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PROJECT AREA 1-B 
PARCEL NO. 99 

242 East Fairfield Avenue 

Oscar Kess.el 

Lot 4, Block 12, Marshall 's Addition 

50 x I 00 

Light Industry and Commercial 

188 0 

Assessed Valu e: Land - $700, Building - $4, 150 

This property is on t h e south side of Fairfield Avenue and is north facing. 
It is bounded on the north by Eas t Fairfield, on the east by State Street and 
on the south by East Indian a and on the west by Robertson. The building is 
set up on the sidewalk lin e a n d has no setback . The lot is level with the 
sidewalk at the front a nd slop es g radually downward to about five or six 
feet below grade at the rear. The improvem ent consists of a r~ctangular 
three story brick and s tone b uildi ng which is used partially as a bakery 
and p artially for other purposes as later described. The exterior a ppears 
to be in fair condition . The b rick in the fron t has been painted and the 
pointing is in good c ondition. Along the front of the buil ding at ground level 
are tw o large plate glass w in dows, which have been p artially wooded in on 
top. On the upper floors of the b uilding the windows are enclosed with 
c ombination aluminum storms a n d screens. Along the west side of the 
building is a driveway w hich goes to the rear of the lot. This is a brick 
enclose.cl driveway and is i n the form of a brick type tunnel. This building 
contains a full basement with stone foundati ons and poured concrete floors . 
The basement is divided into two sections. The east section is rectangular 
in shape and contains a gas fir e d gravity air furnace which has Minneapolis 
Honeywell controls. This f u rnace is u sed p rimarily to heat the bakery 
unit abo ve on first flo o r and is a s upp lemental heating plant for the owner's 
apartment on the second floor. Other than that it does not heat any other 
p art of the building . Also, in this section of the basen'1ent are several 
compres sor units which are c onnected and operating but which the owner 
indicates are rnovable. The west sectio n of the basement adjoins the east 
section and has access to it by a hole which has been cut in the foundation 
between the two sections. The west section is rectangular in shape and 
contains a toilet and sink. It is mainly used as an open storage area. The 
fl oor is poured concrete and the foundations are stone. The plumbing pipes 
in this section of the building appear to be relatively new . The ceiling in 
this section of the basement is c overed with wallboard with strip wood j o ints. 
There is evidence in this section of the basement that the building has been 
rewired. There is new metal conduit pipe running up to the first floor out-
lets from this section of the basement. T he owner indicated that when the 



building was re.modeled sometime ago a new three -p hase electrical system 
was installed. There is access to the west section of the basement from 
the first floor bakery area by mean s of an inside stairway and also there is 
access to the outside by way of a doo rway at the rear of t h e west section of 
the basement. The first floor has two sections. The east section contain s 
the retail baker y store. T his section is divided into two s ub -sections, a 
front section which is used for the retail store and the rear section which is 
used for storage and contain s several coolers. In the retail area there are 
a large four b lade ceiling fan and two fluorescent light fixtures hanging fr om 
the ceiling. Also, it contains glass and wood counters for bakery goods a nd 
racks for the bakery goods. The retail store area has lath with p laster walls 
and ceilings and an asphalt tile floor. It is in fair c ondition . Imm ediately t o 
the rear of this retail store section is an open area which is used as a make -
up room. On the east wall of this makeup room there are a series of re-
tarding boxes which are used in the baking process. On the west wall of th is 
area is a steam box and a retarding box. These are also p art of the b a k ing 
op eration. These items are all movable according to the owner. In the 
center of this room is a large table which is used for mak eup work. To the 
rear of this area is a large bread .molder which, according to the owne r , is 
removable along with the work table, the retarding boxes and steam box on 
the we st wall and the retarding boxes on the east wall. The walls and ceil-
ings in this section are lath and plaster and have been painted. They are i n 
fair condition. Hanging from the ceiling are tw o fluorescent light fixtures. 
The floors in this area are hardwood and are in good con dition. The wes t 
section of this building is entered through an archway from the east section. 
The front p art of the west section contains a freezer, several mixers and 
some other miscellaneous bins and racks used in the bakery ope ration. T hese 
items are all removable according to the owner. The mi ddle area of the 
west section contains a metal sink and a 40 bun pan o ven which measures 
12 feet in width by 12 feet high by a depth of 10 feet. This oven is covered 
with enameled or porcelain sections of sheet metal. It contains rotating 
trays inside which are heated up to a temperature of 400 degrees in the 
baking process each day. The owner indicated that because of the fact 
that this oven is heated to such a high temperature everyday and is a bout 
five years old, it might be a very difficult thing to m o ve it. Moving the 
oven would be a very highly speculative venture because it might not work 
if it were reinstalled som ewhere else. The oven is a Middle by Marshall 
Rotary Oven and the Owner indicated that it cost approximately $9, 000 
exclusive of special wiring. In the rear area of the west section of this 
building is a large gas fired boiler which provides steam for the baking 
operatio.{J . In addition, there is a large automatic gas hot water heater 
which provides the hot water for the bakery operation as well as for the 
other units in this building. Immediately to the west of this rear part of 
the west section is a small locker room. This is extended over the drive -
way which we previously mentioned. It is a small room with steps up to 
it abo ut five feet above the floor level of the west section of the building. 
The walls and ceilings in this entire west section are lath and plastered 
and are p ainted and are in fairly good condition. The floors are partly 
w o od and p artly poured concrete under the Middleby Marshall rotary baking 
oven. The second floor of this building cort ains apartments. The apart -
ments on the second floor of this building are entered from a street level 



entrance on the west front of the building next to the driveway . T here i s a 
small entrance way area and then wooden stairs up to the second floor. The 
stairwell has a wood wainscoting up to a height of about five feet. The walls 
a nd ceilings i n the stairwell are lath and plaster, are p ainted and are in 
fai r l y good c ondition. A p artm ent N o . 1 on the second floor is occup ied by the 
owner , Mrs. Kessel and her family. This unit c ons ists of a living room, a 
dining room , very large k itchen, full bathroom which is very large, and 
t wo f u ll bedroo.ms with a mple storage space. T he heat f or this unit is pro-
vided by gas space heaters. The !r!e are three such heaters in this unit. T he 
walls in this unit are lath and plaster as are the c eilings . They are in good 
c ondition. The floors in the unit are hardwood a nd there is hardwood trim 
in the living room a nd dining room. The cm dition of this unit is very good., 
It would seem that a r e as ona b le rental for this apartment would be $7 5 a 
month. A p a rtme nt N o . 2 on this floor cm sists of two rooms , a bedroom 
and a c om bination kitchen and sitting room. T h e walls are lath a nd plaster . 
The floors are hardwood a n d the decorating is in fair condition. The heat 
is provided by a gas s p ace heater. There is no bath in this unit so the tenant 
shares a b ath in the hall. The rent for this unit is $25 per month and the 
tenant p ays his own electric and gas. Apartment No. 3 consists of three 
rooms, a living room, dining room, kitchen and full bath. The walls are 
lath a nd plaster as are. the ceilings and the plaster is i n fair condition. 
The flo ors are hardwood. According to the owner of the building this a p art-
ment rents for $30 per month and the tenant p ays f or her own heat and 
electric. The heat is provided by gas space heaters. There is an open 
stairway leading from the second floor to the thir d floor where there are 
additi onal a p artments. Apartment No. 4 on the third floor consists of six 
r ooms , a full b ath and a half bath. The last time this was rented it was 
r e n t ed to one family. Originally it was three sep arate units. The walls and 
ceiling are lath and p laster and floors are hardwood . T he decorating in 
this unit is fair. The last time this was rented it was r ented for $65 a 
month for all six rooms and tenan ts paid their o w n heat a nd utilities. T he 
heat for this unit was originally furnished by space heaters. At the present 
time they have been disconnected and removed. Apartment No. 5, third 
floor, c onsis.ts of a living room, two bedrooms, kitchen a nd a half b ath. 
The walls a re lath and plaster as well as the ceilings a nd the floors are 
hardwood. The decorating in this apartment is poor. At one time this 
apartment rented for $35 a m onth and the tenants p aid their own heat and 
utilities. This unit :was h eated by gas s p ace heaters which have been re-
moved and the unit is now vacant. A p artment No. 6 on third floor c onsists 
of a living roorn , bedroom, kitchen and a share-the-bath i n the hallway. 
T h e walls and ceilings are lath and plaster and the floors a re hardwood. 
The decorating in this unit is fair. This unit was heated by a space heater 
whic h has now been removed as the unit is vacant. At one t ime this a p art-
ment rented fo r $30 a month and the tenant paid his own heat and utilitie s. 
All the apartments on the third floor at the present time are vacant. At 
the rear of the building on the outside is a frame three story porch which 
c ontains a stairway from the ground level up to the third floor level with 
platforms at e ach level. The owner i n dicated that this porch was put on 
about a yea r ago a nd it c ost her i n excess of $2, 000. It is in very good 
c onditi on. Attached t o the ground level of the east section of the building 
on the outside is a concre te block shed with a flat roof. 



C os t App r oach : 

Le ss 

A dd 

7 662 Square Fee t at $1 8 . 00 

Phy s ical D ep reciation at 60% 
F un ctional D ep r e ciation at 5% 
Economic Dep reciation at 5% 

D ep reciat ed Value of t he 
In 1p r ov e m e n t 

D ep r e ciat e d Valu e of S h e d 

Dep reciate d Value of All 
Im p r o vem ents 

Lan d 

In dicated Value by C o st A pp roac h 
# d. 7.:<0,oo 

$13 7 ,91 6. 0 0 

8 2, 74 9.0 0 
6, 8 95. 00 
6, 8 95.0 0 

$ 41,377.0 0 

200 . 0 0 

$ 41,57 7 .0 0 

1, 000 . 0 0 

$ 4 2,577 . 00 

I n c ome A p p roa ch: $5520. 00 Gross Inc om e tim es 
Gros s Multiplier of 5. 5 

5 ; 5 x $55::2;:0... = $:3 0 , 368 .:1/3(, CJC,o,0 0 
t;,7~0 .,; 

In d icated Value by Income 
A pproach 

T his is a total taking. Based on Cost, Income, and Mark et App r o ache s t o 
value , it i s oux op i n i on t hat the Market Value is: 

Per Inc ome Approach 
~ 6,, "/ i'> 0 .06 

$ :tfl=;~ 6 o:=w 
11 THIRTY THOUSAND THREE HUNDRED SIXTY 
DOLLARS~' 



GROSS ANNUAL MULTIPLIER COMPARA B LES 

APARTMENT BUILDINGS 

Three thru Twelve Un its 

Gross Gross 
Date Sales Annual Annual 

No. Address Units Sold Price Terms Rent M ultip lier 

l 1667 Ames 4 1960 $14,900 C/D $3,420 4.35 

2 54-56 W .• Fairfield 4 1961 11,900 $500 dn. 2,640 4. 57 

3 406-408 N. Exchange 7 1959 21,200 $1500 dn. 4,110 5. 15 

4 768 Cedar 12 1960 34,000 $5000 dn . 7,260 4.68 

5 67 W. Jessamine 3 1959 7,935 $350 dn. 1,476 5.37 

6 491 Stryk er 3 1961 10,000 Cash 2,000 5. 2 

7 333 Banfil 3 1960 14,000 $1500 dn. 2,200 6.3 

8 372-3 E. Winifred 4 1959 11, 500 $500 dn. 2, 160 5. 2 

9 37 6 E. Winifred 4 1959 10, 500 $500 dn. 1,. 920 5.5 

10 537 Iglehart 6 1957 15,500 Cash 5,400 2. 8 

11 357-59 Oneida 4 1959 11, 500 $500 dn. 2,640 4. 4 

12 961- 63 Wilson 4 1959 12, 500 $1000 dn. 2,400 5.2 

13 510 Iglehart 4 . 1961 10,000 $1000 dn • 2,352 4.25 

14 960 Selby 5 1961 12,500 Cash 2,712 4.6 




