner-occupied since 2004, operated as Giant Steps school  

 

Land Area:   11.74 acres  

 

Building Area:   17,901 SF (school building, excluding the 23,717 SF long-vacant 

deteriorated former school building)  

 

Interest Valued:  Fee simple 

 

Zoning:   AA, with primary permitted use single family dwellings on one acre 

minimum lots. Other uses permitted with a Special Exception 

include government buildings; public utilities; hospitals, rest homes, 

nursing homes, and assisted living facilities; not for profit schools, 

religious facilities, and recreational facilities.   

 

Highest and Best Use:  Continued school use  

 

Date of Value:   August 3, 2020 

 

Valuation  

 

Sales Comparison Approach:  $4,900,000 
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IDENTIFICATION AND HISTORY OF THE SUBJECT 

 

The subject is an 11.74 acre site at the northern terminus of Barberry Road in the Southport 

section of Fairfield, with a street address of 309 Barberry Road and identified by the Fairfield 

Assessor's Office as Map 228, Lot 77A. The property has been owned by the American Institute 

of Neurodevelopment Inc. since 2004, with the owner operating the Giant Steps school since 

then. Major site improvements include the 17,901 SF school and a deteriorated, long-vacant 

23,717 SF former school. Giant Steps closed in June 2020, with the property offered for sale via a 

RFP which we have reviewed, with no asking price indicated. The Visional Appraisal field card 

showing Assessor's Office information and a legal description are included in the addendum.  

 

 

SCOPE OF THE APPRAISAL AND APPROACHES TO VALUE 

 

Our valuation is based on our research and analysis of market data obtained from sources 

including: public records; published surveys and reports; real estate professionals knowledgeable 

in the market; review of proprietary and public databases including the Commercial Record, Co-

Star, Conn-Comp, and review of data on the town of Fairfield’s website. Due to Covid-19 

concerns, a physical review of files in town hall was not performed. Our research included an 

inspection of the subject property; a review of applicable zoning regulations; research of the 

subject's area and neighborhood; a determination of the subject's highest and best use; and 

valuation using appropriate appraisal methodology. The subject was inspected on August 3, 2020 

under the direction of Giant Step’s executive director.  

 

We have considered the three traditional approaches to value; the Sales Comparison, Income 

Capitalization, and Cost Approaches. In analyzing the applicability of each approach, we have 

considered the nature of the appraisal, the pertinent characteristics of the subject, and the 

sufficiency of available data for use in connection with each approach.  

 

In the Sales Comparison Approach the subject is compared to sales of comparable buildings. 

Our market research indicates that potential buyers for a property such as the subject would 

primarily consist of owner-occupants, with the Sales Comparison Approach considered the 

most relevant valuation method used by market participants for this property type. The Income 

Approach is based on the assumption that there is a direct relationship between the income a 

property is expected to earn in future years and its current value, with the underlying 

assumption that the typical purchaser will pay no more for a property than the present worth of 

the anticipated future benefits. For an owner-occupied school such as the subject, concluding to 

a value via the Income Capitalization Approach requires highly subjective projections of market 

rent, stabilized vacancy, and investor return requirements, with this approach therefore not 

performed.  In the Cost Approach, the value of the land is added to the depreciated value of the 
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improvements, with reproduction cost new of the improvements estimated and depreciation then 

deducted. As an older property in a market with limited relevant land sales, the Cost Approach is 

not considered to provide a credible value conclusion and therefore is not performed.  

 

 

PURPOSE, DATE, AND USE OF THE APPRAISAL 

 

The purpose of this report is to provide an opinion of the market value of the subject's fee 

simple interest as of our August 3, 2020 inspection. The intended use of the report is provide an 

opinion of the property’s value for the town of Fairfield to use in making an offer to purchase the 

property, with the town of Fairfield the intended user.  

 

 

DEFINITION OF FEE SIMPLE INTEREST 

 

"Absolute ownership unencumbered by any other interest or estate, subject only to the 

limitations imposed by the governmental powers of taxation, eminent domain, police power, 

and escheat."
1
 

 

 

DEFINITION OF MARKET VALUE 

 

 "The most probable price which a property should bring in 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 is the consummation of a sale as of a specific 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 interest; 

3. A reasonable time is allowed for exposure in the open market;  

4. Payment is made in terms of cash in U.S. 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."
2
 

                     
    1

Source:  The Dictionary of Real Estate Appraisal, 4
th
 Edition, page 113. Copyright 2002 by the Appraisal Institute.  

2 
 Source:  Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA), 12 CFR Part 323, Final Rule, 

                  effective September 19, 1990, by the Federal Deposit Insurance Corporation (FDIC) 
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MARKET ANALYSIS 

 

Fairfield is located along Long Island Sound in southeastern Fairfield County, 20+ miles east of 

Stamford and 50+ miles northeast of New York City. Fairfield is bordered to the north by Easton 

and Weston, to the east by Bridgeport, to the west by Westport, and to the south by Long Island 

Sound. Fairfield benefits from its very good access to the region’s transportation network, with I-

95 and the Merritt Parkway traversing the town from east to west, with I-95 paralleling the Long 

Island Sound shoreline and the Merritt Parkway crossing through the northern part of the town. 

The Connecticut Economic Resource Council (CERC) reports Fairfield County’s population at 

944,692 and Fairfield's population at 58,542. Fairfield is a fairly affluent community, with CERC 

showing a median household income of $127,746, well above the Fairfield County level of 

$89,773 and State level of $73,781. CERC shows the median sale price of a single family house 

in Fairfield at $597,900, well above the $417,800 for Fairfield County and $270,100 for the State.  

 

The subject is located in the Southport section of Fairfield, an area in the western part of the 

town abutting Westport to the west, and including both the waterfront neighborhoods along 

Sasco Hill Road as well as the subject's neighborhood in northern Southport. The subject's 

immediate neighborhood is mainly residential, characterized by relatively large, well-maintained 

single family houses. Income levels and residential real estate values in Southport are generally 

higher than those for Fairfield overall.  

 

Other neighborhood development includes a 45,600 SF older nursing home on the north side of 

Mill Hill Terrace just west of the subject, formerly Southport Manor, purchased in 2018 for 

$10,500,000 and now operated at Regalcare. Another eldercare facility, Maplewood Senior 

Living, is in the final stages of construction on 26 acre site on the south side of Mill Hill Terrace 

and abutting I-95 to the south of the subject. This site was purchased in 2017 after being in 

contract since approximately 2010, with approximately half the site wetlands and the remainder 

requiring extensive site work, purchased for approximately $70,000/acre. At the other end of 

the land value spectrum, a 5.2 acre site on Stratfield Road/Route 59 in the northeastern section 

of Fairfield, improved with a synagogue which was demolished for construction of a nursing 

home, was purchased for approximately $685,000/acre in 2017.  

 

The subject is on Barberry Road, which is a circle with a cul-de-sac off its northern end, with 

four houses on the cul-de-sac with the subject at the northern terminus. Post Road, a two- and 

four-lane commercial arterial road, runs through Southport east to west, approximately one mile 

south of the subject, and Interchange 19 of I-95 is approximately three-quarters of the mile to 

the south. The subject is zoned AA residential, with permitted uses including houses on one acre 

minimum lots, and other permitted uses with a Special Exception government buildings, nursing 

homes, and assisted living facilities, not for profit schools, religious facilities, and recreational 

facilities.  



 

5 

 

In looking at potential uses of the subject, we note that the town’s subdivision regulations limit the 

number of dwellings on a cul-de-sac to ten for fire/safety reasons., and with four houses already 

on the cul-de-sac six lots would be the maximum number of residential lots that could be 

subdivided from the subject. With lots in the AA zone selling for approximately $500,000 to 

$650,000, the combined retail sale price would max out at $3,900,000, and be significantly less 

after road construction costs, a required entrepreneurial incentive, etc. were deducted.  

 

We also note that while nursing homes, assisted living facilities and religious facilities are 

permitted by special exception, traffic/safety concerns due to the subject's cul-de-sac location 

would potentially prohibit redevelopment of the site for these uses. In addition the town’s Planning 

Director reported that such uses would require a certificate of need from the state. Due to the 

uncertainty of the subject obtaining approvals, the subject's value for a nursing home or similar 

use, our appraisal does not consider the potential market value for these types of use as it is 

considered overly speculative. 

 

Fairfield has 16 public schools, including 11 elementary schools, 3 middle schools, and 2 high 

schools. The town also has secular and religious private schools, as well as private day cares 

and two schools for special needs children (the Southport School/formerly Eagle Hill, and the 

subject, Giant Steps). The greater Bridgeport area includes a number of vocational and 

institutions of higher education, including Sacred Heart University, Fairfield University, and 

Housatonic Community College. There are also a number of charter and magnet schools in 

surrounding communities. 

 

While the short-term impact of the Covid-19 virus is unknown, many schools are likely to 

include both remote and in-person classes for at least the Fall 2020 term. Until either a vaccine 

or effective treatment is available, Covid will adversely impact schools whose populations are 

not suited to remote learning, including the subject. In the mid-to long term, demand for school 

space is likely to at least remain stable, both due to relocation of New Yorkers to suburban 

communities as well as the need for classes to operate in less dense configurations.  
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Area Map 
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Fairfield GIS Maps 

 

Aerial Photo Wetlands and Wetlands Setback Map
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April 2020 Aerial Photo  
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Floor Plan for school building  
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Photos of school building  
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Photos of derelict building  
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SITE AND IMPROVEMENTS DESCRIPTION 

 

The site has an area of 11.74 acres and is located at the northern terminus of Barberry Road in 

a residential neighborhood of the Southport section of Fairfield. The topography ranges from 

level to wetlands and woods, with the central section of the site containing the buildings, 

parking lots, recreation areas, and open lawns, with the northern and southern section’s heavily 

wooded and either wetlands, or within wetlands protection setback zones. A full suite of public 

utilities is available to the site. The site is not in a flood zone, with the flood map included in the 

addendum. The site is improved with two buildings, the former Giant Steps school in overall 

average to good condition, and a derelict former school building in poor condition which has 

been vacant and boarded up for years. 

 

Giant Steps School  

This is a masonry one- and two-story building with a gross building area of 17,901 SF. The 

building was constructed in 1950 and is slab-on-grade construction, with fixed and awning 

windows in aluminum frames, with a flat membrane roof approximately seven years old. The 

building has an elevator and central heat and air-conditioning, with newer boilers providing 

radiator heat and roof-mounted air-conditioning units. Interior walls are a mix of painted 

concrete block and painted drywall, with suspended acoustic tile ceilings with recessed 

fluorescent lights. There is a high-ceilinged (18’+) gymnasium, otherwise, ceiling height is 

approximately 9’. The building has a mix of administrative offices, classrooms, various smaller 

therapy rooms, computer room, miscellaneous storage rooms, as well as a small kitchen and 

individual and multi-stall bathrooms. Flooring includes terrazzo in the hallways, ceramic tile in 

the bathrooms, and vinyl tile in the other spaces.  

 

Site improvements associated with this building include a playground and basketball court as 

well as paved parking striped for 84 cars, with the pavement in overall good condition. 

 

Vacant Building  

This is a masonry one-story building with a gross building area of 23,717 SF. The building was 

constructed in 1964 and is slab-on-grade construction. Windows and doors have been boarded 

up. The building has a flat room, with puddles on the floor observed and the roof in poor 

condition based on review of the aerial photo. The condition of the building’s mechanical 

systems is assumed to be either poor or totally inoperable, with exposed ceiling piping/ductwork 

and a strong odor of mold or mildew. The building has not been used for at least the 16 years 

the current owner has owned the property, with the building reportedly vacant prior to that. We 

consider this building a shell at best. There is a paved area for parking in front of the building, 

with the pavement in poor condition and not striped for cars.  

 

The school’s management provided us with a dated (5-6 year old) estimate for restoration of 

the vacant building to school use. The budget’s hard cost totals $4,695,000, equating to 
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$198/SF. Adding in soft costs as well as considering inflation, the current total cost would likely 

be higher. Marshall & Swift shows a base replacement cost new for an average quality Class C 

elementary school at $138/SF, and with current cost and $169/SF. With soft costs estimated at 

5% to 10%, the replacement cost would be approximately $177/SF to $186/SF, or $4,200,000 

to $4,400,000, plus demolition of the existing building.   

 

We conclude that the existing vacant building adds little or no contribution value to the property, 

although the footprint of the vacant building would potentially facilitate obtaining zoning approval 

for construction of a replacement building. 

 

Based on the building area for the Giant Steps building the site’s land to building ratio is 28.6.   

 

We did not observe any potential environmental hazards, although note that we are not experts 

in that field, with our appraisal assuming a "clean" site and improvements. 

 

 

ZONING DATA 

 

The subject zoned AA, with primary permitted use single family dwellings on one acre minimum 

lots. Other uses permitted with a Special Exception include government buildings; public utilities; 

hospitals, rest homes, nursing homes, and assisted living facilities; not for profit schools, religious 

facilities, and recreational facilities. The subject is a legal conforming use. Zoning issues 

concerning alternative uses are discussed in the highest and best use analysis on the following 

page. 

 

 

ASSESSED VALUE AND REAL ESTATE TAXES 

 

Connecticut communities assess properties at 70% of market value, with values set on a five 

year cycle, with Fairfield’s most recent revaluation as of October 2015. The subject is valued by 

the town at $5,808,900, with $3,447,100 allocated to the land. Real estate taxes are based on 

the Town’s market value, the 70% state-wide equitation rate, and the town’s mill rate, currently 

$26.79/$1,000 of A.V. A revaluation as of October 2020 is underway, with the new value not 

available as of our inspection date. As a not-for-profit institution, the subject has historically 

been tax exempt. 
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HIGHEST AND BEST USE 

 

The highest and best use of a property 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."
3
 The highest and best use is typically 

thought of as the most profitable use to which a property can be put.  

 

As vacant, the subject's highest and best use would be residential development in conformance 

with existing neighborhood development and current zoning regulations.  

 

In considering the subject's highest and best use as improved, as discussed in the market 

analysis six lots would be the maximum number of residential lots that could be subdivided from 

the subject, with a combined retail value significantly less than $4,000,000. As detailed later in this 

report, our Sales Comparison Approach of school properties indicates a value for the subject of 

$275/SF of  GBA, or $4,900,000. 

 

While nursing homes, assisted living facilities and religious facilities are permitted by special 

exception, traffic/safety concerns due to the subject's location at the end of a cul-de-sac would 

potentially prohibit redevelopment of the site for these uses, with approvals for such development 

considered overly speculative.  

 

We conclude that the subject's highest and best use as improved is continued school use. 

 

 

ESTIMATED EXPOSURE/MARKETING TIME  

 

Exposure time refers to the period prior to the presumed sale during which the property would 

have been exposed to the market, while marketing time refers to the period following the date 

of value required to consummate a sale. Therefore exposure time is based on historical market 

conditions, while marketing tine is concerned with anticipated market conditions. Our estimates 

of exposure and marketing periods are based on our analysis of the subject’s market, the type 

of property, number of recent comparable transactions, and opinions of active market 

participants. The subject's exposure/marketing periods are estimated at nine to eighteen 

months.

                     
    3

  The Appraisal of Real Estate, 11th edition, page 275. Copyright 1996 by the Appraisal Institute 
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SALES COMPARISON APPROACH 

 

In this analysis, we analyze the most comparable school sales in the Fairfield and New Haven 

County market, concentrating on larger facilities. Particulars of the respective transactions were 

verified through deeds, Assessor's cards, and/or conversations with parties familiar with the 

sales. Adjustments have been made for dissimilar characteristics compared to the subject. 

Each sale is analyzed on the basis of the price per square foot of GBA inclusive of land, the 

comparison unit typically used in the subject's market.  

 

The comparable sales are detailed on the following pages. 
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SALE ONE 

 

Location:   111 Merritt Boulevard, Trumbull CT 

Identification:   Map K09, Lot 44 

 

Grantor:   Phoebe Realty LLC 

Grantee:   SCF Funding LLC 

 

Date of Sale:   8/12/19 

 

Gross Building Area:  16,478 SF  

Site Size:   3.0 acres 

Land-to-building ratio:  7.9 

 

Sale Price:   $3,567,686 

Price Per SF:   $216.51 

 

Comments: This is a two-story steel frame/Dri-Vit building constructed in 2018 as a build-to-suit 

for Educational Playcare, a daycare/pre-school chain with 20 locations in Connecticut. The 

building is elevatored and sprinklered, with two playgrounds and good parking. The property is 

located in a business park in northeastern Trumbull near the Stratford town line and just off the 

interchange of the Merritt Parkway and Route 8. The building is in very good condition, with a mix 

of administrative offices, classroom/day care space, and bathrooms, designed specifically for the 

tenant.  

 

Verification: Public records, seller, partial interior inspection. 
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SALE TWO 
 

Location:   1 Sylvan Road North, Westport CT 

Identification:   Map B08, Lot 43 

 

Grantor:   1 Sylvan Road Associates 

Grantee:   One Syrno LLC 

 

Date of Sale:   6/24/15 

 

 

Gross Building Area:  13,262 SF  

Site Size:   1.71 acres 

Land-to-building ratio:  5.6 

 

Sale Price:   $4,000,000 

Price Per SF:   $301.62 

 

Comments: 

This is a sale-leaseback of a private school. The building was constructed as an Italianate 

dwelling in 1914, later converted to office use, and converted to a school by the seller in 2002. 

The building has a mix of classrooms, offices, and meeting/recreation space. The buyer is a local 

developer, with the rent $27,000/month, NNN equating to $24.43/SF. Fifteen year lease with 

annual increases. The seller/school operator is a principal in a hedge fund who lives nearby, with 

the financial strength of the school backed by the seller. 

 

Verification: Public records, prior appraisal, seller’s representative. 
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SALE THREE 
 

Location:   200 Strawberry Hill Avenue, Stamford 

Identification:   002/6611 
 

Grantor:   Sisters of Saint Joseph 

Grantee:   City of Stamford 
 

Date of Sale:   9/4/14 

 
 

Gross Building Area:  61,627 SF  

Site Size:   10.8 acres 

Land-to-building ratio:  11.2 
 

Sale Price:   $9,750,000 cash sale 

Price Per SF:   $158.21 
 

Comments: 

This sale consists of two main buildings plus several outbuildings. The main building is a 45,817 

SF three-story brick structure constructed in 1922 as a school containing classrooms, cafeteria, 

and gymnasium. The other main building is a 15,810 SF two-story building constructed in 1964 as 

a convent and then converted to contain a dining hall with residential rooms above. Other smaller 

buildings on the site include a circa-1900 barn converted to performance theater and two small 

houses, with the houses not considered to contribute to property value. The property was rented 

to a Stamford private school for a four-year term 2010-2014 while the tenant built a new facility. 

The property was in sound but tired condition with the buyer (City of Stamford) to perform a gut-

renovation for use as a magnet school. The property has large grounds including playing fields 

and good parking, and is located in a residential neighborhood of Stamford.  
 

Verification: Public records, broker, offering memorandum.  
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Comparable Sales Location Map 
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SUMMARY OF COMPARABLE SALES 
 

Sale Date GBA (SF) Sale Price Price/SF

1 111 Merritt Blvd 8/19 16,478 $3,567,686 $216.51

2 1 Sylvan Road N. 6/15 13,262 $4,000,000 $301.61

3 200 Strawberry Hill 9/14 61,627 $9,750,000 $158.21
 

 

 

Analysis of Comparable Sales 

Adjustments must be made to account for differences between the comparable sales and the 

subject for such factors as property rights conveyed, financing terms, conditions of sale, changes 

in economic conditions, and physical characteristics.   

 

Property Rights Conveyed 

The subject’s fee simple interest is being valued. All buyers received their desired form of 

ownership, with no adjustments indicated.  

 

Financing 

All sales were either cash deals or purchased with public financing, with no adjustments made.  

 

Conditions of Sale 

All sales were private deals without significant market exposure, although considered by the 

participants to be at market value, with no adjustments made.  

 

Time (Market Conditions) 

Overall, market conditions have gradually improved over the past six years, with interest rates 

at historically low levels. We note that while the impact of the Covid-19 virus has adversely 

impacted both municipal budgets as well as the overall economy, mid- and long term conditions 

for schools remains good. We make upward adjustments to Sale 2 and 3.  

 

Location 

The value of a location to a school is strongly impacted factors including the population density in 

a community, the overall community’s income level, and convenience of access.   

 

The subject benefits from its location in the Southport section of Fairfield. Sale 1, on the 

Trumbull/Stratford border and in an office park, is an inferior location with an upward adjustment 

made. Sale 2, on Post Road W/US 1 in Westport, is a superior location, with a downward 

adjustment made. Sale 3, on Strawberry Hill Avenue in Stamford is considered to have 

comparable overall locational appeal as the subject with no adjustment made.   

 

Quality/Condition 

The subject's Giant Steps building is average construction quality and in overall average to 

good condition, with average utility for school use. Sale 1 is a modern day care/preschool, built 
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in 2018, with a downward adjustment made. Sale 2 was originally built as a dwelling, later 

converted to office use, and most recently converted to school use, with its condition average to 

good and with average utility for school use, with no adjustment made. Sale 3 consists of two 

older buildings with one building a former convent, in overall tired condition, with a significant 

upward adjustment made.  

 

Property Size 

It is typical for smaller properties to command a higher price per unit than similar but larger 

properties, and visa versa. This reflects the larger pool of potential buyers for smaller properties 

and resultant greater competition. Sales 1 and 2 are in the subject's size range, with no 

adjustments indicated. Sale 3, with a significantly larger building area, is adjusted upward.  

 

Site Utility 

This adjustment reflects differences in parking, landscaping, and outdoor amenities for school 

use. The subject has good  parking and good outdoor recreational space, as well as significant 

potential for expansion. We make upward adjustments to Sale 1 and 2, with no adjustment made 

to Sale 3.   

 

The adjustments are shown in the grid below: 
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Sales Adjustment Grid 

 

Sale 1 Sale 2 Sale 3

111 Merritt Blvd 1 Sylvan Road N. 200 Strawberry Hill

   

Sale Price/SF GBA $216.51 $301.61 $158.21

Property Rights Adj. 0% 0% 0%

Adjusted Sale Price $216.51 $301.61 $158.21

Financing Adj. 0% 0% 0%

Adjusted Sale Price $216.51 $301.61 $158.21

Market Cond. Adj. 0% 0% 0%

Adjusted Sale Price $216.51 $301.61 $158.21

Property Adjustments

Location 30% -30% 0%

Quality/Condition -30% 0% 30%

Building Size 0% 0% 30%

Site/Parking 30% 30% 0%

Net Adjustments 30% 0% 60%

Adjusted Unit Price $281.47 $301.61 $253.14  
 

 

Conclusion of Value 

After adjustments, the sales range from $253.14/SF to $301.61/SF, with a mean of $278.74/SF. 

We give approximately equal weight to all sales and conclude to a unit value of $275/SF. Based 

on the subject's GBA of 17,901 SF for the Giant Steps building, this yields a value of $4,922,775, 

or $4,900,000 rounded.  
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GENERAL ASSUMPTIONS:  

  

 1. No responsibility is assumed for matters legal in character or nature, nor matters of survey, nor of 

any architectural, structural, mechanical or engineering nature. No opinion is rendered as to the title 

of the subject property, which is presumed to be good and marketable. The legal description is 

assumed to be correct as used in this report. 

 

 2. The property is appraised free and clear of any liens or encumbrances unless otherwise stated. 

 

 3. Responsible ownership and competent property management assumed. 

 

 4. The assumptions which have been made concerning information provided for the appraisal include 

the above and other specific assumptions more fully described in the appraisal. The appraiser has 

not independently verified all of the information furnished or assumptions made with respect to the 

appraisal unless otherwise indicated and therefore is not responsible for their content or their effect 

on the market value of the property.  

 

 5. All engineering is assumed to be correct. The maps or other illustrative materials included in this 

report are intended only to depict spatial relationships. They are not measured surveys, nor 

measured maps, and the appraiser is not responsible for the cartographic or surveying errors. 

Dimensions and areas of the subject property and of the comparables were obtained by various 

means and are not guaranteed to be exact. 

 

 6. The appraisal is based on there being no hidden, unapparent, or apparent conditions of the property 

site, subsoil, or structures or toxic materials which would render it more or less valuable. No 

responsibility is assumed for any such conditions.  

 

 7. It is assumed that the property is in full compliance with all applicable federal, state, and local 

environmental regulations and laws unless the lack of compliance is stated, described, and 

considered in the appraisal report. 

 

 8. It is assumed that the property conforms to all applicable zoning and use regulation and restrictions 

unless a nonconformity has been identified, described and considered in the appraisal report.  

 

 9. It is assumed that all required licenses, certificates of occupancy, consents, and other legislative or 

administrative authority from any local, state, or national government or private entity or organization 

have been or can be obtained or renewed for any use on which the value estimate contained in this 

report is based. 

 

10. It is assumed that the use of the land and improvements is confined within the boundaries or 

property lines of the property described and that there is no encroachment or trespass unless noted 

in the report. 

 

11. Unless otherwise stated in this report, the existence of hazardous materials was not observed by the 

appraiser.  The appraiser has no knowledge of the existence of such materials on or in the property. 

The appraiser, however, is not qualified to detect such substances. The presence of substances 

such as asbestos, urea-formaldehyde foam insulation, and other potentially hazardous materials 

may affect the value of the property. The value estimated is predicted on the assumption that there is 

no such material on or in the property that would cause a loss in value. No responsibility is assumed 

for such conditions or for any expertise or engineering knowledge required to discover them. The 

client is urged to retain an expert in this field, if desired. 
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12. The appraisers acknowledge that the Americans with Disability ACT ("ADA") became effective on 

January 26, 1992. In our judgment it is not within the scope of the appraisal to determine which 

specific requirements of the "ADA" apply to the subject property or whether the subject is in 

compliance with those requirements. Therefore, we did not reflect possible non-compliance with the 

requirements of "ADA" in estimating the market value of the property.   

 

 

GENERAL LIMITING CONDITIONS 

 

1. Any allocation of the total value estimated in this report between the land and the improvements 

applies only under the stated program of utilization.  Separate values allocated to the land and 

buildings must not be used in conjunction with any other appraisal and are invalid if so used. 

 

2. Possession of this report, or any copy thereof, does not carry with it the right of publication, nor may it 

be used for other than its intended use. The bylaws and regulations of the Appraisal Institute require 

each Member and Candidate to control the use and distribution of each appraisal report signed by 

such Member or Candidate. This appraisal report shall not be given to third parties without the prior 

written consent of the signatory of this appraisal report. Neither all nor any part of this appraisal 

report shall be disseminated to the general public by use of advertising media, public relations, news, 

sales or other media for public communication without the prior written consent of the appraiser. 

3. The appraiser is not obligated to provide any other services, including but not limited to, testimony in 

court or before any other body charged with interpretation of enforcement of the appraisal. 

 

4. No portion of the appraisal may be reproduced in whole or in part without the prior written consent of 

the appraiser. The validity of the appraisal is expressly conditioned upon consideration of its entirety. 

 

5. Due to the nature of real estate valuation and the complexities of external and internal factors which 

dictate the market value of any real estate, and the rapid changes and fluctuations with respect to 

the valuation of real estate, the opinion of the appraiser set forth in the appraisal concerning the 

market value of the property is reliable only as of the effective date. 

 

6. The appraiser makes no guarantee or warranty, whether implied or expressed, concerning the 

market value set forth in the appraisal. The appraisal merely sets forth the appraiser’s opinion of 

such market value based upon information obtained by the appraiser and assumptions made by the 

appraiser with respect to the property. 

 

7. The appraiser has not been supplied with a termite inspection, survey or occupancy permit, this, no 

responsibility is assumed or made for any costs associated with obtaining same or for any 

deficiencies discovered before or after they are obtained.  

 

8. The appraiser assumes no responsibility for any costs or consequences arising due to the need, or 

the lack of need for flood hazard insurance. An agent for the Federal Flood Insurance Program 

should be contracted to determine the actual need for flood hazard insurance. 

 

9. Subsurface Rights (minerals and oil) were not considered in this appraisal unless otherwise stated. 

 

10. The appraiser necessarily confirmed all sales and rental comparables with brokers, property 

managers, mortgage brokers, grantors, grantees and other parties familiar with the transaction. The 

appraiser’s data is limited by the accuracy of the information supplied by the aforementioned 

individuals. Whenever possible, the information was verified by public records.   
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CERTIFICATE OF APPRAISAL        

 

We, Robert E. Von Ancken, MAI, and Lee Grubman, MAI, certify to the best of our knowledge 

and belief: 

 

THAT the statements of fact contained in this report are true and correct; 

 

THAT the reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions, and are our personal, unbiased professional analyses, 

opinions, and conclusions; 

 

THAT we have no present or prospective interest in the property that is the subject of this report, 

and have no personal interest or bias with respect to the parties involved; 

 

THAT our compensation is not contingent upon the reporting of a predetermined value or direction 

in value that favors the cause of the client, the amount of the value estimate, the attainment of a 

stipulated result, or the occurrence of a subsequent event. 

 

THAT our analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with Uniform Standards of Professional Appraisal Practice. 

 

THAT we have made an inspection of the property that is the subject of this report.   

 

THAT the reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics and the 

Standards of Professional Appraisal Practice of the Appraisal Institute. 

 

THAT the use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. 

 

THAT this appraisal assignment was not based on a requested minimum valuation, a specific 

valuation, or the approval of a loan. 

 

THAT as of the date of the report, we have completed the requirements of the continuing 

education program of the Appraisal Institute. 

 

THAT we have not appraised or provided any other services for the subject during the past three 

years. 

 

Respectfully submitted, 

Von Ancken & Associates      

            

Robert E. Von Ancken, MAI, CCIM                Lee Grubman, MAI 

Principal                Senior Appraiser 

CT Gen. Cert. #RCG.0000607             CT Gen Cert. #RCG.0000841  
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QUALIFICATIONS OF ROBERT E. VON ANCKEN, MAI, CCIM 

Principal, Von Ancken & Associates 
 

 

EDUCATION 

 

New York University School of Business, B.S. Finance 
 
Successfully Completed A. I. Courses: 

 

 Principles of Real Estate Appraisal 

 Basic Valuation 

 1-B1 Capitalization I 

 1-B2 Capitalization II 

 Case Studies 

 Report Writing 

 Standards of Professional Practice 

 

Successfully Completed CCIM Courses: 

 

 CI - Financial Analysis for Commercial Investment  

 CI 201 - Market Analysis for Commercial Investment Real Estate 

 CI 301 - Decision Analysis for Commercial Real Estate 

 

New York University Continuing Education 

 

 Real Estate Research and Market Analysis 

 How to inspect and evaluate the physical condition of a building. 

 Building construction materials costs and methods. 

 Lotus with applications to Real Estate. 

 Attended Various Real Estate Related Conferences, Courses and Seminars 

 
 

PROFESSIONAL AFFILIATIONS 

 

 Member Appraisal Institute (MAI) 

 Certified Commercial Investment Member (CCIM) 

 State General Certified in CT 

 Qualified as Expert Witness in various Connecticut Courts 

 State General Certified in New York 

 Bridgeport Regional Business Council 
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QUALIFICATIONS OF ROBERT E. VON ANCKEN, MAI, CCIM (continued) 

 

 
EXPERIENCE 

 

VON ANCKEN & ASSOCIATES (1992-Present) 

Principal 

 

GRUBB & ELLIS COMPANY (1983-1992) 

Senior Vice President  

Director of Appraisal, Stamford, CT (1991-1992)  

 

 Appraiser, consultant, licensed real estate salesperson. 

 I have been working as an Appraiser/Consultant since June of 1983.  I have prepared full 

narrative appraisals in the Tri-State area for a broad spectrum of the market including: 

 Valuation of numerous hi-rise luxury apartment buildings indicating "As Is" value, 

cooperative or condominium sellout value and developer profit analysis. 

 Valuation of numerous parcels of vacant land, including comprehensive highest and best 

use analysis. 

 Valuation of existing and proposed office buildings utilizing discounted cash flow analysis 

prepared on various software programs. 

 Valuation of numerous industrial properties including warehouses, garages and loft 

buildings. 

 Valuation of hotels including market feasibility analysis and restructuring analysis. 

 Valuation of individual coops and condominiums, 1-2 and three family homes, loft 

buildings and numerous walkup apartment buildings. 

 Valuation of operating and proposed restaurants 

 Valuation of unsold shares within cooperative apartment buildings. 

 Valuation of various retail and professional condominiums. 

 Engaged as Outside Reviewer for Financial Institutions and Government Agencies. 

 Owner/Manager of multi-family and office property. 
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QUALIFICATIONS OF LEE GRUBMAN, MAI 

 
EMPLOYMENT HISTORY 

 
Current     Senior Appraiser  

Von Ancken & Associates  

August 1997 to    Senior Appraiser  

August 1999     Joseph J. Blake & Associates  

10 East 40th Street, New York, NY 10016  

August 1996 to    Associate Appraiser  

August 1997     Todd Marr & Associates  

18860 US 19, Clearwater, FL  

 
EDUCATION  

Sacred Heart University, Bridgeport, CT, MBA 1990  

Northeastern University, Boston, MA, BS in Geology 1978  

 
Appraisal Institute Courses  

Standards of Professional Practice - Parts A and B  

110 Appraisal Principles    

120 Appraisal Procedures 

310 Basic Income Capitalization  

320 General Applications 

510 Advanced Income Capitalization  

520 Highest & Best Use and Market Analysis 

530 Advanced Sales Comparison and Cost Approaches 

540 Report Writing and Valuation Analysis 

550 Advanced Applications 
 

PROFESSIONAL AFFILIATIONS  

Member of the Appraisal Institute (MAI) 

Certified General Appraiser: State of Connecticut, #841 

 

 
EXPERIENCE 

Valuation of a wide range of income-producing properties, concentrated in the Connecticut-New 

York-New Jersey tri-state metropolitan area and in Tampa, Florida, as well as national 

portfolios. Assignments have included office, retail, industrial, apartment, mixed-use and 

special-use properties, consisting of institutional investment grade properties as well as smaller 

properties. Previously held licenses in Connecticut as Real Estate Salesperson and Building 

Contractor. Experienced in using most common cash flow modeling software, including Excel 

and Argus. 
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ASSESSOR'S OFFICE FIELD CARD AND LEGAL DESCRIPTION 
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TERM SHEET 

This term sheet sets forth the proposed terms and conditions for the sale of 309 Barberry Road, 

Southport, Connecticut. 

This term sheet is only for discussion purposes and is not intended to impose any legal  

obligation on any party. 

1. Purchase of Interests 

The Town of Fairfield, hereinafter the "Buyer," would acquire from American Institute of 

Neurodevelopment, Inc., hereinafter the "Seller," 309 Barberry Road, Southport, Connecticut 

06890, hereinafter the "Property." 

2. Property 

The Property contains 11.74 Acres and is designated on the Town of Fairfield Assessor's Map 

228 as Parcel 77A, PID #17722. 

3. Purchase Price 

In consideration for the transfer and sale by Seller of the Property to Buyer, Buyer would pay 

Four Million Nine Hundred Thousand and 0/100 ($4,900,000.00) Dollars. The payment terms 

would be as follows: 

Payable at Execution of Contract $245,000.00 

Payable at Closing $4,655,000.00 

 

4. Due Diligence Period 

The Buyer shall have a Due Diligence period of 45 days after execution of the Purchase & Sale 

Agreement by both parties. During this Due Diligence Period, Buyer may conduct any and all 

building inspections, environmental review, wetlands review, and, at its option, may obtain 

zoning verification for proposed town uses and obtain any necessary town board approvals.  

5. Closing Date 

The closing shall take place 15 days after the completion of the Due Diligence Period. The 

Closing Date may be subject to extension by mutual agreement of the parties.



6. Representations 

a) A Tax Appeal for the Property on behalf of the Sellers is pending, and shall be resolved in 

Appellant’s favor to the mutual satisfaction of the parties hereto prior to the closing of title. 

 

b) Aside from the pending tax appeal, there are no other pending legal proceedings regarding the 

Property. 

 

b) The Seller will transfer title to the Property via a Warranty Deed with the standard warranties as 

per Connecticut law. 

 

c) The Seller has possession of the Property and the Property is free of any tenants. 

 

7.  Equipment/Furtniture/Fixtures 

Furniture, fixtures, and equipment shall be included in this sale, with the exception of any 

vehicles. 

 































Facility Operating 

Expenses                            

309 Barberry Rd.

Facility Operating 

Expenses                  

108 Biro Street Notes

Security Monitoring 360.00$                         360.00$                    Annual No increase anticipated due to similar building size

HVAC PM 1,445.00$                      -$                           Annual

Asbestos Management 1,045.00$                      1,045.00$                 Annual No increase anticipated due to similar building size

Transportation N/A N/A N/A No increase anticipated due to same enrollment

Roof PM 3,000.00$                      3,000.00$                 Annual Inspections and reporting/based on similar building size

Landscaping 6,050.00$                      2,293.00$                 Annual

Snow removal 1,200.00$                      2,382.50$                 Per Occurrence Larger area allows for bigger equipment allowing for a quicker clean up

Elevator Phone 120.00$                         N/A Annual

Elevator PM 5,218.08$                      N/A Annual

Voice over internet Phones 129.00$                         129.00$                    Annual No increase anticipated due to similar building size

Alarm and Fax Phone Lines 360.00$                         360.00$                    Annual No increase anticipated due to similar building size

Electric - Main Building 19,923.97$                   11,633.31$               Annual

Electric - 2nd Building 821.80$                         -$                           Annual

Gas - Main Building 9,761.82$                      10,834.84$               Annual

Water - Main Building 1,982.26$                      1,042.74$                 Annual

Water - Fire Main Building 2,931.10$                      Annual

Lease -$                                110,250.00$            Annual Annual for 20-21. Lease increases each year.  

Bond Cost- Annual Avg. 309,997.65$                 -$                           Annual Avg.

Insurance 2,500.00$                      -$                           Annual

Total 366,845.68$                 143,330.39$            
.

Tax Settlement 46,613.00$                   

Estimated Legal Fees 3,280.00$                      

4,130.00$                      

4,300.00$                      

Estimated Title Fees 15,000.00$                   

Phase I Environmental Site 

Assessment 2,250.00$                      
Estimated Bonding Cost 30,000.00$                   

Moving Cost 14,305.00$                   

Security Upgrades 114,500.00$                 

Fencing 7,553.00$                      

Landscaping 16,875.00$                   

Fiber Optics 35,000.00$                   

Contingency 10,000.00$                   

Other Unforeseen 10,000.00$                   

Annual Estimated Facility Expenses 

Cannot get a quote without access to property

One Time Cost

Fuss & O'Neil Hazardous  

Building Materials 

Inspection



Total 313,806.00$                 

December 14,2020

Angelus Papageorge
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