
 

 
 
 
 
 
 
 
 
 
 
 

  APPRAISAL OF 
 

Bennington Center for the Arts 
44 Gypsy Lane 

         Bennington, Vermont 
 
 

November 30, 2017 

 

 

 
    
                                                                Prepared for:             Ms. Nina Moser 

Vice President for College                     
                             Advancement 

                     Southern Vermont College 
                      982 Mansion Drive 
                    Bennington, VT  05201 

   
   
         

 Prepared by:          Brian B. Audy 
                                Audy Appraisals, P.C.      
                                P.O. Box 688     
                                Arlington, Vermont 

  



Audy Appraisals, P.C  
Real Estate Valuation and Consulting  

P. O. Box 688 
Arlington, Vermont  05250 

                                                                    
Brian B. Audy                                                                                                               Telephone   802-375-1100  
State Certified General Appraiser                                                                                  brian@audyapraisals.com 
 
 
 
November 30, 2017 
 
Ms. Nina Moser 
Vice President for College Advancement 
Southern Vermont College 
982 Mansion Drive 
Bennington, VT  05201 
    
Dear Ms. Moser: 
   
      At your request, I have completed an appraisal of the Bennington Center for the Arts property 
located at 44 Gypsy Lane in Bennington, Vermont.  The property being appraised includes a cultural 
center building with galleries, a theater and studios.  Its building totals 36,612 square feet.  The 
property possesses a 5.8+/- acre site.  It is identified within the Bennington land records on Tax Map 
#8, Block #1, Parcel #03.02.   
 
     The purpose of this appraisal report is to estimate the subject’s market value according to the 
definition thereof stated in the report, subject to the assumptions, limitations and certification therein.  
This report has been prepared in conformance with the most recent USPAP regulations. 
 
     After analyzing all available information, it is the appraiser's opinion that the market value of the 
subject as of November 7, 2017 is Four Million Two Hundred Thousand Dollars ($4,200,000.00). 
 
       Market value is defined as a sale within a reasonable time, which is estimated by the appraiser to 
be 12+/- months for the properties. 
 
      Please find the data necessary to support this values in the accompanying report. 
 
Sincerely, 
 
 
Brian B. Audy 
Certified General Appraiser 
Audy Appraisals, P.C. 
License #80-0000063 
BBA/las 
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Executive Summary 
 
Client: Southern Vermont College 
Intended Users: Southern Vermont College and Bennington Center for 

the Arts 
  
Property:  Bennington Center for the Arts   
   
Address: 44 Gypsy Lane 
 Bennington, Vermont 
Tax ID: Tax Map #8, Block #1, Parcel #03.02  
Assessment: $1,989,700.00   
Real Estate Taxes: Tax Exempt   
Property Type: Cultural center with galleries, theater and studios   
Highest and Best Use:  Current use    
Owner of Record: Laumeister Center for the Arts 
Location Type:    West Road/Route 9 commercial corridor 
 
Building Characteristics 
 
Number of Buildings: One  
Gross Building Area: 36,612 square feet 
Construction Type: Woodframe, two and three story 
Design: Traditional Vermont barn style 
Quality: Good 
Condition: Good  
Age: 1992 – 2007   
Effective Age:  15+/- years 
 
Site Characteristics 
 
Land Area: 5.8+/- acres 
Zoning Designation: Rural Residential 
Conforming: Yes 
 
Valuation Information 
 
Interest Appraised: Fee Simple 
Inspection Date: November 7, 2017 
Effective Date of Appraisal: November 7, 2017 
Date of Appraisal: November 30, 2017 
Exposure Time: 12+/- months 

Market Value Indications   

Cost Approach $4,200,000.00 

Value Conclusion $4,200,000.00 
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STATEMENT OF LIMITING CONDITIONS 

 The legal description furnished us is assumed to be correct.  We take no 

responsibility for matters legal in character, nor do we render any opinion as to the title, 

which is assumed to be good.  All existing liens and encumbrances have been 

disregarded and the property is appraised as though free and clear under responsible 

ownership. 

 We believe the information that was furnished to us by others to be reliable, but we 

assume no responsibility for its accuracy. 

 Possession of this report, or a copy thereof, does not carry with it the right of 

publication, nor may it be used for any purpose by any but the applicant without the 

previous written consent of the appraiser or the applicant and then only with proper 

qualifications. 

 We are not required to give testimony or to appear in court by reason of this 

appraisal, with reference to the property in question unless arrangements have been 

previously made. 

 The distribution of the total valuation in this report between land and 

improvements, if so stated, 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. 

 We take no responsibility for the structural soundness of the improvements or the 

condition of the mechanical features or component parts of the structure hereon. 

 We take no responsibility for water or waste systems but accept only these facts 

as presented to us by the owner or his agent. 
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Statement of Limiting Conditions (Continued) 

   We take no responsibility in determining whether or not a property does comply 

with the American Disabilities Act, which was effective in 1992.   

 The requirements of this Act on existing buildings is unclear, therefore the 

determination as to whether a property is in compliance with ADA is beyond the scope of 

this appraisal assignment. A specific study determining if a property is in compliance is 

always recommended. 

 Unless otherwise stated in this report, the existence of hazardous material, which 

may or may not be present on the property, 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 or other potentially 

hazardous materials may affect the value of the property.  The value estimate is 

predicated 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 any 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. 

 In the event that this appraisal is used as a basis to set a Market Price, no 

responsibility is assumed for the seller's inability to obtain a purchaser at the value 

reported herein. 
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Certification 

 
I certify that, to the best of my knowledge and belief: 
 

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

 the report analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are my personal, impartial and unbiased 
professional analyses, opinions and conclusions. 

 
 I have no present or prospective interest in the property that is the subject of this 

report, and no personal interest with respect to the parties involved.  
 
 I have performed no (or the specified) 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.      

 
 I have no bias with respect to the property that is the subject of this report or to the 

parties involved with this assignment. 
 

 my engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

 
 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. 

 
 my analyses, opinions, and conclusions were developed, and this report has been 

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

 I have made a personal inspection of the property that is the subject of this report. 
 

 no one provided significant professional assistance to the person signing this report. 
 
 no hypothetical conditions or extraordinary assumptions were made in appraising the 

property.     
 

Respectfully submitted, 
 
 
Brian B. Audy 
Certified General Appraiser 
License #80-0000063 
November 30, 2017 
BBA/las 



 
 

Audy Appraisals, P.C.      .       P. O. Box 688       .       Arlington, Vermont  05250 

10 
 

Scope of Work 
 
  Scope of work is defined by USPAP as “the type and extent of research and 

analyses in an assignment.”  

 In accordance with USPAP regulations (Standard #1 and #2), the appraiser 

submits this appraisal report.  The scope of work encompasses the investigations, 

research and analysis necessary to prepare a report that is in accord with the 

client/intended user and the purpose of the report.   Three approaches may be used in 

valuing a property.  They are the cost, income and sales comparison approaches.  Only 

one approach, the cost approach, is applicable in valuing a property that best serves the 

public interest, such as the subject’s cultural center.  The sales comparison approach and 

income approaches are not applicable approaches.   

 The process for completing the appraisal begins with the specifics of the 

assignment as dictated by the client. The client is The Southern Vermont College.  The 

intended users include The Southern Vermont College and The Bennington Center for 

the Arts.  They have requested the appraisal to determine the market value of the 

property for gifting purposes.   The subject is owned by The Laumeister Center for the 

Arts.  The Laumeister family developed the property at the beginning of 1992.  The 

most recent addition to the property was in 2007.  The property serves the Bennington 

area as a cultural center.  Ms. Laumeister was present during the walkthrough 

inspection on November 7, 2017.   
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Scope of Work (Continued) 

 The process for completing the appraisal includes the inspection of the subject 

property along with all pertinent documents including its legal description, zoning, flood 

hazard, area and neighborhood data.   

 The second step is the research of market data pertinent to the valuation of the 

property.  This includes all data necessary to support the individual approaches that are 

deemed appropriate.  The appraiser’s files, information from other appraisers within the 

area being researched, brokers, Vermont property transfer tax returns, buyers and sellers 

have been included in the research of data.  The data is then analyzed and the 

appropriate approaches are applied and reconciled.  The final step in completing the 

appraisal is to assemble the report.    
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Purpose of Appraisal 

 The purpose of this appraisal is to determine the market value of the property for 

gifting purposes.  The distribution of the total valuation specified in this report between 

land and improvements applies only under the existing program of utilization.  The 

valuation for land and buildings must not be used in conjunction with any other appraisal 

and are invalid if so used. 

 Fee simple is defined as rights of ownership in a property without limitation to any 

particular class of heirs or restrictions.  It should be noted however such absolute 

ownership is nevertheless subject to four powers of government: eminent domain, 

taxation, police and escheat.  Government control of air rights in connection with aircraft 

may be considered as a possible fifth governmental power. 

Client/Intended User 

 The client is Southern Vermont College.  The intended users include Southern 

Vermont College and The Bennington Center for the Arts.  Any other use of this report by 

someone other than the client/intended users does require the prior written consent of the 

appraiser. 

Appraisal Process 

 The appraisal process is an orderly program by which the problem is defined.  The 

work necessary to solve the problem is planned, data collected, classified, analyzed, and 

interpreted into an estimate of value.  It is an accurate method of making a thorough 

appraisal in an efficient manner. 
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Definition of Market Value 

 The definition of market value, which follows, is taken from the Interagency 

Appraisal and Evaluation Guidelines published in the Federal Register, Volume 75, 

#237, Page 77472 on Friday, December 10, 2010.   

 "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 is the consummation of the 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 best interest; 
 
 3. A reasonable time is allowed for exposure in the open market; 
 
 4. Payment is made in terms of cash and U.S. dollars, or in terms of financial 

arrangements comparable thereto;  
 
 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 difference between market price and market value is in the premises of 

intelligence, knowledge and willingness, all of which are contemplated in market value 

but not in market price.  At any given moment of time, market value implies what a 

property is actually worth and the market price at which it may be sold. 
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Conveyance History 

 The subject’s vacant site transferred from Fairdale Farms to Bruce R. Laumeister 

on May 15, 1990 for $50,000.  Mr. Laumeister developed the subject property after its 

transfer date.   

 

 

Zoning 

 The subject is located within a Rural Residential zone within the Town of 

Bennington. The minimum lot size requirement within this zone is 40,000 square feet 

without municipal water and sewer and 30,000 square feet with municipal water and 

sewer.  Cultural facilities, such as the subject, are allowed with Development Review 

Board approval. The subject is legal. A zoning map and an excerpt from the Bennington 

zoning bylaws follow.   
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Zoning Map 
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Assessment  
The property is presently assessed by the Town of Bennington at $1,989,700.   

 

 

Common Level of Assessment 

Bennington’s common level of assessment as published by the State of Vermont on 

August 1, 2017 is 93.61%. 

 

 

Tax Rate 

The tax rate for Bennington, which was the effective rate for July 1, 2017 through June 

30, 2018, is $2.7847 per $100 of assessment.   

      

              

Taxes 

The subject is tax exempt.   
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Area Data    

Address 
44 Gypsy Lane, Bennington, Vermont. 
 
Location 
Southwest corner of Vermont, bordered by New York to its west and Massachusetts to its 
south. 
 
County 
Bennington County, which is bound to the north by Rutland County and to the east by 
Windham County. 
 
Economics 
The town of Bennington is the hub for the county in terms of employment, medical 
services, and shopping. 
 
Employment 
Mix of manufacturing and service jobs. 
 
Unemployment Rate  
3.2% for the Bennington Labor market as of October 2017.   This is up from 2.9% in 
September 2017.  The statewide unemployment rate was 2.9% for October 2017.  
 
Population 
15,764 as of year 2010 based on information compiled by the U.S. Census Bureau.   
 
Main Highways 
Route 7A and Route 7 north and south, Route 9 east and west. 
 
Transportation 
Bennington offers a municipal bus system that services the entire county.  There is a 
small State airport in Bennington.   Albany, NY is located approximately 30 minutes to the 
west of Bennington.  It includes Amtrak service, an international airport and an interstate 
highway system.   
 
Government 
Selectboard, town manager 
 
Schools 
Bennington has its own elementary school system and is the host town for the union high 
school district. 
 
 



 
 

Audy Appraisals, P.C.      .       P. O. Box 688       .       Arlington, Vermont  05250 

20 
 

Area Data (Continued) 

Fire Department 
Volunteer Fire Department 
 
Police Department 
Full-time department 

Comment 
 
 The Town of Bennington is located at the southwest corner of the State of 

Vermont. Bennington County borders Massachusetts to its south and New York to its 

west. The town is the hub for the county in terms of employment, shopping and medical 

needs.   The largest employers in the area include the Southwestern Vermont Medical 

Center, the Southwest Vermont Supervisory Union and the NSK Corporation.  

Bennington did suffer more than other areas with the downturn in the real estate market 

and economy back in 2008.  Several employers have downsized.  No new industries 

have moved into the area in a number of years.  The population in Bennington has 

decreased over the last 20 years due to the relocation of several families into more 

suburban and rural bedroom communities such as Pownal, North Bennington, 

Shaftsbury and Woodford.   Bennington is the fifth largest city in the State of Vermont.  

The urban commercial area of Bennington has been quite depressed for a number of 

years.  Northside Drive is the main commercial strip in Bennington.  It is approximately 

1 mile north of the downtown urban section of Bennington. It continues to see new 

growth.  
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Area Data (Continued) 

 The Route 279 bypass was completed in the last few years.  It connects Route 9 

East and West with Route 7 North.  The bypass has eliminated a significant amount of 

traffic through the center of Bennington.   There is an exit from Route 279 at the north 

end of Northside Drive.  There are mixed reviews on whether the bypass has been 

positive or negative for the community.  Some of the businesses in the urban section of 

Bennington do have concerns that the decreased traffic count has contributed to their 

decline in revenues for the last few years.   

 While Bennington has suffered over the last few years, the Downtown Better 

Bennington Corporation and the Chamber of Commerce have been extremely active 

along with local government officials in working on different plans to revitalize the 

downtown area.  Recently, a conglomerate of local businesses and individuals have 

purchased a large block of vacant properties on the corner of West Main Street and 

South Main Street. The plan is to redevelop all of the properties for a mix of commercial 

and residential use over the next several years.  The town does possess several 

noteworthy attractions such as the Bennington Museum and the Old First Church 

located in Old Bennington, along with the Center for the Arts and a number of smaller 

galleries in the downtown urban section.  Bennington is the gateway for tourists 

traveling into Vermont from the west and south.   

 Bennington County is comprised of 677 square miles of land and 1 square mile 

of water.  The State Court and Administrative offices for the County are located in 

Bennington.  Bennington includes three colleges.  Southern Vermont College and the 

Community College of Vermont are both located in Bennington.  Bennington College is 

located in nearby North Bennington.   
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Location Map 
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Location Map 
 

 
 
 
 
 

44 Gypsy Lane 
Bennington 
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Aerial View 

44 Gypsy Lane 
Bennington 
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 Vermont’s Statewide Unemployment Rate 
Not Seasonally Adjusted 

 JAN FEB MAR APR MAY JUNE JULY AUG SEPT OCT NOV  DEC 

2005 3.5 3.5 3.4 3.3 3.3 3.4 3.5 3.6 3.6 3.7 3.7 3.7 
2006 3.6 3.6 3.5 3.6 3.6 3.7 3.8 3.8 3.9 3.9 3.9 3.9 
2007 3.9 3.9 3.9 3.9 3.9 3.9 3.9 3.9 3.9 4.0 4.0 4.0 
2008 4.1 4.1 4.2 4.2 4.3 4.3 4.4 4.4 4.6 4.8 5.2 5.7 
2009 6.2 6.7 7.0 7.2 7.3 7.2 7.1 6.9 6.8 6.7 6.7 6.7 
2010 6.7 6.6 6.6 6.4 6.2 6.0 6.0 6.0 5.8 5.7 5.7 5.6 
2011 6.3 6.0 6.0 5.9 5.4 5.6 5.6 5.4 5.2 4.6 5.7 5.6 
2012 5.6 5.5 5.3 5.0 4.4 5.1 5.3 5.0 4.9 4.6 4.6 4.7 
2013 5.2 4.7 4.6 4.6 4.2 4.8 4.4 3.9 4.3 3.7 3.9 3.8 
2014 4.4 4.0 4.1 3.7 3.2 4.0 4.0 4.0 4.2 3.4 3.9 3.9 
2015 4.1 4.1 3.9 3.7 3.3 3.6 3.6 3.5 3.8 3.2 3.5 3.1 
2016 4.0 3.6 3.5 3.0 2.8 3.4 3.4 3.3 3.4 2.7 2.9 2.8 
2017 3.5 3.4 3.5 3.3 2.9 3.1 3.0 3.0 2.9 2.9   
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Neighborhood Data   

Location     Rural roadside commercial  
 
Built-Up     75% developed with a mix of roadside commercial and 

residential properties  
 
Values     Stable 
 
Value Range    Commercial properties on the corridors leading into 

Bennington, with the exception of the subject, range in 
value from $125,000 up to approximately $750,000.   
The subject does exceed the top of the range 
mentioned because of its large size and quality.  
Residential properties in the neighborhood range from 
$125,000 up to $350,000 in value.   

 
Vacancy Rate    Vacancies overall in Bennington range from 

approximately 10% up to 20%.  Lower vacancies are 
experienced along the main commercial strip on 
Northside Drive whereas downtown Bennington has 
much higher vacancies, near 20%.  Most often the 
commercial properties located on the corridors are 
owner occupied.   

 
Vacancy Trend    Stable, vacancies will likely continue to stay at              
                                                                   the same rate, 10% or less along Northside                  
                                                                   Drive.  It is likely that vacancies will decline                   
                                                                   within the urban downtown area of Bennington             
                                                                   as the economy improves.   
 
Change in Land Use There has been a slow but steady change in use over 

the last 40 to 50 years from residential to commercial 
use along the Route 9 corridor leading into 
Bennington.   

     
Age Range     20 to 100 years, the predominant age range for 

properties in the subject's neighborhood is 100 years. 
 
Utilities     Municipal water and sewer is available to the subject 

property.    
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Neighborhood Data (Continued) 
 
Traffic Flow    Moderate, the Vermont Department of Transportation 

estimated the daily traffic count along West Road just 
east of Gypsy Lane at 4,800 cars per day in 2013.   

 
General Condition   Average 
 
Compatibility    Average 
 
Adverse Conditions   None 
 
Land Use     50% roadside commercial properties, 25% residential, 

25% vacant   
 
Boundaries    Route 9 and Route 7 corridors leading into Bennington. 

   
Comment 
 
 The subject is located on the north side of Route 9/West Road.  It is approximately 1 mile 

from the center of downtown Bennington and 1+/- mile from the Vermont/New York border.  

The majority of properties developed along the corridors leading into Bennington were 

developed back in the 1950’s and 1960’s.  They include several older owner-occupied gift 

shops, circa 1960s motels and home occupations. The Route 9/West Road corridor, where 

the subject is located, includes several larger properties in comparison to the other corridors 

leading into Bennington.  Located east of the subject on West Road is a craft and antique 

center.  Located to the north of the subject, off Gypsy Lane, is an adult retirement community 

center. To the west of the subject is an older dairy farm that has been converted to 

commercial use in the last 20+/- years.  Located opposite the subject is a veterinarian clinic 

and the Bennington Rural Fire Department.  The Route 9 corridor west of Bennington where 

the subject is located has seen more development than the other three corridors leading into 

town.  At one time this section of Route 9 possessed a very high traffic count.  With the 

completion of the Route 279 West bypass the traffic count has been reduced substantially at  
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Neighborhood Data (Continued) 
 

this location.  The traffic flow has decreased by approximately 40% over the last 5+ years.  

Several business owners along the corridor and in downtown Bennington attribute the 

decrease in their revenue over the last few years to the completion of the bypass.   

Bennington is not known as a tourist destination.  Typically, tourists who have been traveling 

through Bennington now utilize the bypass thus they do not travel into the center of town.  

Bennington is the largest community within Bennington County.   
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Property Description 

 The Bennington Center for the Arts was built out in four phases.  The initial stage 

of construction was in 1992 with the latest being approximately 2007.  The Center 

includes a woodframe traditional barn style building constructed in a “U” design and totals 

36,612 square feet.  This is inclusive of the two basement sections which are finished and 

are partially at grade. The property possesses a 5.8+/- acre site.  It is primarily open land. 

 It includes frontage on the north side of Route 9 and on the west side of Gypsy Lane.  

Access into the property is via a paved driveway off of Gypsy Lane.  Its topography rolls 

from the grade of Route 9 down in a southerly direction.  The building is situated 

approximately mid-point the site.  It is nicely landscaped and includes surrounding stone 

walls, a large lawn area, trees and shrubs.  The walkways into the building are cement.  

The parking lot sets to the west side of the building and can accommodate 60+/- cars.  

The Vermont DEC Hazardous Sites List was reviewed. The subject is not listed.   

 The main entrance into the facility is located on the west side of the building.  As 

you enter into the building, the first two phases (1992 and 1997) are located to the south 

of the lobby whereas the last two phases in 2003 and 2007 are located to the north of the 

lobby.   Located in the general vicinity of the lobby is a smaller gallery, a gift shop, ticket 

booth, concession stand and two sets of restrooms.  Located on the second floor of this 

original section of the building is a large gallery with approximate 18’ ceiling heights.  As 

you proceed to the very southeast end of the original section of the building is the theater. 

 It has seating for 315+/- patrons.  It includes appropriate lighting and a sound system.  

There is a lighting and sound booth on the second floor.   
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Property Description (Continued) 

 Located below the theater is a full basement that is partially above grade.  It has 

walk out access at both the east and north sides of its lower level.  It occupies 

approximately 6,000 square feet.  It includes scene and costume shops, two dressing 

rooms and (2) ½ baths.  There is also a sprinkler room and two storage areas.  The 

concrete reservoir for the sprinkler system is also located in this general vicinity.   

 Also located off the original south section of the building is the Covered Bridge 

Gallery.  It is woodframe and replicates a covered bridge.  It measures approximately 24’ 

x 120’.  It is accessed via a connecting corridor that leads down to the theater.   

 Located north of the main lobby and on the first floor is a large gallery, the owner’s 

apartment, elevator access and a stairway that leads from the basement level up 

through the second floor.  The second story of this section of the building includes a 

second large gallery, a large office, one smaller office with its own ½ bath and a 

bedroom with a bath that is used by visiting lecturers or performers. 

 The owner’s apartment in the northern section of the building includes a kitchen, 

dining room, living room, bedroom and 1 ½ baths.   The finishes within the apartment are 

upscale.  The northern section of the building is constructed on a full basement that is 

partially above grade.  It has entrances off the north and east side of the building. At the  

east end of the basement level is a large two bay garage with overhead doors.   The 

basement level is utilized for studios and includes a frame shop, a board room, a storage 

room and access for shipping and receiving via its freight elevator off the west end of the 

building.  The lower level is finished and is included in the total square footage of the 

building.   
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Property Description (Continued) 

 The subject’s building functionally works well for its intended use.  Its finishes are 

similar throughout.  Its quality and condition are both rated as good.  The two earlier 

phases that date back to 1992 and 1997 are beginning to demonstrate some deferred 

maintenance.   
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Property Description (Continued) 

     Site  
 
   Legal Description/Volume 308, Page 77 of the Bennington 

Land Records.  
 
   Tax Map/Map #8, Block #1, Parcel #03.02 
 
   Size/5.8+/- acres 
    
   Shape/Approximately rectangular 
 
   Frontage/773.21’ along the north side of Route 9 and 361.13’ 

along the west side of Gypsy Lane. 
 
   Topography/Rolling from the south down to the north 
 
   Views/Very good of the surrounding rural agricultural forest land 

and mountains.   
 
   Water/On site drilled well 
 
   Sewer/Municipal system 
 
   Landscaping/The subject’s site possesses exceptionally nice 

landscaping with stonewalls, rail fencing, shrubs, trees and 
gardens.   

 
   Parking/There is a graveled lot to the west of the building that 

can accommodate 60+/- vehicles.  
 
   Easements & Encumbrances/The subject’s deed states that 

the subject’s site may be used for a non-profit art center and/or a 
museum or theater.  The deed also states that it is subject to its 
Vermont land use permit #DE-8-1090.  While the subject’s deed 
does not mention utility rights of way it is believed that there are 
utility rights of way for power, water and sewer crossing the 
subject’s site.  

    
   Flood Plain/The subject is not located within a flood hazard 

zone according to Map #50003C0413D dated December 2, 
2015. 
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Property Description (Continued) 

     Site  
 
   Comment/The subject’s site is 5.8+/- acres.  The art center is 

located approximately mid-point between its east and west 
boundaries.  The building has a setback of approximately 100’ 
from Route 9.  Its site is fully developed and does not possess 
an excess land component.   
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Tax Map 
 
 

 

Subject 
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Flood Plain Map 
 

 
 

Subject 
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Property Description (Continued) 
 
 Building  
   
   Age/1992 thru 2007 
 
   Overall Effective Age/15+/- years 
 
   Style/Woodframe post and beam traditional barn style.  
 
   Size/36,612 square feet 
  
   Exterior/The building includes a mix of wood clapboards, hardi 

board and vertical softwood board siding with a stain finish.  
Generally, the exterior of the building is in average/good 
condition.  There are a few areas that need some minor repairs, 
scraping and painting.   

  
   Roof/The majority of the roofs are gable style and include slate. 

They appear to be in good condition. There were a few visible 
areas where slate was loose or there were a few missing.   

 
   Windows/The subject possesses a mix of wood, double hung 

insulated windows and some fixed insulated units.   
 
   Doors/The entry doors into the main lobby are glass.  The 

majority of the other rear entrances are steel insulated type.  
The interior doors are wood fire rated.   

 
   Insulation/The amount or type of insulation was not verified.  

Ms. Laumeister stated that all areas of the building are relatively 
well insulated, typically with fiberglass blanket type and cellulous 
insulation.   

  
   Electrical/The subject is equipped with 600-amp 3 phase 

service.  There is an electrical mechanical room on the lower 
level.  The building was constructed in phases thus there are 
multiple electrical panels throughout.  The theater is equipped 
with sound and lighting designed specifically for its use.  The 
galleries all include a mix of can and track lighting.  The building 
is equipped with appropriate emergency exit signage and a 
security system.   
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Property Description (Continued) 
 
 Building  
 
   Plumbing/The building is sprinkled.  It is equipped with two 

centrally located restrooms near the main entrance.  The ladies 
room is equipped with 7 toilets and 3 lavs.  The men’s room is 
equipped 3 urinals, 2 toilets and 3 lavs.  The baths have tile 
floors and wainscoting.  They are in good condition.  There is 
also a ½ bath located near the entrance plus a ½ bath on the 
lower level where the smaller individual studios are located, a ½ 
bath in Mr. Laumeister’s private office and a full bath in the guest 
lecturer’s quarters.  This bath is equipped with a 5’ fiberglass tub 
enclosure.  There are (2) ½ baths located on the basement level 
below the theater and adjacent to the scene and costume shop. 
     

   Heat/The portion of the building constructed from 1992 thru 
1997 utilizes four propane fired Peerless boilers located in the 
mechanical room off the east side of the building.  These units 
furnish fan driven hot air throughout a ceiling duct system.  The 
air handlers for the air conditioning for this portion of the building 
are located on its north side.  The portion of the building that 
post-dates 1997 includes multiple individual HVAC systems 
located in closets and the attics of the mid and north section of 
the building.  The owner’s apartment possesses its own 
separate Munchkin high efficiency hot water boiler.  Heat within 
the apartment is baseboard hot water.  All of the systems as 
reported by Ms. Laumeister are in relatively good working 
condition.  The Peerless boilers are beginning to age and likely 
will need some updates within the next few years.   

 
   Foundation/The building includes a partial basement.  It is 

inclusive in the square footage listed for the property in its 
entirety.  The full basement beneath the theater is at grade to 
the north and east side of the building.  It is utilized for two shop 
areas for scene and costume set up.  There are also baths in 
this general area.  The second full basement area represents the 
most recent addition at the north side of the building.  The 
basement below the 2007 addition includes a two-car garage, a 
studio, a workshop area and shipping and receiving for the 
building.  The remainder of the building is constructed on a slab 
at grade, with the exception of the Covered Bridge Gallery that is 
at the very south end of the building.  It is constructed on a 
surrounding frost wall and includes a crawl space.     
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Property Description (Continued) 
 
 Building  
 
   Other/The subject is equipped with an elevator that serves the 

basement level up through the second floor. There is also a 
freight elevator that extends up from the basement to the second 
floor.   

   
   Interior Wall Finish/The interior finishes are primarily painted 

sheetrock.   
 
   Interior Trim/The majority of the trim noted during the 

walkthrough inspection is hardwood and incudes a clear finish.   
 
   Floors/The primary floor coverings are commercial grade carpet 

that appear to be in good condition.  The entry includes slate.  
The baths typically include tile.  Generally, the floor coverings 
are all rated as being in good condition.   

 
   Quality/Good 
 
   Condition/Good 
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Building Sketch 
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Highest and Best Use 
 
 Highest and best use may be 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. 

 The physical characteristics of the land such as size, shape, location, and 

topography have been considered.  In addition, the analysis has included the surrounding 

developments, existing zoning, access to major transportation routes, availability of 

utilities, current trends, and demand for property of this type in the real estate market. 

 The land value is based on the premise of the highest and best use "as though 

vacant".  There are four tests, which are taken into consideration in developing an opinion 

of highest and best use.  These four tests include an examination of those uses that are 

physically possible, legally permissible, financially feasible, and maximally productive.  

Each criterion is considered cumulatively and provides the best analysis for the highest 

and best use of the subject site "as though vacant.” 

Physically Possible 

 Size, shape, area, soils and topography affect the use to which a site may be 

physically developed.  The utility of a parcel may depend on its frontage and depth.  

Irregularly shaped parcels may cost more to develop and, when developed, may have 

less utility than a rectangular parcel. 
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Highest and Best Use (Continued) 

 The subject's site is 5.8+/- acres.  It possesses approximately 773.21’ of frontage 

on the north side of West Road and 361.13’ of frontage along the west side of Gypsy 

Lane.  Its topography rolls from the grade of Route 9 down in a northerly direction.  

Municipal water and sewer are available to the parcel.  Physically, the site could 

accommodate several different uses including both residential and commercial 

development.   

Legally Permissible 

 The subject's site is located in a Rural Residential district.  The minimum lot size 

requirement within this zone is 40,000 square feet if developed with on site water and 

septic and 30,000 square feet with municipal water and sewer.  Permitted uses allowed 

within this zone include agricultural, forestry, home occupations and single-family 

dwellings.  Allowed uses with DRB review include bed and breakfasts, schools, cultural 

facilities, community care facilities, daycare facilities, municipal facilities, multi-family 

dwellings, veterinarian clinics, mixed use and golf courses.  Legally, the subject’s site 

could be developed for several different uses including multiple commercial uses or 

residential use.  The site could also support a subdivision, if so desired, into possibly two 

lots. 
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Highest and Best Use (Continued) 

Financially Feasible 

 This analysis weighs the physical and legal uses available to the subject's site and 

determines which uses are financially feasible for the parcel if vacant and available.  The 

subject is located off of Route 9/West Road in Bennington.  Its neighborhood includes a 

mix of commercial and residential properties.  The neighborhood has seen a large decline 

in traffic count with the construction of the bypass which alleviates a substantial amount of 

thru traffic past the subject.  The subject’s location directly on Route 9 is not considered 

desirable for residential development thus this is not considered a feasible use. 

Commercial development of the site is considered feasible.  It is reasonable to conclude 

that the site would be developed for some type of school, community care facility or 

possibly for a larger multi-family dwelling.  It is also feasible that the contiguous adult 

living care center would purchase the property to expand their site.    

 

Maximally Productive 

 After weighing the feasible uses available to the subject it is the appraiser’s opinion 

that the highest and best use of the site if vacant would be for development of a mixed 

use property that would possibly include professional or cultural use along with some 

residential apartments or the purchase of this site by the contiguous adult living center.    

Either of these uses would likely result in the same value for the subject’s site if vacant 

and available.   
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Highest and Best Use (Continued) 

Highest and Best Use "As Improved" 

 The highest and best use of the subject as improved is based on the economic 

and benefit factors that it lends to the community.  The subject is one of the nicest and 

largest cultural centers located in central or southern Vermont.  It is best defined as a 

special use property.  Its current use as a cultural center with a theater, galleries and 

studios can be a great benefit to Bennington in attracting professionals and tourists to the 

area.  The subject property is very much underutilized at this point in time.  The subject 

needs to be marketed as a cultural center for the entire region for events, seminars and 

classes.  Properties such as the subject are built for a specific use and seldom transfer.  

The Dictionary of Real Estate Appraisals, Fifth Edition defines special purpose properties 

as “a property with a unique physical design, special construction materials and a layout 

that particularly adapts its utility to the use for which it was built.”  Based on this definition 

of a special purpose property it is concluded that the highest and best use of the subject 

as improved is its current cultural center use.   
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 Market Analysis   

 
 The real estate market and economy in the region are presently in a moderate 

phase.  The market has improved over the last few years.  The residential market in 

Bennington and the surrounding area has changed from a buyer’s market to a seller’s 

market in recent months.  Residential properties are beginning to experience some 

appreciation.  Marketing times for most residential properties is at 12 months or less.  

While the commercial market in the area and specifically in Bennington is improving it 

does continue to be quite slow.  Commercial properties in Bennington and especially in 

the urban sections are not appreciating in value.  These properties experience 

extended marketing periods.  That being said, properties along Northside Drive which is 

the main commercial strip in Bennington appear to be doing quite well. Vacancies are 

quite low and there are very few commercial properties listed for sale along Northside 

Drive.  Bennington is the center for the entire County in reference to medical, shopping 

and employment needs.  It includes three colleges; Bennington College in North 

Bennington and Southern Vermont College and the Vermont Community College in 

downtown Bennington.  It is also the center for State and County offices.   

 Bennington is in somewhat of a transitional period at this time.  At present, there 

is a plan in place to revitalize what is referred to as the Greenberg properties in 

downtown Bennington.  These properties represent approximately 100,000 square feet 

of commercial space along with 4+/- acres within the center of Town.  They front on 

South Street and West Main Street.  A local conglomerate made up of several 

businesses and private individuals is putting forth this project.  Presently, the first floor 

of these commercial buildings are being renovated and will be available for both rent  
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Market Analysis (Continued) 

and sale.  The second phase will include adding both professional and residential units 

on the upper floors.  There is much enthusiasm and anticipation as to what this can do 

for downtown Bennington.  The subject will benefit if the project comes to fruition.   

 The following is the transactions sales history for most communities within 

Bennington County for the last thirteen years.   
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Market Analysis (Continued) 

Bennington County Sales History 

 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 

Arlington 111 78 90 59 45 39 33 29 27 25 39 28 22 

Bennington 357 372 271 250 152 185 137 137 138 151 162 122 151 

Dorset 82 97 82 46 35 44 21 44 42 48 45 40 32 

Landgrove 11 8 2 6 5 6 3 3 6 6 5 4 2 

Manchester 183 189 132 120 90 70 96 89 82 92 72 81 74 

Peru 35 43 29 18 15 12 21 17 20 17 9 31 15 

Pownal 70 85 37 52 38 39 15 18 8 11 0 22 17 

Readsboro 46 49 47 34 28 30 24 15 18 13 9 6 11 

Rupert 21 17 25 19 12 13 10 13 6 8 7 3 4 

Sandgate 19 22 20 10 6 5 8 3 4 8 7 10 6 

Searsburg 4 3 8 10 2 8 4 4 3 2 1 1 2 

Shaftsbury 104 89 84 53 34 48 45 36 43 29 35 24 28 

Stamford 46 51 38 27 13 20 24 15 16 12 9 12 5 

Sunderland 42 44 40 40 22 18 17 4 8 14 10 10 12 

Winhall 155 115 96 74 53 33 70 47 55 67 45 51 42 

Woodford 27 31 33 16 11 17 13 9 8 10 8 3 0 
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Market Analysis (Continued) 
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Market Analysis (Continued) 

 

 Unemployment Statistics 

 Vermont Manchester Bennington Arlington 

2008 4.7% 4.6% 4.1% 4.9% 

2009 6.9% 7.6% 9.3% 8.3% 

2010 6.1% 6.6% 7.9% 7.1% 

2011 5.6% 5.8% 7.5% 7.1% 

2012 5.0% 5.4% 6.7% 6.5% 

2013 4.4% 4.2% 5.8% 5.4% 

2014 4.1% 4.2% 5.6% 4.0% 

2015 3.7% 3.9% 5.3% 3.6% 

2016 3.3% 3.4% 4.7% 2.7% 
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Exposure Time 

 Exposure time is "the estimated length of time that a property being appraised 

would have been offered on the market prior to the hypothetical consumption of a sale 

at market value on the effective date of this assignment".  The value assigned to the 

subject represents an exposure time of 12 months.  This is based on the market value 

opinion developed within this report and that the property would be actively offered for 

sale by a competent brokerage company familiar with the property type and the region. 
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Valuation Rationale and Methodology   

 In valuing a property it is appropriate to identify the probable developer or 

purchaser of the property since the valuation estimate should replicate the motivations 

and methodologies of the market place. 

 Properties such as the subject are developed for a special purpose. They are 

best defined as contributing to social development in the area.  They typically have a 

specific use and lack the adaptability for alternative uses and seldom transfer.  Most 

often these properties are developed or owned by a group of local individuals or an LLC 

who have a deep commitment to their community and the arts.  They also typically have 

a long history from possibly having had families in the area for multiple generations.   

          In completing an appraisal, three approaches may be considered.  They are the 

Cost, Income and Sales Comparison Approaches.  The sales comparison approach is 

being used to support a value for the subject’s 5.8+/- acre site.  The cost approach is 

being used to support a value for the property in its entirety.  Research has been 

conducted throughout Vermont, into New Hampshire and also into nearby Albany, New 

York in search of possible comparable sales.  No sales that were even close to 

suggesting what the subject’s value is were located.  The cost approach is an appropriate 

approach for a special purpose property.  The income approach is not being used in 

valuing the subject.  Special purpose properties such as the subject are not defined as or 

utilized for income producing purposes.   
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Valuation Rationale and Methodology (Continued)  

        The definition of the two approaches being employed as taken from The Dictionary 

of Real Estate Appraisal, Third Edition, 1993 follows: 

 The Cost Approach – “A set of procedures through which a value indication is 

derived for the fee simple interest in a property by estimating the current cost to 

construct a reproduction of, or replacement for, the existing structure; deducting 

accrued depreciation from the reproduction or replacement cost; and adding the 

estimated land value plus an entrepreneurial profit, if applicable.  Adjustments may then 

be made to the indicated fee simple value of the subject property to reflect the value of 

the property interest being appraised.”  

 The Direct Sales Comparison Approach – “A set of procedures in which a value 

indication is derived by comparing the property being appraised to similar properties 

that have been sold recently, applying appropriate units of comparison and making 

adjustments to the sale prices of the comparables based on the elements of 

comparison. The sales comparison approach may be used to value improved 

properties, vacant land, or land being considered as though vacant, it is the most 

common and preferred method of land valuation when comparable sales data are 

available."   

         The value analysis will begin with assigning a value to the subject’s 5.8+/- 

acre site.  It will be followed by the cost approach and conclude with a reconciliation of 

value.   
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Land Valuation  

1. R & C Martins Enterprises to Bennington County Humane Society 
 1759 Route 7A 

 Arlington 
 
 Sales Price:  $300,000 
 Sales Date:  10/27/2015 
 Price/ Acre:  $54,545 
 Lot Size:  5.5+/- acres 
 Use:   Animal Shelter 
 Zoning:  Rural Residential 
 Verified:  Inspection, town records 
  

Comment:  This site is located south of the Village of Arlington on Route 7A.  It 
includes 5.5+/- acres.  The land fronts on Route 7A and Ball Mountain Road. The 
parcel possesses level/rolling topography.  The property was improved on the date 
of sale with a 4,603 square foot 12 unit 1950's vintage motel.  The site was 
improved with on site water and septic.  It was purchased for the development of a 
new Second Chance Animal Shelter.   
 
 

 

Land Sale 
1759 Route 7A 
Arlington 
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Land Valuation (Continued) 

2. Tornabene to Southwestern Vermont Medical Center 
 Route 7 
 Pownal, VT 
 
 Sale Price:                               $165,000 
 Sale Date:  11/26/2014 
 Lot Size: 5.27+/- acres 
 Use:  Development for medical offices             
 Zoning: Commercial Overlay    
 Traffic Count: 7,000 
 Verified:                              Inspection, grantor and grantee 
 Price/acre:                           $31,309                                         
    

Comment:  This parcel is located on the east side of Route 7, 1 mile north of the 
Vermont/Massachusetts border.  It was purchased for the development of a 
medical clinic.  Of its total acreage, approximately 3 acres is considered usable 
with the remaining 2+ acres having sloping topography and being impacted by a 
small stream.   

 

 

Comparable 
Route 7 
Pownal 



 
 

Audy Appraisals, P.C.      .       P. O. Box 688       .       Arlington, Vermont  05250 

56 
 

Land Valuation (Continued) 
 
3. Clarendon Commons to Morrissey 
 2101 Route 7B 
 Clarendon 
 
 Sales Price:  $90,000 
 Sales Date:  03/19/2014 
 Price/ Acre:  $40,909 
 Lot Size:  2.2+/- acres 
 Use:   Solar Farm 
 Zoning:  Commercial Residential 
 Verified:  Inspection, broker and town records 
  

Comment:  This site sets on the corner of Route 7B and Route 103 in Clarendon, 
Vermont.  It did at one time have an older motel that burned several years ago. 
The site was improved with a well and septic.  The condition of the utilities was 
unknown.  Development for solar use has been proposed.  The site continues to 
be undeveloped at this time.   
 
 

 
 
 
 
 

Land Sale 
2101 Route 7B 
Clarendon 
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Bennington Center for the Arts 
44 Gypsy Lane 

Bennington, Vermont 
 
 

Item Subject Comparable No. 1 Comparable No. 2 Comparable No. 3

Address 44 Gypsy Lane 1759 Route 7A Route 7 2101 Route 7B

Town Bennington Arlington Pownal Clarendon

Proximity to Subject NA 13 miles 10 miles 50 miles

Sales Price NA $300,000 $165,000 $90,000

Price/acre NA $54,545 $31,309 $40,909

Data Source Inspection Inspection Inspection Inspection

VALUE ADJUSTMENTS DESCRIPTION  DESCRIPTION ADJUST.  DESCRIPTION ADJUST.  DESCRIPTION ADJUST.

Sales Concessions None None None None

Date of Sale 11/7/2017 10/27/2015 11/26/2014 3/19/2014

Location Rural Rural Rural Rural

Lot Size 5.8+/- acres 5.5+/- acres 5.27+/- acres 2.2+/- acres

Zoning Rural Residential Rural Residential Commercial Overlay Commercial Residential

Utilities Municipal Private/On site Private/None Private/On site

Other None Building -25% None None

Net Adjustment(s) -25% Adjust. + or  (-) 0% Adjust. + or  (-)

Value indicated: $40,909.00 $31,309.00 $40,909.00

Value assigned to site:  $35,000 per acre  x 5.8 acres = $203,000 rounded to $200,000.00
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Land Valuation 

 Four land sales were identified.  It was necessary to use older sales.  There have 

been no transfers of comparable land parcels in Bennington in recent years.  The 

comparables were analyzed on a sales price per acre basis.  The adjustments on the grid 

have been made on a percentage basis. 

 Sale #1 is located on Route 7A at the south end of the Village of Arlington. This 

property was purchased for development of a new Second Chance Animal Shelter. This 

property was improved as a motel prior to its transfer.  This sale required one adjustment. 

 It was adjusted down 25% for the added premium that was paid for the property because 

of the existing building.  No other adjustments were required on Sale #1.  It suggests a 

value of $40,909 per acre for the subject’s site.  

 Sale #2 is a vacant parcel that was purchased and developed by the Southwestern 

Vermont Medical Center for an outpatient clinic.  It is comparable in all aspects. It did not 

require any adjustments.  It supports a value of $31,309 per acre.  

 Sale #3 is located on the corner of Route 7B and Route 103 in Clarendon.  This site 

was purchased for commercial development and more recently it has been suggested that 

it was going to be redeveloped for solar use.  Solar development on rural sites has 

become very popular in Vermont. Land typically sells at a premium when being utilized for 

this use.  No adjustments were required on Sale #3.  It supports a value of $40,909 per 

acre.   

 The adjusted value range indicated by the three sales is $31,309 up to $40,909 per 

acre.  A value of $35,000 per acre for a total value of $203,000 rounded to $200,000 is 

indicated for the subject’s 5.8+/- acre site.   
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Cost Approach  
 
 
 The cost approach is the only approach being used in valuing the subject.  The 

following procedures are used in completing this approach.       

1. Estimate the site value at its highest and best use.   

2. Define and estimate the replacement cost new of the improvements; 

3. Estimate accrued depreciation, including physical, functional and economic 

obsolescence; 

4. Estimate the depreciated cost of the site improvements, and add the 

depreciated cost of the building(s), site improvements and land value to arrive 

at an indicated value for the property through the Cost Approach. 
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Cost Approach (Continued) 

 Two illustrations are being used to support the cost approach. The first approach 

represents the subject's replacement cost based on market data on other new buildings or 

additions that have been completed on properties over the last few years in the region.  The 

second approach includes the subject's replacement cost based on Marshall’s Valuation 

Cost Service Manual.  The following is the definition of replacement cost as taken from the 

Marshall Valuation Cost Service Manual.   

 Replacement Cost – "The replacement cost of a building is the total cost of 

construction required to replace the subject building with a substitute of like or equal utility 

using current standards of materials and design.  These costs include labor, materials, 

supervision, contractors' profit and overhead, architects' plans and specifications, sales 

taxes and insurance." 
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Cost Approach (Continued) 

 

New Construction Projects Reviewed 

 

1. Location:    Route 7, Pownal 
 Date:    2015 
 Size:   4,735 square feet 
 Cost/Square Foot: $264 
 
Comment: This is a medical clinic that was constructed new in 2015.  It is a good quality 
building.  It was built out by a local developer.  Its cost per square foot includes the building, 
site and soft costs.  
 
2. Location:    Route 100, Weston 
 Date:    2016 
 Size:   9,905 square feet 
 Cost/Square Foot: $605 
 
Comment: This is a contemporary building constructed for the new Center of the Arts in 
Weston.  The developer was a construction company out of Middlebury, Vermont. It 
represents excellent quality.  It included several specialty items.   
 
3. Location:    Route 30, Townshend 
 Date:    2016 
 Size:   4,514 square feet 
 Cost/Square Foot: $150 
 
Comment: This is a new rescue squad facility that was built out in 2016.  It was constructed 
by a local contractor.  Approximately 50% of the building was dedicated to garage area for 
emergency vehicles.  It is a very average quality building. 
 
4. Location:    Route 7A, Arlington 
 Date:    2016 
 Size:   6,560 square feet 
 Cost/Square Foot: $237 
 
Comment: This is the total rehab and renovation of a health center in Arlington.  The work 
was completed by a construction/development company from Middlebury, Vermont.  Its 
quality is rated as good.   
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Cost Approach (Continued) 
 
5. Location:    Park Street, North Bennington 
 Date:    2015 
 Size:   5,890 square feet 
 Cost/Square Foot: $212.37 
 
Comment: Work for this project was completed by a construction company out of 
Burlington, Vermont.  It includes classrooms and administrative offices.  It is a good, 
institutional quality building.   
 
6. Location:    Route 30, Jamaica 
 Date:    2015 
 Size:   3,128 square feet 
 Cost/Square Foot: $239 
 
Comment: This property includes a new contemporary style convenience store that was 
constructed by a local contractor.   
 
 

 The six construction budgets reviewed represent a variety of styles and quality 

constructed properties in the region over the last 2+/- years.  The first property listed 

includes a good quality medical office clinic.  It has some specialty items due to its specific 

use.  Property #2 represents a contemporary steel frame building.  It possesses very high 

ceiling heights and many unique features.  This property exceeds all others on a cost per 

square foot basis of several projects reviewed over the last several years.  Property #3 

represents an average quality building with approximately 50% of its square footage being 

dedicated to a finished garage for emergency vehicles.  Property #4 is a rehab.  Its cost is 

somewhat higher because of demolition.  It represents good quality construction. Property 

#5 is a good indicator of cost new per square foot for the subject.  It is quite similar in quality. 

The last property listed is a contemporary style post and beam convenience store that was 

developed near Stratton Mountain.  It is similar in quality to the subject but includes a smaller 

building.   
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Cost Approach (Continued) 
 
 In reconciling a cost per square foot for the subject by the projects reviewed most 

weight is placed on the properties in Pownal, Arlington, and the Village of North Bennington. 

 These three properties suggest a range of $212 up to $264 per square foot.  Putting most 

weight on these three properties, a reasonable replacement cost is $235 per square foot. As 

you increase in size the cost of construction diminishes somewhat.  A 10% deduction is 

being made on the projected cost of $235 per square foot.  The net adjusted replacement 

cost per square foot using this methodology is $212 for the above grade finished area.  The 

subject’s above grade area totals 28,716 square feet.   

 The subject possesses an additional 7,896 square feet of finished basement area.  

The Marshall Valuation Cost Service Manual estimates that finished basement cost is 45% 

of the above grade finished cost.  Based on this estimate, 45% of $212 equals $95 per 

square foot.  The replacement cost being included for the basement sections of the subject’s 

building is being estimated at $95 per square foot.   

 The subject’s total replacement cost based on the estimate supported by local 

construction projects is $6,837,912.  The subject suffers physical, functional, and external 

depreciation.  Its physical depreciation is due to its age.  The subject has an effective age of 

10 to 15 years.  The Marshall Valuation Cost Service Manual calculates the total economic 

life of a Good C quality theater/auditorium type building at 45 years.  Based on an effective 

age of 10 to 15 years and a total economic life of 45 years the subject’s physical 

depreciation is estimated at 22%.  The subject also suffers functional and external 

obsolescence.  Its functional depreciation is due to the super adequacies that the subject 

possesses such as its high ceilings, hardwood trim and slate roof.  Its external obsolescence 
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Cost Approach (Continued) 

is due to market conditions.  The cost of construction has continued to rise over the last 10+ 

years whereas values for most properties have been in a declining mode.  The difference 

between the actual cost and market value equals external obsolescence.  Three sales are 

being included to support a functional/external obsolescence factor of 25%.   

 The value indicated for the subject based on local costs, including its site value is 

estimated at $4,200,000.   

 
Above Grade – 28,716 square feet @ $212 per square foot:  $6,087,792 
 
Basement – 7,896 square feet @ $95 per square foot:  $   750,120 
    TOTAL  $6,837,912 
 
 
Less 22% Physical depreciation  ($1,504,341) 
 
Less 25% Functional/External depreciation  ($1,333,393)   
    TOTAL  $4,000,178 
    Site  $   200,000 
      $4,200,179 

 
Rounded to $4,200,000.00 
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Cost Approach (Continued) 

 

Replacement Cost Per Marshall Valuation Cost Service 

 Section 16 of the Marshall Valuation Cost Service best defines the subject’s use and 

quality.  It defines a theater/auditorium type building of average to good quality.  The base 

cost suggested by the Marshall Valuation Cost Service for the subject’s above grade area is 

$193.60 per square foot while the below grade basement area is $85 per square foot.  

Perimeter, regional and local factors were applied as supplied by the Marshall Valuation 

Cost Service.  An add-in for the sprinkler system was also included.  The refined cost per 

square foot for the above grade area as suggested by the Marshall Valuation Cost Service is 

$225.60 per square foot while the below grade area has an estimated replacement cost of 

$101 per square foot.  In completing this method the same effective age (10 to 15 years) 

with a total economic life of 45 years was used in estimating its physical depreciation at 

22%.  The same functional/external depreciation factor of 25% is also being applied to the 

estimated cost new.  The following illustrates the replacement cost utilizing the Marshall 

Valuation Cost Service publication.   
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Cost Approach (Continued) 

 
Above Grade – 28,716 square feet @ $225.60 per square foot:  $6,478,330 
 
Basement – 7,896 square feet @ $101 per square foot:  $   797,496 
    TOTAL  $7,275,826 
 
 
Less 22% Physical depreciation  ($1,600,682) 
 
Less 25% Functional/External depreciation  ($1,418,786)   
    TOTAL  $4,256,358 
     
    Site  $   200,000 
      $4,456,358 

 
Rounded to $4,400,000.00 
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Cost Approach (Continued) 
 

 
Marshall Valuation Cost Service  

Base Cost With Adjustments 
 
 

Quality:  Auditorium/Theater – C grade quality, Section 16 
 
 
Base Cost: 
 
Above Grade: $193.60/square foot 
 
Below Grade: $  85.00/square foot 
 
Perimeter Factor: 1.061 
 
Regional Factor: 1.05 
 
Local Factor: 1.03 
 
Sprinkler:  $3.45/square foot 
 
 
 
Refined Cost: 
 
Above Grade: $225.60/square foot 
 
Below Grade: $101/square foot 
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Cost Approach (Continued) 
 

 

Support for Functional/External Obsolescence 

107 Catamount Drive, Milton 
Sales Price (05/15/2015)    $1,480,000 
Less Land Value   ($   250,000) 
Less Site Improvements   ($     75,000) 
Value allocated to improvements:  $1,155,000 
 
Cost New 
19,812 square feet @ $100 per square foot  $1,981,200 
Less 20% physical depreciation  ($   396,240) 
  Subtotal    $1,584,960 
Value allocated to improvements ($1,155,000) 
Functional/External Depreciation:  $    429,960/27% 
-----------------------------------------------------------------------------------------------------------------------------  
4847 Main Street 
Manchester Center 
Sales Price (11/19/2014)    $3,900,000 
Less Land Value                                             ($1,000,000) 
Less Site Improvements   ($   150,000) 
Value Allocated to Improvements:  $2,750,000 
 
Cost New 
35,025 square feet @ $128 per square foot $4,483,200 
Less 15% physical depreciation:                                          ($   672,480) 
    Subtotal  $3,810,720 
Value allocated to improvements:                                         ($2,750,000)    
Functional/External Depreciation:   $1,060,720/28% 
----------------------------------------------------------------------------------------------------------------------------- 
1103 North Main Street 
White River Junction 
Sales Price (11/16/2012):   $1,550,000 
Less Land Value:                                             ($   300,000) 
Less Site Improvements   ($     75,000) 
Value Allocated to Improvements:  $1,175,000 
 
Cost New 
13,160 square feet @ $128 per square foot $1,684,480 
Less 5% physical depreciation:                                            ($     84,224) 
    Subtotal $1,600,256 
Value allocated to improvements:                                        ($1,175,000)    
Functional/External Depreciation: $    425,256/27% 
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Cost Approach (Continued) 

 The first sale listed supports a depreciation factor of 27%.  This sale represents an 

industrial building with a high percentage of finished offices. The high percentage of finished 

offices likely is the portion of the property that contributes to its functional obsolescence 

because it is considered a super adequacy for an industrial building while a portion of the 

factor is also attributed to external obsolescence.   

 The second sale listed is an auto dealership located in Manchester, Vermont.  This 

property transferred in 2014.  It includes two buildings.  One was utilized for their showroom 

and the second was a newer building used for service use.  This sale supports a 

depreciation factor of 28%.  Its buildings work well for their intended use but likely suffered 

some functional depreciation because it includes two separate structures.  It appears that 

the 28% factor is attributed to both functional and external depreciation for this property.   

 The third sale listed is also an auto dealership located in White River Junction.  This 

property went through a change of use when it transferred from an auto dealership to a truck 

service center.  This sale supports a factor of 27%.   This property with its current use does 

not require the high end finishes that are typical for an auto dealership thus the price paid for 

the property reflects what a typical buyer would attribute to functional/external depreciation.   

 The three sales suggest 27% up to 28% for the subject’s functional/external 

obsolescence.  A reasonable factor for the subject based on market data is 25%.  The 

adjustment for functional/external obsolescence is made after deducting for physical 

depreciation.   
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Reconciliation of Value 
 
   
 
  Cost Approach   
   
  Per Local Cost           $4,200,000.00 
  Per Marshall Valuation Cost Service:        $4,400,000.00     
   
 
 The cost approach was the only approach used in valuing the subject. Two 

methods were used in arriving at a value through this approach.  It is the best approach to 

be used when appraising a special use property.  The subject suffers some physical 

depreciation due to age.  The age/life method was used in estimating its physical 

depreciation.  Sales were listed to support the subject’s functional and external 

obsolescence.  The subject’s functional depreciation is due to the super adequacies that 

the building possesses.  Its external obsolescence is due to past and current market 

conditions, not only in Bennington, but in the region.  The cost of construction has 

continued to rise over the last 10 years at between 3% and 5% per year whereas most 

real estate was declining in value from 2008 thru 2012.  The difference between the 

increase in cost versus market is attributed to external obsolescence.  Since about 2012, 

the market has moderated and is in a stable mode. The cost approach is well supported.  

In reconciling a final estimate of value most weight is placed on the first methodology 

illustrated and supported by local projects.  A value of $4,200,000 is reconciled for the 

subject.  The effective date of value is November 7, 2017.   
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Value Conclusion 

        Therefore, as a result of the analysis and conclusions drawn from herein, it is the 

appraiser's opinion that the market value of the Bennington Center for the Arts property 

located at 44 Gypsy Lane in Bennington, Vermont is Four Million Two Hundred Thousand 

Dollars ($4,200,000.00).  The effective date of this appraisal is November 7, 2017.  The 

purpose of this appraisal is to establish a value for gifting purposes.   
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