Proposed Disposition of Class |11 Lands

Portion of NB 4 off of Beech Street
105 North St., North Branford

Application to the Representative Policy Board (RPB)
From the Regional Water Authority

June 2023

1. AUTHORIZATION SOUGHT

The Regional Water Authority (RWA) proposes the disposition of 17.22 acres of unimproved
Class 111 lands (hereinafter referred to as “subject land”) located within North Branford, Connecticut for
conservation use and conforming to any and all approvals that may be granted by the regulatory agencies of
the Town of North Branford. The purchase price shall not be less than $276,000 for the unimproved subject
land as established by two independent appraisers. The appraisers determined the ““as is” market value to
be between $245,000 and $307,000 based on the survey prepared by Bennett & Smilas Engineering, Inc.

The subject land, part of the RWA land unit NB 4, comprises 17.22 acres and is located west of

Beech St. in North Branford. In 2011, the Representative Policy Board (RPB) approved the disposition of
three parcels, including this one, for a high minimum price. The purpose of this disposition application is
to reduce the minimum purchase price to reflect the current real estate market with the intent to sell it to the
North Branford Land Conservation Trust (NBLCT) for conservation purposes. The RWA’s Land Use
Plan, approved by the RPB on January 21, 2016, outlines the subject land as Non-Water System Land
which could be disposed.

The subject land is not needed for water supply purposes. Therefore, the RWA proposes to

dispose of the subject land in a manner that will meet the following objectives:

1. To generate income to further protect the RWA’s public water supply through the purchase of
additional water supply watershed lands or conservation easements within the RWA’s public
water supply watersheds.

2. To benefit RWA ratepayers by minimizing future water rate increases attributed to future
borrowing needed to complete the purchase of additional water supply watershed lands or
conservation easements.

3. To protect any outstanding natural areas and preserve important ecological functions.

Furthermore, as outlined in the RWA’s 2007 brochure titled “The Land We Need for the Water

We Use,” the RWA has purchased land outright or has secured conservation easements on lands within its
watersheds. These purchases protect watershed lands in the region to maintain the high level of water
quality for its customers and minimize treatment costs. Purchases of land and/or conservation easements
have been partially funded by the sale of Class 111 lands that are off the watershed and, consequently, not

essential for the protection of the public water supply.



2. NEED FOR PROPOSED ACTION

The subject land is situated entirely on Class 111 land, which is a State Department of Public
Health (DPH) designation for land owned by a water utility that is not now, or in the future, on the
watershed or aquifer of a source of supply for public drinking water. The cost of maintaining the subject
land includes boundary inspections, forest management, and security, as well as payment in lieu of taxes
(PILOT). PILOT for this parcel is approximately $50 per year. Although these costs are currently
minimal, totaling approximately $900 per year, they nonetheless represent a diversion of resources that
could be utilized elsewhere for the maintenance and security of the water system. Furthermore, should the
Proposed Action be approved, the RWA will receive significant funds from the sale of the subject land.

These funds will be utilized for source water protection acquisitions.

3. ANALYSIS OF ALTERNATIVES

This application considers four alternatives to the Proposed Action: 1) No Action, 2) No Action — Sale
of Property with Conditions of 2011 Disposition Approval, 3) Sale of the subject land to a private person or
organization, and 4) Sale of the subject land to the Town of North Branford or to the State of Connecticut.

No Action — Retain property

An alternative to the proposed disposition is the continued ownership of the land by the RWA. Under
this scenario, RWA'’s ratepayers would lose the benefits of the land sale and the RWA would continue to be
responsible for maintenance costs and general management related to the subject land together with some
exposure to liability. The “no action” alternative continues the RWA’s ownership of this Class 111 parcel,
which is in opposition to RWA’s “The Land We Need for the Water We Use” initiative. Such expenses
and exposure to liability may be expected to increase with time. PILOT payments would also continue. It
is unlikely that physical changes to the subject land will occur under the continued ownership of the parcel
by the RWA, other than selective thinning of trees by woodcutters.

No Action — Sale of Property with Conditions of 2011 Disposition Approval

A second alternative is the proposed disposition to a private person or group based on the conditions of
the 2011 approval. This parcel was approved for disposition in 2011, but the minimum price was high and
has remained above the market value for over 10 years. Theoretically, it is possible for someone to make
the RWA an offer for the minimum value as stated in the 2011 disposition application. However, that has
not happened and Is not expected to happen based on the condition of the real estate market. This
alternative is not feasible.

Sale to a Private Person or Organization

A third alternative is the proposed disposition to a private person or group with the reduced minimum
value from the 2021 appraisals. The sale to a private entity would likely result in property being developed

with multiple houses. Inevitably, this would create the normal problems we have with abutters such as



trespassing, dumping, and hazardous tree calls. If this were pursued it would threaten the environmental
resources on the parcel, such as a wetland. It would also take more time to complete, as compared to a sale
to the NBLCT, since it would require going through the RWA’s bid process.

Sale to the Town of North Branford or to the State of Connecticut

A fourth alternative is the proposed disposition to the Town of North Branford or to the State of
Connecticut. Subsection (f) of Section 18 of the Connecticut Special Act 77-98, as amended, gives the
legislative body of the city or town in which the land is located and the State Department of Energy and
Environmental Protection (DEEP) rights to purchase, with the city or town’s rights taking priority over
State’s rights. The RWA has established fair market value for the subject land, thus either the State or
Town would likely perform independent appraisals. In the event of sale to either entity, the RWA would
receive the revenue from the subject land sale. To this point, neither the Town nor the State have expressed

interest in the property; however, either may exercise its right during the prescribed period.

4. COSTS INCURRED OR SAVED BY THE PROPOSED ACTION

Once the subject land is no longer owned by the RWA, the average annual expenses for PILOT,
security, and maintenance will no longer be incurred. Of greater importance is the expected revenue to be
gained by the sale of the land. The revenue will be used for the protection of watershed lands through
purchase and/or conservation easements, funds that would otherwise need to be raised by bonding. The

expected revenue from the sale of the subject land will not be less than $276,000.

5. UNUSUAL CIRCUMSTANCES FOR THE RPB TO CONSIDER

The parcel was approved for disposition by the RPB during 2011. The 2016 Land Use Plan notes
this fact and shows the parcel as “Non-Water System Land”.

After the disposition was approved in 2011, the real estate market greatly softened. The approved
minimum value that the RWA would accept for the parcel could not be supported by a current appraisal.
Therefore, no one expressed interest in the parcel and it continued to be owned by the RWA.

The RWA has been in contact with the NBLCT about their interest in acquiring this parcel. The
NBLCT stated that they would be interested in this parcel and the nearby parcel that is north of Pomps
Lane, which was also approved for disposition in 2011. Realizing that the market had dropped since 2011,
and acknowledging the benefits of selling the land for conservation purposes to the NBLCT rather than
possible development, the RWA agreed to get updated appraisals for this property. The appraisals
confirmed that the estimated value dropped significantly since 2011. In order to sell the property to the
NBLCT at the lower minimum price, this new disposition application needs to be approved.

Assuming the Town and State do not exercise their priority rights, the RWA intends to sell the
property to the NBLCT. Additionally, the RWA has spoken to the NBLCT about their interest in 19.462

acres off of Pomps Lane that is also a part of Land Unit NB 4. The disposition of that property is addressed
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in a separate application to the RPB being made simultaneously with this application. In September 2022,

the NBLCT and the RWA executed a Memorandum of Understanding documenting the intention of the
NBLCT to buy both parcels.
The proposed sale of the land is in conformity with the RWA’s 2007 initiative known as “The

Land We Need for the Water We Use.” The proposed sale is also in conformity with the 2016 Land Use

Plan’s aspiration that parcels no longer used or useful for water supply will be conserved.

6. ANNEXED MATERIALS

Exhibit A
Exhibit B

Exhibit C

Exhibit D

Exhibit E

Exhibit F

Location Map — Beech Street and Pomps Lane — May 2022

Preliminary Assessment prepared by Evan Associates Environmental
Consulting, May, 31, 2022

Appraisal prepared by Marc P. Nadeau, SRA, dated September 30, 2021
Appraisal prepared by Steven L. Frey and Associates, dated October 11, 2021
A-2 survey of the subject land prepared by Bennett & Smilas Engineering, Inc,
dated March 1, 2022

Department of Public Health — letter with Class I11 determination, dated
February 22, 2011

7. FACTS UPON WHICH THE RPB IS EXPECTED TO RELY IN MAKING ITS

DECISION

A The Proposed Action, disposition of a portion of RWA’s land unit NB 4 consists of 17.22

acres of Class Il land off of Beech Street in North Branford.

B. The subject land was approved for disposition in 2011 with a high minimum price that could

not be supported by the real estate market from then to the present day. This application’s

minimum price reflects the market as of 2021 when the latest appraisals were completed.

C. Sale of the subject land will have no adverse impact upon the public water supply due to the

fact that the land is Class 111, not on a watershed or aquifer of an existing or potential future

public water supply source.

D. Under the proposed action, the subject land would be sold for conservation use, affording

protection of its environmental benefits. Additionally, it will benefit the RWA’s nearby

Class | and Il land by preventing development of abutting property. Revenue from such a

sale is anticipated to be not less than $276,000.

E. Net proceeds of the sale will be used to finance the RWA’s long-range plan to acquire and

protect watershed property, thereby ensuring the protection of the public water supply.

F. The Town of North Branford and the State of Connecticut, by law, have priority rights to

purchase the subject land, with the Town’s right taking precedence.



G. The proposed action is consistent with the RWA policies enumerated in the 2007 initiative
“The Land We Need for the Water We Use.” with the RWAs initiative of generating funds

to preserve watershed lands. It is also consistent with the 2016 Land Use Plan.

8. FINAL EVALUATION AND RECOMMENDATION OF THE RWA

The RWA has concluded that the Proposed Action constitutes a disposition of interest in land.
The RWA has further concluded that the proposed disposition is consistent with, and advances the policies
and goals of, the South Central Connecticut Regional Water Authority and will not have an adverse impact
on the environment. It will not have an adverse impact on the purity and adequacy of the public water
supply. For these reasons, the disposition will be in the public interest.

The RWA recommends that this Application for Disposition of 17.22 acres of Class 111 Land be
approved by the RPB.
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Introduction

This Preliminary Assessment form provides for consideration of potential impacts on specific
aspects of the environment, subdivided into eight general areas:

Geology, Topography, Soils

Hydrology and Water Quality

Air Quality, Climate, Noise

Biotic Communities

Land Use

Natural Resources and Other Economic Considerations
Public Safety and Health

Community Factors

ToEEOOw>

All phases of the proposed action are considered - planning, construction, and operation - as
well as possible secondary or indirect effects. However, no immediate impacts would occur,
as the proposed action is only the sale of the parcels to the North Branford Land
Conservation Trust. Any future impacts from this sale would be minimal, as the parcels are
not proposed to be developed, would likely be used for passive recreation, and would remain
open space with deed restrictions.

For each “yes” response, the indicated specific information is provided in the space for notes.
Elaborations of negative responses may also be provided if appropriate (e.g., to indicate
positive impacts on a given environmental factor); “no” answers for which explanatory notes
are provided are indicated by an asterisk. Sources of information, including individuals
consulted, are also listed in each section.

creliiinary A




A. Geology, Topography, Soils

Yes No

1. Is the site subject to geologic hazards (e.g., seismic, landslide)?

If yes, specify type of hazard, extent, relative level of risk, whether or not
the proposed action is vulnerable to damage from such hazard, and any
measures included in the proposed action to avoid or minimize the risk of
damage.

2. Will the proposed action create a geologic hazard or increase the
intensity of such a hazard?

If yes, specify the type of hazard, the extent to which it will be increased
by the proposed action, and whether or not the proposed action can be
modified to reduce the hazard.

3. Does the site include any geological features of outstanding scientific
or scenic interest?

If yes, describe the features and their relative importance, the extent to
which they will be impacted by the proposed action, and any measures
included in the proposed action to avoid or minimize damage to
important geologic features.

4. Ts the site subject to soil hazards (e.g., slump, erosion, subsidence,
stream siltation)?

If yes, specify hazards, their extent, the relative level of risk to the
proposed action, and any measures included in the proposed action to
avoid or minimize damage from soil hazards.

5. Does the site have any topographic or soil conditions that limit the
types of uses for which it is suitable (e.g., steep slopes, shallow-to-
bedrock soils, poorly drained soils)?

If yes, specify the conditions, the of limitations on use, the extent to
which the proposed action requires the use of such areas, and any
measures included in the proposed action to minimize adverse impacts of
these uses.

6. Does the site include any soil types designated as prime farmland?

If yes, indicate the area of prime farmland soils and whether the proposed
action requires any irreversible commitment of these soils to non-farm
uses.




Notes (including sources of information):

A. Geology, Topography, Soils

A.5. Poorly drained soils (wetland soils) are located in the southwest corner of Site C and
adjacent to Beech Street in the central portion of Site A. These wetlands have been
delineated and are shown on site surveys. Because the parcels will remain open space with
deed restrictions, the potential uses of the sites will be limited mainly to passive recreational
uses. Presumably, a parking area or trail head/kiosk could be installed. Care should be taken
to avoid impacts to wetland soils and associated habitats.

A.6. Wethersfield loam and Cheshire fine sandy loam are present in most of the uplands of
Site A, and Watchaug fine sandy loam is located on the western side of the uplands of Site C.
All of these soils are Prime Farmland soils, however the parcels are not currently used for
farming. In addition, passive recreation would likely not negatively impact farmland soils.

Please refer to Connecticut Environmental Conditions Online (CTECO) maps and the site
surveys in the Attachments.

References:

http://cteco.uconn.edw/advanced viewer.htm (Erosion Susceptibility, Inland Wetland Soils,
and Farmland Soils maps). Accessed April 27, 2022.

Property Survey Site ‘A’ Showing Land N/F South Central Connecticut Regional Water
Authority to be Conveyed to North Branford Land Conservation Trust, Inc., Beech Street,
North Branford, Connecticut, and Property Survey Site ‘C* Showing Land N/F South Central
Connecticut Regional Water Authority to be Conveyed to North Branford LLand Conservation
Trust, Inc., Pomps Lane, North Branford, Connecticut, both prepared by Bennett & Smilas
Engineering, Inc., dated March 1, 2022.

Soil Survey Staff, Natural Resources Conservation Service, United States Department of
Agriculture. Web Soil Survey. Available online at http://websoilsurvey.nrcs.usda.gov/,
Accessed April 27, 2022,




B. Hydrology and Water Quality

Yes

No

1. Is the site located on a present or projected public or private water-
supply watershed or aquifer recharge area?

If yes, specify the location, type, and volume of the water supply, the
extent to which the proposed action involves construction or other use of
the watershed or recharge area, and any measures included in the
proposed action to minimize adverse effects on water supplies.

2. Does the proposed action create a diversion of water from one
drainage basin to another or significantly increase or decrease the flow of
an existing diversion?

If yes, specify the location, watershed area, and flow rates of the
diversion, whether it involves a transfer of water between sub-regional
drainage basins, the extent to which it will affect any required
downstream flow releases and actual downstream flows, and the type and
extent of expected impacts on the downstream corridor.

3. Does the site include any officially designated wetlands, areas of soils
classified as poorly drained or somewhat poorly drained, or other known
wetlands?

If yes, specify the extent and type of wetlands on the site and indicate
whether the proposed action involves any construction, filling, or other
restricted use of wetlands.

4, Will the proposed action seriously interfere with the present rate of
soil and subsurface percolation?

If yes, specify the nature of the interference (compaction, paving,
removal of vegetation, etc.), the extent to which the percolation rate will
be hampered, and whether the project can be redesigned to minimize the
interference.

5. Is the site located in a floodprone area?

If yes, specify the frequency and severity of flooding, the area of the site
subject to inundation, and the relative level of risk; indicate whether the
proposed action will be subject to damage from flooding, the anticipated
amount and type of damage, and any preventive measures included in the
proposed action to minimize flooding damage.

6. Will the proposed action increase the effects of flooding, either on-site
or downstream?

If yes, specify the anticipated amount and location of increased flooding,
the estimated damage from this increase, and any measures included in
the proposed action to minimize the risk of flooding.

X*

X*
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7. Will the proposed action generate pollutants (pesticides, fertilizers,

toxic wastes, surface water runoff, animal or human wastes, etc.)? If yes, X*
specify the type and source of pollutant, amount of discharge by volume,

and parts per million, and the relative level of risk to biotic and human

communities.

Notes (including sources of information):

B. Hydrology and Water Quality

B.1. The parcels are both Class III (Non-Water System) land.

B.3. Inland wetlands have been documented on both parcels. Site A contains a small wetland
located just north of the central woods road, near Beech Street. Site C contains a wetland
with a vernal pool located in the southwest corner of the site, adjacent to Pomps Lane.
According to the 2010 Preliminary Assessment, prepared by Penelope C. Sharp, Site C
contains a “documented vernal pool that has been the subject of ongoing research by a Yale
doctoral student. This wetland contains a robust wood frog population.” The vernal pool
was not re-evaluated for wetland species; however, standing water was present during the
May 2022 site visit.

B.5. No areas are shown as being prone to flooding. Both parcels are located within Zone X,
which is an area of minimal flood hazard.

B.7. Should the parcel be used in the future for passive recreation, animal and/or human
waste/trash produced during normal trail use would ideally be minimal and would not pose a
risk to biotic or human communities. Hikers with dogs (if permitted on the parcels) would
ideally be instructed to keep their companions leashed and to clean up after them; trash
would be removed from the property.

References:

Flood Insurance Rate Map (FIRM) accessed from the Federal Emergency Management
Agency (FEMA) website (https:/msc.fema.gov/portal/home) on April 27, 2022.




C. Air Quality, Climate, Noise Yes No

1. Is the present on-site air quality below applicable local, state, or

federal air quality control standards? X*
If yes, specify the extent to which the air quality fails to attain such

standards and the potential effects of sub-standard air quality on the

proposed action.

2. Will the proposed action generate pollutants (hydrocarbons, thermal,

odor, dust, or smoke particulates, etc.) that will impair present air quality X
on-site or in surrounding area?

If yes, specify the type and source of pollutants, the peak discharge in

parts per million per 24-hour period, and the relative level of risk to

biotic and human communities.

3. Is the site located in a high wind hazard area?

If yes, specify the range and peak velocity and direction of high winds; X
identify any features of the proposed action subject to damage from high

winds, the relative level of risk, and any measures included in the

proposed action to minimize wind damage.

4. Will the proposed action involve extensive removal of trees or other

alteration of the ecosystem that may produce local changes in air quality X
or climate?

If yes, describe the nature and extent of the changes, potential adverse

effects, areas likely to be affected, possible cumulative effects of removal

of natural vegetation and addition of new pollutant sources, and any

measures that could be included to reduce the adverse effects.

5. Is the site subject to an unusually high noise level?
If yes, specify the sources of noise, the noise levels, and any measures X
included in the proposed action to minimize the effects of noise.

6. Will the proposed action generate unusually high noise levels?

If yes, specify the source of noise, the range of noise levels, and any X
measures incorporated into the project to minimize generation of, or

exposure to, excessive noise levels.




Notes (including sources of information):

C. Air Quality, Climate, Noise

C.1. In accordance with the Clean Air Act, the Environmental Protection Agency (EPA)
Office of Air Quality Planning and Standards (OAQPS) has set national Ambient Air Quality
Standards for six principal pollutants, which are called "criteria" pollutants. These pollutants
are: ozone (O3); particulate matter (<10 micrometers in diameter-PMio or < 2.5 micrometers
in diameter-PMy s); sulfur dioxide (SO3); nitrogen dioxide (NO3); carbon monoxide (CO);
and lead (Pb).2 Locations throughout all of Connecticut are not in attainment with the
standards set for ozone.> Therefore, the subject site also does not meet these standards. Sale
of the two parcels for use as open space with deed restrictions would not have any impact
upon air quality.

2 https://www.ct.gov/deep/cwp/view.asp?a=2684&Q=321796&deepNav_GID=1744
¥ https://portal.ct.gov/DEEP/Air/Monitoring/Air-Quality-Summary-and-Trends




D. Biotic Communities Yes No

1. Are there any rare or endangered plant or animal species on the site?

If yes, specify the species, the degree of rarity, and the estimated X
population on the site; indicate the extent to which the proposed action
will disturb the species and its habitat, and specify any measures included

in the proposed action to minimize such disturbance.

2. Are there unusual or unique biotic communities on the site?

If yes, specify type of community and its relative significance; indicate X
the extent to which the proposed action will destroy significant biotic
communities and specify any measures included in the proposed action to
minimize such damage.

3. Is the site used as a nesting site by migrating waterfowl, or is it critical

to the movement of migratory fish or wildlife species? X
If yes, specify the species, the extent to which nesting or migration will

be disturbed as a result of the proposed action, and any measures

included in the proposed action to minimize disturbance.

4. Does the proposed action significantly reduce the amount,
productivity, or diversity of the biotic habitat? X
If yes, specify the amount and types of habitat lost, types of wildlife or

plants likely to be seriously affected by the proposed action, and any

measures to mitigate impacts on biotic communities.

Notes (including sources of information):

D. Biotic Communities

D.1. The Connecticut Department of Energy and Environmental Protection (DEEP)
maintains a Natural Diversity Data Base (NDDB) that is depicted on a set of maps that
indicate the presence of Endangered and Threatened species, along with Species of Special
Concern. The presence of any state listed species is indicated on the maps by a hatched area;
these maps are updated twice a year. The NDDB map for North Branford was reviewed and
indicated that listed species do occur within or near the two subject parcels.

A letter from DEEP (NDDB Determination Number: 202205704), dated May 10, 2022,
stated that according to their records, “...there are State-listed species (RCSA Sec. 26-306)
documented in close proximity and may occur within the proposed project area.” The
species include: Bald Eagle (Haliaeetus leucocephalus), a State Threatened species, and
Eastern Box Turtle (Terrapene carolina carolina), a State Species of Special Concern. In
addition, because there is a known bat hibernaculum within approximately 1.1 miles from the
parcels, the following bat species are listed: Northern Long-eared Bat (Myotis
septentrionalis), a Federal Threatened and State Endangered species, and Little Brown Bat
(Myotis lucifugus) and Tri-colored Bat (Perimyotis subflavus), both State Endangered
species.




The DEEP letter provides details in relation to the site location and protective measures to
follow to safeguard the species. The guidance provided in this letter (included in the
Attachments) should be reviewed in its entirety, and followed, prior to and during any habitat
changes (for trail improvements, parking areas), should they occur in the future.

PARTIAL SUMMARY OF DEEP INFORMATION

Bat Hibernaculum (~1.1 miles from project site)

To avoid negative impacts to the northern long-eared bat, little brown bat, and tri-
colored bat, seasonal restrictions apply to any tree removal. Trees are not to be
removed between April 15 and October 31 of any year; tree removal, if necessary,
should occur between November 1 and April 14, when bats would be hibernating and
not rearing young or roosting in trees. In addition, the presence of northern long-eared
bats may require consultation with the US Fish and Wildlife Service Ecological Field
Office in order to be in compliance with the Federal Endangered Species Act if the
proposed project requires federal permits or uses federal funds.*

Bald Eagle

Current records indicate a nest within %2 mile of the parcels, which is outside of the
recommended setback (660° from a bald eagle nest or critical roosting site, with no
public access permitted). However, nesting locations can change, and it is illegal
(pursuant to section 26-93 of the Connecticut General Statutes) to disturb Bald Eagles
while they are roosting, feeding, or nesting. The critical time for nesting is February 1
through August 1 and the critical time period for winter roosting is December 31
through March 1. To determine if nesting or roosting is currently active in the area,
contact the DEEP.’

Eastern Box Turtle

As discussed in the DEEP response letter, in Connecticut, these turtles are found in
well-drained forest bottomlands and a matrix of open deciduous forests, early
successional habitat, fields, gravel pits, and or powerlines. The two subject parcels
have large areas of early successional habitat as a result of logging for timber sales.
However, these areas are generally overgrown with invasive species dominated by
Japanese barberry (Berberis thunbergii) and multiflora rose (Rosa multiflora) shrubs,
along with Japanese stilt-grass (Microstegium vimineum). These areas do not represent
high-quality habitat. Limited areas of open deciduous forest remain where timber
harvest did not occur. Both parcels have boundaries that are located adjacent to roads
and residential development, as well as to forested RWA watershed land. Currently,
the parcels are fenced, and access is not allowed without permission from the RWA.
Should that change in the future, the DEEP states:

Be aware that recreational activities may increase incidental collection and
impact nesting behavior, which both contribute to local turtle population decline.
Most often turtles collected are adult females traveling to and from nesting.
These turtles of reproductive age are the most valuable individuals in the

4 hitp://www.fws.gov/midwest/endangered/mammals/nleb/
5 DEEP Wildlife Biologist coordinating eagle monitoring (Brian.hess@ct.gov)
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population to maintain population persistence. Due to slow maturity and low
reproductive success, even infrequent collection poses a long-term conservation
problem.

+ To avoid collection by the public, do not post signs alerting the public to the
presence of this species.

« Litter from recreation can pose a choking hazard. Ensure there is a plan for
how garbage will be managed.

« Work with biologists to plan your recreational area so that it minimizes the
effect on this species.

D.2. As noted in Section B, above, according to the 2010 Preliminary Assessment, prepared
by Penelope C. Sharp, Site C contains a “documented vernal pool that has been the subject of
ongoing research by a Yale doctoral student. This wetland contains a robust wood frog
population.” The vernal pool is not in an ideal location; it is found immediately adjacent to
Pomps Lane. However, this wetland and the undeveloped portions of its surrounding
uplands should be protected and access to these areas should be limited.

CONCLUSION

Because the proposed action is only the sale of the two parcels to the NBLCT, no impacts
would occur to protected species or wildlife habitats. Future use of the parcels as open space
with deed restrictions, likely for passive recreation, may have minimal impacts (if trails or
parking areas are created, for example) on protected species or wildlife habitats. Any
proposed future activities should refer to and follow the guidelines set by the DEEP for the
protection of species and habitats. Please see CTECO NDDB Map, the DEEP response
letter, site surveys, and photos in the Attachments.

NOTE: The Brood II 17-year periodical cicada, Magicicada septendecim, is found in the area,
and is likely present on the subject parcels. The brood is expected to emerge again in 2030.
This cicada is not a state-listed (protected) species, however protective actions include:

o minimizing the conversion of cicada habitat to pavement, buildings, and other
hardened surfaces that can kill these insects or block their emergence,

o minimizing recreational traffic and/or trail creation through quality cicada habitat.
Limiting trail creation will minimize invasive plant spread, protect host plants
(deciduous trees and shrubs), and maintain a healthy forest floor for emergence sites,
and

« maintaining or creating healthy forest conditions through consultation with a certified

forester.
NDDB Reference:
Department of Energy and Environmental Protection — Natural Diversity Data Base:
http://www.depdata.ct.gov/naturalresources/endangeredspecies/nddbpdfs.asp (Natural

Diversity Data Base Areas, North Branford, CT, map, updated December 2021).

Cicada references (via email):
Shannon B. Kearney and Laura Saucier, Wildlife Division, DEEP; and John Triana, Real
Estate Manager, RWA.




E. Land Use

Yes No

1.  Does the site include any officially designated historic or
archaeological sites, or other sites of known historic, archaeological, or
cultural significance?

If yes, specify their type and significance, the extent to which they will
be disturbed by the proposed action, and any measures to reduce such
disturbance.

2. Does the site have any outstanding scenic or aesthetic characteristics,
especially as viewed from public highways or recreation areas?

If yes, specify the type and significance of scenic features, the extent to
which they will be disturbed by the proposed action, and any measure to
reduce the extent of such disturbance.

3. Is the site presently used for recreation?

If yes, indicate the type of recreation, the amount of use, and the extent to
which the proposed action will interfere with present recreational uses or
limit recreation options on the site.

4. Ts the site presently used for residence or business?

If yes, specify the type of use and the extent to which the proposed action
will displace present occupants, especially disadvantaged persons or
businesses, and any measures included in the proposed action for
relocation of such occupants.

5. Will the proposed action break up any large tracts or corridors of
undeveloped land?

If yes, specify the area of undeveloped land surrounding the site, the
amount of development the proposed action will involve, and the
distance to the nearest developed land.

6. Does the proposed action include features not in accord with the
Authority’s Land Use Plan or land disposition policies?
If yes, specify the nature and extent of conflict.

7. Is the proposed action part of a series of similar or related actions that
might generate cumulative impacts?

If yes, specify the type and extent of related actions, implemented, or
planned, and the general nature of potential cumulative impacts; indicate
whether a generic or programmatic impact assessment has been or will be
prepared for this series of actions.

X*

X*

X*

X*




Notes (including sources of information):
E. Land Use

E.1. There are no standing structures on the subject parcels, though both parcels contain the
remains of stonewalls. The locations of the two parcels are not listed in the National Register
of Historic Places® or the State Register of Historic Places database.” No nearby buildings
are listed on the Historic Buildings of Connecticut website,® and according to the CT Trust
for Historic Preservation, North Branford has no local historic properties or districts.”

The RWA’s Land Use Plan!® discusses a historic mill, ice house, and sandstone quarry
located to the east and northeast of Lake Gaillard. These historic sites are not located on
the parcels proposed for disposition. The nearest historic artifact appears to the west of
Site A; this is likely the ice house. No disturbances would occur to historic structures.

E.3. Currently, recreational activities are not permitted on the parcels, both of which are
surrounded by fencing with locked gate access. However, unauthorized use of large,
undeveloped sites, such as RWA properties, can occur. Once the parcels are sold to the
NBLCT, passive recreational use would likely be supported and encouraged.

E.5. The two subject parcels are connected to other land owned by the RWA. The other land
includes Lake Gaillard and comprises thousands of acres. The subject parcels are located at
the southeastern border of the RWA land surrounding Lake Gaillard, with frontage along
Beech Street and Pomps Lane. Disposition of these parcels would reduce RWA holdings by
only 36.682 acres and the continuity of the large tract would not be disrupted. Additionally,
the parcels would remain as open space with deed restrictions, thereby retaining the existing
character of the land.

E.6. The disposition application for the subject parcels in 2011 included a Land Use Plan
(LUP) amendment. Both the disposition application and the LUP amendment were approved
in 2011, in accordance with the requirements for the sale of RWA property.

¢ https:/npgallery.nps.gov/NRHP/SearchResults/, accessed April 28, 2022

7 https://portal.ct.gov/DECD/Content/Historic-Preservation/03_Technical_Assistance Research/Research/
Historic-Property-Database, accessed May 24, 2022

8 http://historicbuildingsct.com/towns/north-branford/, accessed May 24, 2022

® http://lhdct.org/maps/city/NoDistPropTown, accessed May 24, 2022

10 1 and Use Plan of the South Central Connecticut Regional Water Authority, Approved by the Representative
Policy Board January 21, 2016




F. Natural Resources and Other Economic Considerations Yes No

1. Does the proposed action involve any irreversible commitment of

natural resources? X
If yes, specify the type of resource, the importance and scarcity of the

resource, the quantity that will be irreversibly committed, and any

measure that could be included in the proposed action to reduce

irreversible commitments of resources.

2. Will the proposed action significantly reduce the value and

availability of timber or other existing economic resources? X*
If yes, specify the type and extent of resources affected, the estimated

revenue loss, and any measures that could be included in the proposed

action to improve the efficiency of resource utilization.

3.  Will the proposed action require expenditures greater than the
projected revenues to the Authority? X*
If yes, specify the estimated difference.

4.  Will the proposed action require any public expenditure (e.g.,

provision of municipal services) that might exceed the public revenue it X
is expected to produce?

If yes, specify the estimated difference.

5. Will the proposed action cause a decrease in the value of any
surrounding real estate? X
If yes, estimate the amount and distribution of altered real estate values.

Notes (including sources of information):

F. Natural Resources and Other Economic Considerations!!

F.2. The parcels had been used in the recent past for timber sales. However, these timber
harvests have been completed and the revenue from them has been received by the RWA.
No additional timber sales would have been conducted on these parcels in the near future,
therefore there would be no associated resource or revenue losses.

F.3. The disposition of the two parcels would result in a reduction in future expenditures by
the RWA of approximately $1,935 per year.!? 1In addition, the RWA would receive
immediate revenue from the sale of the land.

' Notes F.2 and F.3 were generated based on information received from John Triana, RWA Real Estate
Manager.

12 Currently, costs to the RWA are approximately $60 for payment in lieu of taxes (PILOT) and $975 for other
maintenance for Site C, and approximately $50 for PILOT and $850 for other maintenance for Site A.




G. Public Safety and Health

Yes

1. Is the site subject to unusual fire hazard (from flammable vegetation,
difficulty of access, lack of water for fire fighting, or other causes)?

If yes, specify the type of hazard, the extent to which the proposed action
might increase the fire hazard, the extent to which it is subject to damage
from such fires, and any measures included in the proposed action to
reduce the risk of fire damage.

2. Does the site include any features that present potential safety hazards
under the proposed conditions of use, or will the proposed action create
any hazards to public safety?

If yes, specify the hazards, the extent to which the public, workers, or
others will be exposed to the hazard, the degree of risk, and any measures
that will be included in the proposed action to eliminate hazards or
reduce the risk of injury.

3. Does the proposed action have the potential to create increased risks
to public health?

If yes, specify the nature of the health hazards, population at risk, the
degree of risk, and any measures that will be incorporated in the
proposed action to avoid adverse impacts on public health.

Notes (including sources of information):

G. Public Safety and Health

o




H. Community Factors

1. Does the proposed action include any features that are not in
conformity with local, regional, or state plans of conservation and
development?

If yes, specify the plan(s), the nonconforming features, and the extent of
the nonconformity, and any measures that could be incorporated into the
proposed action to improve conformity.

2. Does the proposed action differ from the established character of land
use in the surrounding area?
If yes, specify the nature and extent of the conflict and any actions that
might be taken to resolve it.

3. Will the proposed action require any service by public facilities
(streets, highways, schools, police, fire) or public utilities that are
expected to exceed capacity within 5 years?

If yes, specify the type of facility or utility, its capacity, present and
projected use, the additional capacity required to implement the proposed
action, any public plans to increase the capacity, and any measures that
can be incorporated into the proposed action to reduce excessive
demands on public facilities.

4.  Will the proposed action produce any substantial increase in
nonresident traffic to the area (construction or other temporary workers,
permanent workers, recreational users, etc.)?

If yes, specify the amount and type of traffic, its potential impact on the
surrounding neighborhood, and any measures included in the proposed
action to reduce adverse effects from increased traffic.

5. Will the proposed action produce an increase in projected growth rates
for the area?

If yes, specify the extent to which growth will be increased, the project
ability of the community to cope with higher growth rates, and any
measures include in the proposed action to reduce anticipated adverse
effects from increased growth.

6. Is there any indication that the proposed action can be expected to
generate public opposition or conflict over environmental concerns?

If yes, indicate the type and source of conflict, whether it is limited to
immediate neighbors of the site or extends to the larger community, and
any measures that have been taken or could be taken to resolve the
conflict.

X*

X*

X*




Notes (including sources of information):
H. Community Factors

H.1. State, regional, and local conservation and development plans have similar principles
with regard to open space and recreational activities. The proposed sale of the sites (as open
space with deed restrictions) does not go against these principles, and may even benefit their
cause by enhancing the accessibility of the property for passive recreation. Selected
principles that support maintaining the sites as open space are listed in the table below for the
Conservation and Development Policies Plan for Connecticut, 2013-2018" (CT C&D Plan),
the South Central Regional Plan of Conservation and Development (SCR POCD),!* and the
North Branford Plan of Conservation and Development, Town of North Branford,
Connecticut (NB POCD).!?

Note that the CT C&D Plan, although dated ending in 2018, is current. A Draft 2018-2023

State C&D Plan is under consideration by the General Assembly in the 2022 legislative
.o 16

session.

Plan Principle

State e  “Limit improvements to permanently protected open space areas to those that are
consistent with the long-term preservation and appropriate public enjoyment of
CT C&D Plan the natural resource and open space values of the site;...”

e “Encourage collaborative ventures with municipalities, private non-profit and
conservation organizations and other entities to provide a system of appropriately
preserved and managed natural areas and resources that allow for a diversity of
well-functioning habitats and the sustainable use of resources...”

Regional e “Foster collaboration among various agencies that purchase and maintain open
space in the region (municipalities, land trusts, water companies, etc.) by
SCR POCD convening groups to share information and techniques.”

2018-2028 o s o - . S
. Facilitate coordination and communication between regional water utilities and

member municipalities on land use planning and water quality projects.”

Local e “Work with the Regional Water Authority to preserve and maintain their current

and future land holdings and expand upon their overall passive and active

North Branford recreational opportunities...The Class [IIl RWA lands near the south side of Lake

POCD Gaillard should be retained as open space. If the RWA decides to dispose of these
lands, The Committee should work with the RWA to assure that the Town
acquires these lands.”

o “Explore the potential for public - private partnerships in the maintenance of open
space resources, including support for the NBLCT and private sponsorship for the
maintenance of individual areas.”

13 hitps://portal.ct.gov/-/media/OPM/IGP/ORG/cdplan/20132018-FINAL-CD-PLAN-rev-June-2017.pdf?la=en
14 https://scrcog.org/wp-content/uploads/2018/07/2018-07-SCRCOG-POCD-report-online.pdf

IS hitp://www.townofnorthbranfordct.com/documents/Plan%200f%20Development/POCD%20ADOPTED
%2011-19-09%20EFF%2012-21-09.pdf

16 hitps://portal.ct. gov/OPM/IGPP-MAIN/Responsible-Growth/Conservation-and-Development-Policies-
Plan/Conservation-and-Development-Policies-Plan




H.4. There would, presumably, not be a large increase in the number of people accessing the
new parcels. However, even a small increase could impact residents on Beech Street and
Pomps Lane, as these roads are not highly populated.

H.6. Opposition to the project could occur from the residents living near the parcels.
Impacts from hikers would, ideally, be minimal, however neighboring residents could take
issue with trash, wildlife disruption, and privacy issues, among others.




ATTACHMENTS

Photos

CTECO Maps: Inland Wetland and Farmland Soils map; NDDB map
DEEP letter (NDDB Determination Number: 202205704)

Property Survey Site ‘A’

Property Survey Site ‘C’



















In Connecticut, these turtles are found in well-drained forest bottomlands and a matrix of open
deciduous forests, early successional habitat, fields, gravel pits, and or powerlines. Turtles are dormant
between November 1 and April 1 and hibernate in only a few inches from the surface in forested
habitat. The greatest threat to this species is habitat loss, fragmentation, and degradation due to
development. This species is very sensitive to adult mortality because of late maturity (10 years old) and
long life span (50-100years). Vehicular traffic, heavy equipment used for farming, and ATV use in
natural areas are implicated specifically in adult mortality through collisions. Illegal collection by the pet
trade and unknowing public for home pets exacerbates mortality rates and removes important
individuals from the population. Predation rates are also unnaturally high because of increased
predator populations (e.g. skunks, foxes, raccoons, and crows) that surround developed areas.

Maintain these microhabitat characteristics for this species:
+ If wood is chipped, chips shall be removed from the site or left in piles in an area disturbed by

other harvest activities, preferably at the landing.

»  Where feasible, leave two snags/acre to provide source of large woody debris for future
overwintering sites and cooler microhabitat refuges.

*  Where feasible, avoid disturbing fallen logs or snags that will serve as future sources of woody
debris.

¢ Avoid disturbing pits from tipped root mounds which can serve as overwintering locations.

¢ General recommendations for forest management that benefit this species include:

e Discontinue logging roads after operation are complete so they do not provide new access
points to sensitive stream habitat or provide increased vehicle or recreational traffic in general
area.

» Onsites where options exist, favor site preparation techniques that minimize soil disturbance
and compaction and overall minimize impacts to the forest floor.

 Give special consideration to unique habitat features within the forest such as ephemeral
wetlands, springs, seepages, and rock outcrops.

« Maintain a patchwork of harvest practices in this area to meet the different life stages of this
species. Including both mature forest and forest openings. If the only available sun-exposed
ground is along roadsides, road mortality may occur as females seek nesting grounds and
individuals bask.

Be aware that recreational activities may increase incidental collection and impact nesting behavior,
which both contribute to local turtle population decline. Most often turtles collected are adult females
traveling to and from nesting. These turtles of reproductive age are the most valuable individuals in the
population to maintain population persistence. Due to slow maturity and low reproductive success,
even infrequent collection poses a long-term conservation problem.

» To avoid collection by the public, do not post signs alerting the public to the presence of this

species.

e Litter from recreation can pose a choking hazard. Ensure there is a plan for how garbage will be
managed.

» Work with biologists to plan your recreational area so that it minimizes the effect on this
species.
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NOTES

1. THIS SURVEY AND MAP WERE PREPARED PURSUANT TO THE REGULATIONS OF CONNECTICUT STATE AGENGIES SECTIONS
2D—300b— 300b—20 AND THE "STANOARDS FOR SURVEYS ANQ MAPS iN THE STATE OF CONNECTICUT™ AS
ADOPTED BY THE CONNECTICUT ASSOCIATION OF LARD SURVEYORS, INC, ON SEPTEMBER 26, 1996. [T IS A FIRST SURYEY
CONFORMING TD HORIZONTAL ACCURACY CLASS A2 AND IS INTENDED TO DEPICT PROPERTY UNES, UNES OF
OCCUPATION, EASEMENTS AND ENCROACHMENTS. THE EXISTING PROPERTY LINES ARE BASED UPON A RESURYEY OF MAPS

REFERENCED IN HOTE §2. PROPOSED PRDPERTY LUINES ARE BASED UPON AN ORIGINAL SURYEY.

2. REFERENCE IS MADE TO THE FOLLOWING MAPS ENTITLED:

A "SUBDIVISION MAP BAILEY ESTATES C&W BUILDERS DEVELOPERS NORTH BRANFORD~CONH. SECTION “A” LOTS
AB,3,4,56,20,21 AND 22° BY ROBERT H. DECKER, SCALE: 1"=100" AND DATED: SEPT. 2, 1958.

B. "SECTION A EDGEWOCD HEIGHTS OWNED AND DEVELOPED BY OLD SAW MILL PROPERTES, INC NORTH BRANFORD,
CONN.” BY CHARLES A. CAMN ENGINEERING, SCALE: 1”=50" AND DATED: MAY 196D.

NEW HAVEN WATER COMPARY PROPERTY TO BE CONVEYED TO OLD SAW WAL PROPERTIES, INC NORTH BRANFORD,
CONN BY CLARENCE BLAIR ASSOCIATES, INC., SCALE: 1"=200" AND DATED MAY 1960.

"MAPLE HILL PROPERTY OF WALTER S. & CARMEL SNOW NORTH BRANFORO CONN® BY C. EDWARD OAVIS, SCALE:
1"=60", DATED: APRIL 1960 AND REVISED LAST ON AUG. 8, 1962.
"YWHISPERING HILLS SUBDIVISIDN NORTH BRANFORD, CONNECTICUT DEVELOPED BY ANDERSON-WILCOX RiC TO BE
gmag ‘A;JED!ERSON—MLCOX, [NC." BY P.W. GENOVESE AND ASSOCIATES, SCALE: 1"=50" ANQ DATED:

G.

0.

NEW HAYEN WATER CO. PARCEL TD BE CONYEYED TO FRANK & MARION MUSHAL BEECH STREET-NORTH
BRANFORD™ BY CLARENCE BLAIR ASSOCIATES, SCALE: 17=50" AND DATED: SEPT. 1966.
“NEW HAVEN WATER CO PROPERTY TO BE CONVEYED TO OTIO E. ANO GRACE SCHAEFER BEECH STREET-NORTH
BRARFORD, CT™ BY CLARENCE BLAIR ASSOCIATES, SCALE: 1"=50" AND DATED: APRIL 1, 196B.
“NEW HAVEN WATER COMPANY PROPERTY AT BEECH STREET & POMPS LANE NORTH BRANFORD, CONN®
CLARENCE BLAIR ASSOCIATES, SCALE: 1'=50', DATED: JULY 3, 1979 ANO REWISED JULY 19, 1979,
"FINAL PLAN PROPOSED SUBDIVISION WHISPERING HILLS ESTATES WHISPERING HILLS DRIVE NORTH BRANFORD,
CONNECTICUT™ BY STEFHEN A. HANCHURUCK JR., SCALE 1"=40", DATED: AUGUST 26, 1985 AND REVISED LAST
~ - ON OCTOBER 18, 1985.

\\

£

MAP SHOWING PROPERTY OF WALTER FALKOFF & CAROL BOHNERT BEECH STREET NORTH BRANFORD,
CONNECTICUT" BY STEFHEN A. HANCHURUCK JR., SCALE: 1"=40', DATED: MARCH 10, 19B6 AND REVISED LAST
ON NOYEME

L

E TION OF UMDERGROUND UTILITIES DEPICTED HEREON ARE BASED ON FIELD LOCATIONS, MAPPiNG INFORMA“UI
PROVIDED BY DTHERS AND DTHER SOURCES. THEIR TRUE LOCATION MAY VARY FROM THOSE INDICA

UNDERGROUND UTIUTIES MAY NOT BE S'IOWN !F APPUCAB|£. UTILZE THE "CALL HEFORE You D|G' NUMBER
(1—-800-922-4455) TO VERIFY TH
WETLAN

HIGGANUM, CONNECTICUT 06441
PHONE (860) 346-4553 FAX (860) 3463858

BENNETT & SMILAS ENGINEERING, INC.
415 KILLINGWORTH ROAD, P.0. BOX 241

7

RLS. foe3t

TO THE BEST OF MY KNOWLEDGE AND BELIEF THIS MAP
MICHAEL J. BENNERT

15 SUBSTANTIALLY CORRECT AS NOTED HEREON.

THE EWBOSSED SEAL OF THE
SURYEYOR MUST DE AFFIXED
HIRE FOR THIS MAP YO BE VALD
MICHAEL J, BENNETT, L3, No.10831

TO BE CONVEYED TO
NORTH BRANFORD LAND CONSERVATION TRUST, INC.
BEECH STREET, NORTH BRANFORD, CONNECTICUT

PROPERTY SURVEY SITE A’ SHOWING
LAND N/F SOUTH CENTRAL CONNECTICUT REGIONAL WATER AUTHORITY
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NOTES GRAPHIC SCALE

1. THIS SURVEY AND MAP WERE PREPARED PURSUANT TO THE RECULATIONS OFf CONNECTICUT STATE AGENCIES SECTIONS
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2. REFERENCE iS MADE TO THE FOLLOWING MAPS ENTITLED:
A. "SUBDIVISION MAP BAILEY ESTATES C&W BUILDERS DEVELOPERS NORTH BRANFORD--CONN. SECTION *A™ LOTS

AB,3,4,56,20,21 AND 22° BY ROBERT H. DECKER, SCALE: 1"=100° AND DATED: SEPT. 2, 1958 LEGEND

B. "SECTION A EDGEWCOD HEIGHTS OWNED AND DEVELOPED BY OLD SAW MILL PROPERTIES, INC NORTH BRANFORD,
CONN,” BY CHARLES A, CAHN ENGINEERING, SCALE: 1"=50" AND DATED: MAY 1960. U
"NEW HAYEN WATER COMPANY PROPERTY TO BE COMVEYED TO OLD SAW MILL PROPERTIES, INC NORTH BRANFORD,

CONN" BY CLARENCE BLAIR ASSOCIATES, INC., SCALE: 1°=200" AND DATED MAY 1950. ———
D. “MAPLE HILL PROPERTY OF WALTER S. & CARMEL SHOW NORTH BRANFORD CONN" BY C. EDWARD DAVIS, SCALE: —_——
1"=60", DATED: APRIL 1960 AND REVISED LAST ON AUG. 8, 1962
E. "WHISPERING HILLS SUBDIVISION NORTH BRANFORD, CONNECTICUT DEVELOPED BY ANDERSON-WILCOX INC TO BE _  —
OWNED BY ANDERSON—WLGOX, INC.” BY P.W. GENOVESE AND ASSOCIATES, SCALE: 1"=50" AND DATED: 1Y\ S
NOVEMBER 1963,
F. °NEW HAVEN WATER CO. PARCEL TO BE CONVEYED TO FRANK & MARION MUSHAL BEECH STREET-NORTH EMoN
BRANFORD" BY CLARENCE BLAIR ASSOCIATES, SCALE: 17=50" AND DATED: SEPT. 1966.
F. "NEW HAVEN WATER CO PROPERTY TO BE CONVEYED TO OTTO E. AND GRACE SCHAEFER BEECH STREET-NDRTH o /PN
BRANFORD, CT* BY CLARENCE BLAIR ASSOCIATES, SCALE: 1°=50° AND DATED: APRIL 1, 1968.
G. *NEW HAVEN WATER COMPANY PROPERTY AT BEECH STREET & POMPS LANE NORTH BRANFORD, CONN® BY @ PIN/DH
CLARENCE BLAIR ASSOCIATES, SCALE: 1'=50', DATED: JULY 3, 1979 AND REVISED JULY 19, 1979,
H. “FINAL PLAN PROPOSED HILS ESTATES HILLS DRIVE NORTH BRANFORD, °
CONNECTICUT BY STEPHEN A. HANCHURUCK JR., SCALE 1"=40", DATED: AUGUST 26, 19B5 AND REVISED LAST
ON OCTOBER 18, 1985. @
“MAP SHOWNG PROPERTY OF WALTER FALXOFF & CAROL BOHNERT BEECH STREET NORTH BRANFORD,
CONKECTICUT” BY STEPHEN A. HANCHURUCK JR., SCALE: 1°=40', DATED: MARCH 10, 1986 AND REVISED LAST OIS

ON HOYEMBER 18, 1986,
3. THE LOCATION OF UNDERGROUND UTIUTIES DEPICTED HEREON ARE BASED ON FIELD LOCATIONS, MAPPING, INFORMATION
FROVIDED BY OTHERS AND OTHER SOURCES. THEIR TRUE LOCATION MAY VARY FROM THOSE INDICATED ANO ALL
UNDERGROUND UTILITIES MAY NOT BE SHOWN. JF APPLICABLE, UTILUZE THE "CALL BEFORE YOU DIG" NUMBER

(1—B00—922—4455) TO VERIFY THE LOCATION OF ALL EXISTIRG UNDERGROUND UTILITIES. © m
4 THE INLANO WETLANDS LIMITS DEPICTED HEREON WERE DELINEATED Rt THE FIELD BY MARC BERDZ, SOWL SCIENTIST IN 3 e
JAKUARY 2008. THEY WERE LOCATED IN THE FIELD BY BENNETT & SMILAS ENGINEERING, INC. N JANUARY 2008. 3
5. THE STREET ADDRESS FOR PROPERTY LOCATED ALONG BEECH STREET AND POMPS LANE [S 1D5 NORTH STREET. g AAAALS
6. THIS PROPERTY IS ZONED R-80, THE MINIMUM SETBACKS ARE GENERALLY: FRONT-50 FEET; REAR-30 FEET; SIDE-20 3 M
FEET.
7. THE LOCATION OF THE RIDGE LINE SHDWN HEREON WAS COMPILED FROM TOPOGRAPHIC MAPPING PROVIDED TO US BY THE OF.
TRAL CONNECTICUT REGIONAL WATER AUTHORITY.
8. LAND TO BE CONVEYED TO NORTH BRANFORD LAND CONSERVATION TRUST, INC. TO BE RESERVED FOR CONSERYATION Oo—p—
PURPOSES ONLY. THE DIVISION OF SAID PARCEL DOES NOT CONSTITUTE A SUBDIVISION AND/OR RESUBDIVISION PER THE
DEFINITION OF SUBDIVISION IN CONHECTICUT GENERAL STATUTE B-1A.."SUBDIVSION" MEANS THE DIVISION OF A TRACT (lr,__<
OR PARCEL OF LAND...XPRESSLY EXCLUDING DEVELOPMENT FOR MUNICIPAL, CONSERVATION OR AGRICULTURAL «
PURPOSES.

il

H/F SOUTH CENTRAL
COMNECTICUT REGONAL WATER
AUTHORS

S87°5234°E el

EXSTIG WOODS ROAD

4-652'43"
R=2518.83
1=302.39"
T=151.38"

POMPS LANE

P35 11/3/10

THE DIVISION OF THIS PROPERTY DOES NOT CONSTITUTE
A SUBDIVISION AND/OR RESUBDIVISION PER
CONNECTICUT GENERAL STATUTE 8-18 (SEE NOTE #8)

ERIC KNAPP, TOWN PLANNER DATE

EXISTING PROPERTY/STREET UNE
PROPOSED PROPERTY/STREET LINE
ZONE UNE

WATER SUPPLY DISTRICT

RIDGE LINE

CONCRETE MONUMENT

IRON PIPE/FIN

IRON PIN/DRILL HOLE SET OCTOBER, 2010
FENCE POST

TREE WITH PAINT MARK

STONEWALL

WETLANDS (FIELD LOCATED)/FLAG NO.
WETLAND REGULATED AREA

MARSH

TREELINE

FENCE

OVERHEAD ELECTRIC WRES

STORM SEWER/INLET STRUCTURE
UTILITY POLE/GUY

UGHT POLE

HIGGANUM, CONNECTICUT 06441
PHONE (860) 346-4553 FAX (860) S45-3858

BENNETT & SMILAS ENGINEERING, INC.
415 KILLINGWORTH ROAD, P.0. BOX 241

R.LS. ;10831

MICHAEL J. BEW

TO THE BEST OF MY KNOWLEDGE AND BELIEF THIS MAP

1S SUBSTANTIALLY CORRECT AS NOTED HEREON.

THE EMOOTIED SEAL OF THE
MERL FOR THIS MAP YO DE VALD
MICHALL J, BERNETT, LS. He.1083%

TO BE CONVEYED TO
NORTH BRANFORD LAND CONSERVATION TRUST, INC.
POMPS LANE, NORTH BRANFORD, CONNECTICUT

PROPERTY SURVEY SITE 'C’ SHOWING
LAND N/F SOUTH CENTRAL CONNECTICUT REGIONAL WATER AUTHORITY

DATE:
MARCH 1, 2022

SCALE:
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APPRAISAL REPORT

for Real Property located at
Beech Street
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New Haven, CT 06511

Prepared by:
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Guilford, Connecticut
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Effective Date:

Location of Property:

Property Description:

Site Description:

Zoning:
Highest and Best Use

As Vacant:

As Improved:

Function of appraisal:

Purpose of Appraisal:

ADA Compliance:

September 21, 2021

The property is located on Beech Street in North
Branford, Connecticut approximately 800 feet south
of the intersection of Beech Street and Pomps Lane.
The property does not have a unique tax ID or map
number,

The subject site is vacant land with a light density of
mixed stand trees along with a concentration of
brush and briars over the site. There is also a small
section of designated wetlands. The site is both
sloping and rolling in nature.

The site is an irregular shaped parcel that contains
an estimated 17.60 +/- acres and has frontage along
the west side of Beech Street. The site appears to
have average utility with a high percentage of
uplands along with 1,519 feet of frontage along
Beech Street.

R-40, Residential 40,000 s.f. minimum lot size

Develop with a residential subdivision.

Develop with a residential subdivision with
demonstrated market feasibility.

To assist in an internal reporting decision for South
Central Regional Water Authority.

To estimate the "As Is" Market Value of the Iee
Simple Interest of the subject property.

The subject property is not subject to ADA
compliance.
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS continued

Environmental:

Value Indications

Cost Approach:

Sales Comparison Approach:

Income Capitalization Approach:

Final Estimate of Value:

Estimated Marketing Period:
Estimated Exposure Time:

Appraiser:

The appraiser did not observe any potentially
hazardous materials on the subject site. Your
appraiser recommends an independent site
assessment by a qualified professional.

Not Developed
$245,000.00
Not Developed
$245,000.00

6 to 9 months
6 to 9 months

Marc P. Nadeau, SRA
Connecticut Certified General Appraiser
No. 423, expires 5/1/22






PROPERTY IDENTIFICATION

The subject property consists of a 17.60 +/- acre site that is presently vacant land. The site
appears to have average development potential. The site is located on Beech Street located in
Nozrth Branford, Connecticut in New Haven County.

LEGAL DESCRIPTION OF THE SITE

According to the legal description in the land records and the tax maps researched by the
appraisers, the site consists of an irregular-shaped site containing 17.60 +/- acre lot as shown in
an exhibit in the Site Analysis section. The property does not have a unique Tax Map/Parcel
number, nor is there a legal description on file for this property. The reference for this property
is from the survey compiled by Bennett & Smilas Engineering, Inc., dated February 12, 2005.

PURPOSE AND DATE OF THE APPRAISAL

The purpose of this appraisal is to estimate the "As Is" Market Value of the Fee Simple Interest
of the property as described herein. The effective date of the appraisal is September 21, 2021.

INTENDED USE OF THE APPRAISAL

The intended use or function of the appraisal is to serve as a basis for an internal reporting
decision for the South Central Regional Water Authority.

INTENDED USER OF THE APPRAISAL

The intended user of the appraisal is John Triana and/or The South Central Regional Water
Authority.



DEFINITION OF MARKET VALUE

Market Value: "Market Value means 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 a sale as of a specified date and the
passing of title from the seller to buyer under conditions whereby:

(1) Buyer and seller are typically motivated;

(2) Both parties are well informed or well advised, and acting in what they consider their
own best interests;

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

(4) Payment is made in terms of cash in 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.”

Source: The Appraisal of Real Estate (Thirteenth Edition, 2008)

PROPERTY RIGHTS BEING APPRAISED

The property rights being appraised are those of Fee Simple. Fee simple estate is defined in The
Appraisal of Real Estate (Thirteenth Edition, 2008), published by the Appraisal Institute, as:

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.

EXPOSURE TIME DEFINED/ MARKET TIME DEFINED

Exposure time is defined as the time it might take to sell a real property interest. Exposure
time is presumed to precede the effective date of the appraisal. Marketing time is also the

estimated time it might take to sell a property however, the marketing time is presumed to be
after the effective date of appraisal.



SCOPE/EXTENT OF THE ASSIGNMENT

The extent or scope of this appraisal is concerned with developing an Appraisal Report
estimating the market value of the subject property in fee simple, utilizing market value as stated
in Title XI of FIRREA 1989.

The traditional appraisal process considers three approaches: 1) Cost Approach, 2) Sales
Comparison Approach and 3) Income Capitalization Approach. In this appraisal the Sales
Comparison was developed exclusively as this approach best mirrors that of the
marketplace. Neither the Income Approach or the Cost Approach were developed as they
are not representative of value.

I have researched North Branford and the surrounding towns for similar type property transfers.
The sales and rental income data were verified by a combination of methods including
conversations with principals involved with the particular transaction, real estate brokers or other
appraisers. This data may also have been obtained from county registry of deed offices, tax
assessors or knowledgeable third-party participants in a transaction. The data was researched to
identify comparable improved sales. Each of these sales were adjusted in order to indicate a
market value for the subject property. This adjustment process is based on a paired sales analysis
in abstracting the adjustments out of the market data when possible.

For this appraisal, the pertinent investigations included regional, city and neighborhood analysis;
site analysis; improvements analysis and ad valorem tax analysis. Additionally your appraiser
has expanded the scope of his research to address the specific use in place. The following are
additional elements of research completed:

Reviewed Assessor’s Records

Interviewed North Branford Assessor

Interviewed local real estate brokers

Reviewed demographic information/population trends for area
Researched Development trends in the area
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A physical inspection was made of the site and improvements on September 15™ and again on
September 21, 2021. Based on the inspection along with a review of a recent survey and soils
maps, the site appears to have good development potential with excellent frontage along Pomps
Lane.

The Sales Comparison Approach is based on the assumption that an informed buyer will pay no
more for a property than the cost of acquiring an existing property with the same utility. The
appraisers have considered the sales and listings of similar industrial/commercial type buildings
in Cheshire and the surrounding area. Each of these sales are adjusted for differences such as
date of sale, financing, location, physical characteristics and condition in order to indicate a value
for the subject property. This approach was developed.

HISTORY OF OWNERSHIP

In accordance with the requirements of the Appraisal Institute, the appraisers have completed an
analysis of the recent ownership history of the subject property that has taken place within the
last three (plus) years. The only legal reference that your appraiser could find is that of a larger
parcel (of which the subject site is part of). The transfer shows a conveyance to South Central
Regional Water Authority that occurred on August 27, 1980. This transfer is recorded in volume
135, page 2 on the North Branford Land Records.

There is no other record or transfer or marketing of this property.



LIMITING CONDITIONS AND ASSUMPTIONS

This appraisal report is subject to the following assumptions and limiting conditions and to
special assumptions set forth in various sections of the appraisal report. These special
assumptions are considered necessary by the appraisers to make a proper estimate of value in
accordance with the appraisal assignment and are made a part herein, as though copied in full.

1. LIMIT OF LIABILITY - Liability of Nadeau & Associates and its associates is limited
to the fee collected for preparation of the appraisal. There is no accountability or liability
to any third party.

2. COPIES, PUBLICATION, DISTRIBUTION, USE OF REPORT - 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 physical report(s) remains the property of the
appraiser for the use of the client, the fee being for the analytical services only. The
report may not be used for any purpose by any person or corporation other than the client
or the party to whom it is addressed or copied without the written consent of Nadeau &
Associates, and then only in its entirety.

Neither all nor any part of the contents of this report shall be conveyed to the public
through advertising, public relations efforts, news, sales or other media, without the
written consent and approval of Nadeau & Associates Real Estate Appraisal, nor may any
reference be made in such a public communication to the Appraisal Institute or SRA
designations.

3. CONFIDENTIALITY - The appraiser may not divulge the material (evaluation)
contents of the report, analytical findings or conclusions, or give a copy of the report to
anyone other than the client or his designee as specified in writing (except as may be
required by the Appraisal Institute as they may request in confidence for ethics
enforcement), or by a court of law or body with the power of subpoena.

This appraisal is to be used only in its entirety and no part is to be used without the whole
report. All conclusions and opinions concerning the analysis which are set forth in the
report were prepared by the appraiser(s) whose signature(s) appears on the appraisal
report, unless indicated as "Review Appraiser.”" No change of any item in the report shall
be made by anyone other than the appraiser, and the appraiser and firm shall have no
responsibility if any such unauthorized change is made.

4. TRADE SECRETS - This appraisal was obtained from Nadeau & Associates Real
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Estate Appraisal and consists of "trade secrets and commercial or financial information”
which is privileged and confidential and exempted from disclosure under 5 U.8.C. 552
(b)(4). Notify the appraiser(s) signing the report or Nadeau & Perrelli Real Estate
Appraisal of any request to reproduce this appraisal in whole or in part.

INFORMATION USED - No responsibility is assumed for accuracy of information
furnished by or from others, the client, his designee, or public records. We are not liable
for such information or the work of possible subcontractors. The comparable data relied
upon in this report has been confirmed with one or more parties familiar with the
transaction or from affidavit; all are considered appropriate for inclusion to the best of our
factual judgment and knowledge.

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR
APPRAISAL SERVICES - The contract for appraisal, consultation or analytical service
is fulfilled and the total fee payable upon completion of the report. The appraiser(s) or
those assisting in preparation of the report will not be asked or required to give testimony
in court or hearing because of having made the appraisal, in full or in part, nor engage in
post appraisal consultation with client or third parties except under separate and special
arrangement and at additional fee.

EXHIBITS - The sketches and maps in this report are included to assist the reader in
visualizing the property and are not necessatily to scale. Various photos, if any, are
included for the same purpose and are not intended to represent the property in other than
actual status, as of the date of the photos.

LEGAL, ENGINEERING, FINANCIAL, STRUCTURAL, OR MECHANICAL
NATURE, HIDDEN COMPONENTS, SOIL - 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, which is
presumed to be good and merchantable. The property is appraised as if free and clear,
unless otherwise stated in particular parts of the report.

The legal description is assumed to be correct as used in this report as furnished by the
client, his designee, or as derived by the appraiser.

The appraiser has inspected, by observation, the land and the improvements thereon;
however, it is not possible to personally observe conditions beneath the soil or hidden
structure, or other components, or any mechanical components within the improvements;
no representations are made herein as to these matters unless specifically stated and



considered in the report; the value estimate considers there being no such conditions that
would cause a loss of value. The land or the soil of the area being appraised appears firm;
however, the degree of subsidence in the area is unknown. The appraiser(s) does not
warrant against this condition or occurrence of problems arising from soil conditions.

The appraisal is based on there being no hidden, unapparent, or apparent conditions of the
property site, subsoil, or structures which would render it more or less valuable. No
responsibility is assumed for any such conditions or for any expertise or engineering to
discover them. All mechanical components are assumed to be in operable condition and
status standard for properties of the subject type. Condition of heating, cooling,
ventilating, electrical and plumbing equipment is considered to be commensurate with the
condition of the balance of the improvements unless otherwise stated.

THE EXISTENCE OF HAZARDOUS SUBSTANCES - No judgment is made as to
adequacy of type of insulation or energy efficiency of the improvements or equipment.
Further, unless otherwise stated in this report, the appraiser(s) have no knowledge of the
existence of hazardous waste products or any resultant contamination, including, without
limitation, asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural
chemicals, which may or may not be present on the property, or other environmental
conditions which were not called to the attention of nor did the appraiser(s) become
aware of such during the appraiser's inspection. The appraiser(s), however, is not
qualified to test such substances or conditions. If the presence of such substances, such as
asbestos, urea formaldehyde, foam insulation, or other hazardous substances or
environmental conditions, may affect the value of the property, the value estimated is
predicated on the assumption that there is no such condition on or in the property or in
such proximity thereto that it would cause a loss in value. No responsibility is assumed
for any such conditions, nor for any expertise or engineering knowledge required to
discover them. The client is urged to retain an expert in the field of environmental
impacts upon real estate if so desired.

Also, the appraisers have not commissioned an environmental audit of the property being
appraised, nor have we been provided such a report that would indicated presence or
absence of hazardous materials/contamination. The appraiser(s) represents that he is not
an expert to appraise insulation or other products banned by the Consumer Products
Safety Commission which might render the property more or less valuable, and in
connection with this appraisal, the appraiser(s) has not inspected for, tested for, nor taken
into consideration in any respect, the presence or absence of insulation or other products
described above.
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10.

11.

12.

13.

14.

15.

Therefore, the appraiser(s) assumes no responsibility in the event the presence or absence
of insulation, hazardous waste contamination, or other products increase or decrease the
value of the property from the value placed thereon by the opinion of the appraiser.

LEGALITY OF USE - The appraisal is based on the premise that there is full
compliance with all applicable federal, state and local environmental regulations and laws
unless otherwise stated in the report. Further, that all applicable zoning, building, and use
regulations and restrictions of all types have been complied with unless otherwise stated
in the report. Further, it is assumed that all required licenses, consents, permits, or other
legisiative or administrative authority from local, state, federal and/or private entities or
organizations have been or can be obtained or renewed for any use considered in the
value estimate.

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

AUXILIARY AND RELATED STUDIES - No environmental or impact study, special
market study or analysis, highest and best use analysis study or feasibility study has been
requested or made unless otherwise specified in an agreement for services or in the report.
The appraiser reserves the unlimited right to alter, amend, revise or rescind any of the
statements, findings, opinions, values, estimates, or conclusions upon any subsequent
such study or analysis or previous study or analysis subsequently becoming known to
him.

DOLLAR VALUES, PURCHASING POWER - The market value estimated and the
costs used are as of the date of the estimate of value. All dollar amounts are based on the
purchasing power and price of the dollar as of the date of the value estimate.

INCLUSIONS - Furnishings and equipment or business operations, except as
specifically indicated and typically considered as a part of real estate, have been
disregarded with only the real estate being considered.

PROPOSED IMPROVEMENTS, CONDITIONED VALUE - Improvenients
proposed, if any, on or off-site, as well as any repairs required, are considered, for
purposes of this appraisal, to be completed in good and workmanlike manner according to
information submitted and/or considered by the appraiser(s). In cases of proposed
construction, the appraisal is subject to change upon inspection of property after
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16.

17.

18.

construction is completed. This estimate of market value is as of the date shown, as
proposed, as if completed and operating at levels shown and projected.

VALUE CHANGE, DYNAMIC MARKET, INFLUENCES - The estimated market
value is subject to change with market changes over time; value is highly related to
exposure, time, promotional effort, terms, motivation, and conditions surrounding the
offering. The value estimate considers the productivity and relative attractiveness of the
property physically and economically in the marketplace. The "Estimate of Market
Value" in the appraisal report is not based in whole or in part upon the race, color or
national origin of the present owners or occupants of the properties in the vicinity of the
property appraised.

In cases of appraisals involving the capitalization of income benefits, the estimate of
market value is a reflection of such benefits and appraiser's interpretation of income and
yields and other factors derived from general and specific market information. Such
estimates are as of the date of the estimate of value; they are thus subject to change as the
market is dynamic and may naturally change over time.

MANAGEMENT OF THE PROPERTY - It is assumed that the property which is the
subject of this report will be under prudent and competent ownership and management,
neither inefficient nor super-etficient.

GENERAL CONDITIONS -

A. The Appraisal Institute conducts a mandatory program of continuing education for
its designated members. MAI's and SRA's who meet the minimum standards of
this program are awarded periodic educational certification. As of the date of this
report, Marc P. Nadeau has completed the requirements under the continuing
education program of the Appraisal Institute.

The State of Coonnecticut conducts a mandatory program of continuing education
for its certified appraisers. Appraisers who meet the standards of this program are
awarded periodic educational certification. As of the date of this report, Marc
Nadeau has completed the requirements under the program and is currently
certified under this program.

B. The fee for this appraisal or study is for the service rendered and not for the time
spent on the physical report.

C. ACCEPTANCE OF, AND/OR USE OF, THIS APPRAISAL REPORT
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CONSTITUTES ACCEPTANCE OF THE ABOVE CONDITIONS.
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 REGIONAL, CITY AND NEIGHBORHOOD ANALYSES
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NORTH BRANFORD/NEW HAVEN COUNTY ANALYSIS

Overview

The Town of North Branford is situated in the central portion of New Haven County in the
Southern Connecticut Region approximately 90 miles northeast of New York City and 35 miles
south of Hartford. North Branford is bordered to the north by the Town of Wallingford, to the
south by the Town of Branford, to the east by the Town of Guilford and to the west and the
Towns of North Haven and East Haven. North Branford for the most part is a suburban
residential town with just a small population of commercial improvements. The majority of
commercial improvements are located along Route 80. North Branford is considered a suburb
of New Haven and had an estimated population of 15,205 persons as of 2010, The town which
has an area of 24.9 square miles has a population density of 611 persons per square mile verses
the state average of 700 persons per mile. Transportation facilities are considered average with
State Routes 80, 17 and 22 providing the primary access to and from the town.

Transportation:

North Branford is serviced by State Routes 17, 22, 80 and 139. All of these roadways are state
maintained two-lane state highways. The configuration of roadways bisect the town and provide
an average roadway access.

Airport travel is equally accessible with Bradley International Airport in Windsor Locks, Tweed-
New Haven Airport in New Haven and Groton Airport being located in Groton, Connecticut. All
are located in less than 1 hour driving time. Bradley International provides local, commuter and
international flights on a regular basis, Tweed-New Haven services Philadelphia which provides
both domestic and international flights. Groton is utilized primarily for commuter and charter
flights. Rail transportation is provided in Branford on the “Shoreline” line providing commuter
access to New Haven. The New Haven rail station provides access to New York, Boston and the
Washington D. C. areas.
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NEIGHBORHOOD ANALYSIS

The subject property is located approximately 1 mile north of Route 80 in what is exclusively a
residential community that is flanked by large tracts of open space, the majority of which is
owned by the local water company. The neighborhood is defined by Northford Center to the
north, Route 80 to the south, the Guilford town line to the east and Beech Street to the west.

Location/Development Trends

The subject property is well located within 1 mile of Route 80 where there are services,
restaurants and shopping. Improvements in the immediate area are exclusively residential with
the majority of homes being built between 1950 and 1980. Your appraiser’s survey of a 7z mile
radius surrounding the subject property revealed a total of 19 sales over the past year with an
average price of approximately $350,000 and an average size of approximately 1,700 square feet.
Homes in the area appear to have average to better than average levels of maintenance. The
market for residential properties remains healthy at present, but is expected to wane in the
coming months.

The subject property is presently part of a large tract owned by the water company, which is the
main watershed area for this region, comprising over 5,000 acres. This is one of the single
largest undeveloped tracts of land in this part of Connecticut.

The commercial rental market in the area remains generally stable but, with increasing vacancy.
Rates for similar commercial properties generally range from $13.00 to $18.00 per square foot
(depending upon finish and amenity).

Market conditions for residential properties have increased an estimated 12% annually, from
June of 2020 to July of 2021. Conditions are presently considered to be stable. For the
purposes of this analysis, the demographics from North Branford are presented in the following
paragraphs. The neighborhood is identified as Zip Code No. 06471, which is described in the
2010 Source Book of Demographics and Buying Power by CACL

Economic Considerations

The following data from the Connecticut Department of Labor reveals that the total employed
labor market for the New Haven area was 284,400 persons as of June of 2021. This figure
represents an increase of 17,700 persons or 6.6% from the same period in 2020. The increase in
the number of employed is reflective of re-hiring after the initial onset of COVID.
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Governmental Considerations

The Town of North Branford is a residentially oriented town with a balance of residential,
commercial and industrial zones. All necessary services are available including school systems,
a town library, utilities and fire protection. Taxes are considered to be on par, if not more
affordable than other arcas and communities in this region.

Environmental Considerations

The environmental considerations that impact a neighborhood include such things as land use
patterns, terrain, street patterns, nuisances and hazards, and similar characteristics. Properties in
the subject neighborhood consist of a mixture of commercial and residential uses and are
generally in average condition. Although the appraisers do not have any first-hand knowledge of
any environmental hazards within the subject neighborhood, we are not experts in that field and
are not qualified to make judgements concerning environmental wastes. The client should satisfy
themselves as to the presence of any neighborhood environmental hazards which would
adversely impact the neighborhood or the subject property.

Conclusion

North Branford is a desirable suburban town that has seen a positive trend for residential
development, a busy Route 80 corridor and a stable overall economic base. The good
transportation facilities available should leave the door open for new development over the
coming years. During the period ahead North Branford's economy will likely keep pace with the
rest of the state. Property values overall are expected to start a slow decline, especially after a
record run-up in prices being paid over the past year.
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SUBJECT SITE DESCRIPTION

In the application of many techniques of valuation analysis, the site is valued separately
from existing or proposed improvements. Before a site can be identified and evaluated
for purposes of comparison on the market, it must be valued as if vacant and available to
be put to its highest and best use. The Site Analysis involves the identification and
analysis of the characteristics that create, enhance, or detract from the utility, desirability,
and marketability of a site on the market.

Description and Size of the Subject Sites

According to the survey map prepared by Bennett & Smilas Engineering,
the subject site is proposed to consist of 17.6 +/- acres. The North
Branford Tax Assessor does not have a separate identification for this
parcel at present, as the proposed parcel is part of a larger tract.

Site Description

Location:

Frontage:

Access:

Shape:

The tract is located on the west side of Beech Street
approximately 800 feet south of the intersection of Pomps
Lane and Beech Street.

The tract is irregular in shape and enjoys an estimated 1,519
+/- feet of frontage along the west side of Beech Street.

Access to the site is from Beech Street. Beech Street is a

town-maintained two-lane road paved with macadam.
Access to this site is very good.

The subject tract is an irregular-shaped site with an average
depth of 500 +/- feet.
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Site Information Continued...

Topography: The subject site is gently rolling in nature and covered with
a light density of mixed stand deciduous trees as well as
brush and scrub. The Web Soils Survey, along with the
GIS mapping indicates a small wetlands area in the
extreme eastern portion of the parcel. The site appears
to be located within Zone X, an arca of minimal flooding,
as shown on FEMA Flood Plain map panel No.
09009C0459], dated 7/8/13.

Drainage:  The on-site drainage appears to be adequate for the site
with only the small wetlands are where there is a pond in
that location.

Soils: No soil engineering report on the site was available
however, it appears that much of the soil is of sufficient
load bearing capacity to support the construction of
commercial or residential uses. The indicated wetland
areas are minimal compared to the overall site size.
Seemingly, making this property a viable development
site. (See maps) |

Utilities: Utilities available include electric, cable television and
telephone. Water in the area is presently supplied by
private well with water available in the street as well.
Waste disposal is generally through on-site septic.

Zoning: The subject site is zoned R-40 (residential), which is a
residential zone that permits single family dwellings, farm
uses and accessory uses. The subject site is legally
conforming.

27



Minimum Lot Size

40,000 Square Feet

Minimum Lot Frontage

150 feet (minimum)

Front Setback

50 feet

Rear Setback

30 feet

Side Setback

15 feet

Maximum Lot Coverage

10%

Restrictions:

Easements:

Surrounding
Influences:

No private deed restrictions have been noted by the
appraiser which would further limit the use of the property.
This appraiser is unaware of any deed restrictions that
would unduly inhibit or restrict operation of the subject
improvements. This should not be taken as a guarantee or
warranty that no such restrictions exist. Only a detailed
search by a title company or attorney can provide positive
assurance of the existence or absence of deed restrictions,
and therefore, such a search is recommended before any
final conclusion is reached.

This appraiser was not provided a survey or title policy that
would describe easements. Typically there are easements
for the purposes of providing utilities to the site. These
type easements are generally not detrimental to the
development of the site.

Surrounding uses consist of residential homes and
conservation land.

Environmental

Hazards:

Your appraiser did not observe any environmental hazards
during his inspection but cannot comment further upon the
environmental conditions of the site. This appraiser is not
an expert in the field of environmental wastes and hazards
and it is suggested that the client retain an expert in this
field to conduct an in-depth environmental site assessment
to clarify this issue.
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Endangered

Species: This appraiser did not observe any of the listed endangered
species or their habitats upon the subject site; however, this
appraiser is not an expert in these fields (zoology,
entomology, etc.) and is not qualified to detect these facts.
Therefore, it is recommended that the client retain an expert
in these fields to satisfy themselves as to the presence of
any endangered species or habitats on or about the site.

Conclusions:

The site is comprised of a 17.60 +/- acre site that is legally-conforming with what appears to be a
site with above average to good development potential. The site has extensive road frontage,
considerable upland area and with better than average topography. Your appraiser will note that
some portions of the frontage along the road have a somewhat steep incline that could augment
development costs.
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LOOKING SOUTH ALONG BEECH STREET (NORTHERN BOUNDARY OF SITE)
SUBJECT PROPERTY TAX ANALYSIS

The subject property is situated within the Town of North Branford and falls within the taxing
jurisdiction of North Branford and New Haven County. The following tax rates per $1,000 of
assessed value are in effect as of the effective date of this appraisal.

Assessed values are typically based on mass appraisal techniques and may, or may not, be
indicative of current market value. According to the Tax Maps in the North Branford Tax
Office, the subject property is not identified as the 19.4 acre parcel designated on the tax
assessor’s map because the area has yet to be subdivided. The overall parcel is identified as Tax
Map/lot 38/1. Property taxes are based on 70% of market value. The most recent revaluation
was done in 2020. The current mill rate is 33.14 for 2020. The table below indicates the current
(2020) tax rate used in calculating the subject's tax burden.

Current Tax Rate

Total Effective Rate $33.14/$1,000

There is no separate assessment for this designated parcel.
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HIGHEST AND BEST USE ANALYSIS

The Dictionary of Real Estate Appraisal, (Third Edition, 1993), published by the American
Institute of Real Estate Appraisers and adopted by the Appraisal Institute, defines highest and
best use 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 four criteria the highest and best use must meet
are legal permissibility, physical possibility, financial feasibility and maximum
profitability.

Implied in this definition is that the determination of highest and best use takes into account the
contribution of a specific use to the community and community development goals as well as the
benefits of that use to individual property owners. Hence, in certain situations, the highest and
best use of the land may be for parks, greenbelt, preservation, conservation, wildlife habitat and
other non-profit ventures.

The definition above applies primarily to the highest and best use of land. It should be
recognized that although a site has existing improvements on it, the highest and best use of the
site may be determined to be different from the existing use. In that case, the existing use will
continue until the land value, in its highest and best use, exceeds the total value of the site as
improved.

In determining the highest and best use of Land or Site (as though vacant), four criteria must be
considered - that the highest and best use must be:

1. Physically Possible. The uses to which it is physically possible to put on the site in
question,
2. Legally Permissible. The uses that are permitted by zoning and deed restrictions on the

site in question.

3. Feasible Use. The physically possible and legally permissible uses that will produce any
net return to the owner of the site.
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4,

Highest and Best Use. (Maximally Productive) Among the feasible uses, the use that
will produce the highest net return or the highest present worth.
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Physically Possible Uses

Physically possible uses would include most types of structures, in this case residential
structures. The site appears to be physically capable of supporting development further appears
to have subdivision potential.

Legally Permissible Uses

Legal restrictions as they apply to the subject property are private restrictions (deed restrictions)
and the public restrictions of zoning. The appraisers are not aware of any deed restrictions
affecting title, as of the appraisal date, other than common restrictions (utility easements,
building setback requirements, etc.); these appear to have no adverse effect on the development
of the site.

The site is largely zoned R-40, ( residential). Legally permissible uses are single family
dwellings, accessory uses, farms, town buildings, wildlife sanctuaries and nature preserves.

Feasible Uses

Feasibility addresses the economics and profitability of a program of utilization for a site.
Investment (cost to produce) should yield a positive return over a reasonable time period before a
product is judged feasible. Based upon the combination of frontage, desirable topography and
what appears to be viable land to develop along the front of the property, it would appear as
though a residential subdivision would be the single most feasible use. However, as of the time
of this valuation, such a development plan may not be market-supported. Additionally, a
complete survey and soil sampling along with wetlands demarcation and actual approvals would
be necessary to cross this development bridge. At present, the subject site remains a vacant
parcel that appears to have good development potential based upon all known elements.
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Conclusions
Highest and Best Use "As If Vacant"

The appraiser's determination of the subject's highest and best use "as of the appraisal date”, ie.,
as it physically and legally exists without hypothetical conditions, assumptions or qualifications,
would center on holding the site for future development.

Highest and Best Use ""As Improved"

The subject property is currently vacant but remains to be perhaps the single most desirable
parcel in the area that could be developed with multiple housing units. Current market demand
for homes as of the time of this writing is strong, largely driven by COVID and the migration to
the area. However, it would take time to evaluate the site, receive approvals and start a
development plan. Hence, holding the site, while further developing a site plan approval would
be the highest and use as if improved.
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" THE YV ALU ATION PROCESS
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THE APPRAISAL PROCESS

There are three approaches which may be used in the appraisal of real property. These
approaches to value include the Cost Approach, the Sales Comparison Approach and the Income
Capitalization Approach. These approaches are defined in The Appraisal of Real Estate,
sponsored by The Appraisal Iustitute (Tenth Edition, 1992), as follows:

The Cost Approach "is based on the understanding that market participants relate value to cost.
In the cost approach the value of a property is derived by adding the estimated value of the land
to the current cost of constructing a reproduction or replacement for the improvements and then
subtracting the amount of depreciation (i.e., deterioration and obsolescence) in the structures
from all causes. Profit for coordination by the entrepreneur is included in the value indication.
This approach is particularly useful in valuing new or nearly new improvements and properties
that are not frequently exchanged in the market. Cost approach techniques can also be employed
to derive information needed in the sales comparison and income capitalization approaches to
value.

The current costs to construct the improvements can be obtained from cost estimators, cost
estimating publications, builders, and contractors. Depreciation is measured through market
research and the application of specific valuation procedures. Land value is estimated separately
in the cost approach.” The cost approach was not developed given the lack of site
improvements being valued.

The Sales Comparison Approach "is most useful when a number of similar properties have
recently been sold or are currently for sale in the subject property market. Using this approach,
an appraiser produces a value indication by comparing a subject property with similar properties,
called comparable sales. The sale prices of the properties that are judged to be most comparable
tend to indicate a range in which the value indication for the subject property will fall".

An appraiser estimates the degree of similarity or difference between the subject property and the
comparable sales by considering various elements of comparison (i.e. real property rights
conveyed, financing terms, conditions of sale, market conditions, location, physical
characteristics, economic characteristics, use and non-realty components of value).

Dollar or percentage adjustments are then applied to the sale price of each comparable property
with consideration for the real property interest involved. Adjustments are made to the sale
prices of the comparables because the prices of these properties are known, while the value of the
subject property is not.
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Data such as income multipliers and income rates may also be extracted through sales
comparison analysis. In the sales comparison approach, the appraiser considers these data, but
does not regard them as elements of comparison. These data are applied in the income
capitalization approach. The sales comparison was developed utilizing the most recent
comparable sales of area vacant land.

In the Income Approach "the present value of the future benefits of property ownership is
measured. A property's income streams and its resale value upon reversion may be capitalized
into a present, lump-sum value".

Like the cost and sales comparison approaches, the income capitalization approach requires
extensive market research. Research and data analysis for this approach are conducted against a
background of supply and demand relationships, which provide information about trends and
market anticipation.

An investor in a commercial building, for example, anticipates an acceptable return on the
investment as well as a return of the invested funds. The level of return needed to attract
investment capital is a function of the risk inherent in the property. Moreover, the level of return
required by investors fluctuates with changes in money markets and the returns offered by
alternative investments. The appraiser must be alert to the changes in investor requirements
indicated by the current market for comparable investment properties and by changes in the more
volatile money markets which may suggest future trends. The income approach was not
developed because it was not applicable in the case of the subject property.

The sales comparison was developed exclusively.
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SALES COMPARISON APPROACH

This approach to value is based on the principle of substitution; that is, the value of the property
is governed by the prices generally obtained for similar properties. To aid in the analysis of the
comparable sales data, several unit measures help to reduce the comparisons to a common
denominator.

The sales price per unit also provides an alternative method of analysis, yet requires adjustment
for physical differences such as location, land-to-building ratios, improvement-age and condition,
special amenities and other physical differences.

The sales price/square foot is a unit of comparison which expresses the relationship between
value/price and the size of the complex. This is a reliable indicator of value, assuming a high
degree of comparability among the data set. The weakness of this unit of comparison is that it
does not directly differentiate between the respective income-generating capacity of somewhat
similar properties.

As no property is identical to another, it is necessary to make adjustments for the notable
differences. Several items must be addressed in the presentation and analysis of the ensuing
comparable sales data to develop a basis for the adjustments. These are: the factual details of the
sale and physical data; the market conditions at the time of sale, including a consideration for
cash equivalency, if applicable; and the income generating potential of a property.

I have included comparable market sales from the surrounding areas for a representation of
market activity. A search of the Town of North Branford as well as surrounding towns was
performed in an effort to confirm recent sales of comparable vacant parcels for purposes of

valuation analysis.

The following sales presented are the best found for analysis.
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VACANT LAND SALE NO. 1

Location:

Grantor:

Grantee:

Sale Date:
Volume/Page:
PROPERTY DATA
Land Area:

Zoning:
Topography:
Utilities Available:
Present Use:
Highest and Best Use:
Consideration:
Terms:

Cash Equivalent Value:

Sales Price per Acre:

Old Moose Hill Road, Oxford, CT, Map 29,

Block 72, Parcel 4

John Lavorgna

Edward and Tonya Carver
October 2, 2019

Volume 432, Page 946

21.40 Acres

Residential A, 2 Acre minimum
Rolling, Hilly

Telephone, Electric

Wooded with 15% wetlands
Residential Subdivision

$162,500.00

No financing is recorded on this transaction.

$162,500.00

$ 7,593.00
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VACANT LAND SALE # 1 CONTINUED...

COMMENTS

VERIFICATION:

This is a recent sale of an irregular shaped site
that has 1,230 feet of frontage along the south
side of Old Moose Hill Road. The siteis a
combination of hilly and rolling topography with
approximately 15% of wetlands that are located
at both the front and rear of the site with the core
of the property being uplands. There were no
plans on file as of the time of purchase with the
property reportedly being purchased by an
abutting property owner.

Land Records, site inspection, interview with
Planning and Zoning office, MPN/7-21
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GIS MAP - SALE #1
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VACANT LAND SALE NO. 2

Location:
Grantor:
Grantee:

Sale Date:
Volume/Page:

PROPERTY DATA
Land Area:

Zoning:

Topography:

Utilities Available:
Present Use:

Highest and Best Use:

Consideration:

Terms:

Cash Equivalent Value:

Sales Price per Acre:

Great Hill Road, M/L 122/22A, Guilford, CT

Peter J. Bertagna
Nathan C. Walk
October 11, 2019

945/162 Warranty Deed

33.55 Acres

RS, 3.67 acre, residential

Rolling and Hilly

Telephone, Electric,

Wooded site with 5% wetlands
Conservation w/2 potential building lots

$ 400,000.00

No financing is recorded on this transaction.

$ 400,000.00

$11,923
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VACANT LAND SALE #3

Location: Fenn Road, Cheshire, CT
Grantor: Ricei Construction Group
Grantee: Town of Cheshire, et al

Sale Date: July 17, 2020

Volume/Page: 2969/276 Warranty Deed
PROPERTY DATA

Land Area: 48.00 Acres

Zoning: R40, 40,000 s.f. residential
Topography: Gently Rolling/Sloping downhill
Utilities Available: Telephone, Electric

Present Use: Treed, vacant land, old house
Highest and Best Use: Residential Subdivision
Consideration: $ 675,000.00

Terms: No financing is recorded on this transaction.
Cash Equivalent Value: $ 675,000.00

Sales Price per Acre: $ 14,003
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SALE # 3 CONTINUED...

COMMENTS

VERIFICATION:

This is a recent sale of an irregular-shaped parcel
that is zoned residentially and was approved for a
7-lot subdivision some time ago. The sale in
question also involves the Regional Authority
and the Cheshire Land Trust, with the parcel
being purchased for conservation purposes. The
site is rolling in nature and was approved for 7
Jots, with the approvals since expiring. The site
has an estimated 40% wetlands.

Land Records, site inspection, review of

available maps, interview with town planner,
MPN, 7-21
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SITE MAP - SALE #3
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VACANT LAND SALE # 4

Location:

Grantor:

Grantee:

Sale Date:
Volume/Page:
PROPERTY DATA
L.and Area:

Zoning:
Topography:
Utilities Available:
Present Use:
Highest and Best Use:
Consideration:
Terms:

Cash Equivalent Value:

Sales Price per Acre:

35 Mansur Road, Hamden, CT
35 Mansur Road, LL.Cs

Country Farm II1, LLC

June 22, 2021

4851/211 Warranty Deed

10.00 Acres

R2, 40,000 square feet residential
Gently Rolling

Telephone, Electric

Wooded, Former Farmland
Potential Subdivision

$ 170,000.00

No financing is recorded on this sale

$ 170,000.00

$17,000
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SALE # 4 CONTINUED...

COMMENTS

VERIFICATION:

This is a recent sale of a T-shaped parcel with
365 feet of frontage, no reported wetlands and
what seems to be good development potential for
a small subdivision. The site is zoned R2, which
requires 40,000 s.f. of area along with 120’ of
frontage. The site was improved with a run-
down farmhouse on the property as of the time of
sale. The dwelling appeared to have little or no
contributory value. Aerial views of the site
reveal that approximately 1/3 of the site is
cleared and appears to be former farmland.

Land Records, site inspection, interview with
Planming and Zoning Office, MPN-9/21

54






VACANT LAND SALE #5

Location:

Granfor:

Grantee:

Sale Date:
Volume/Page:
PROPERTY DATA
Land Area:

Zoning:
Topography:
Utilities Available:
Present Use:
Highest and Best Use:

Consideration:

Terms:

Cash Equivalent Value:

Sales Price per Acre:

516 Carrington Road and 289 Wooding Road,
Bethany, CT

Robert McSherry

Fasano Properties, LLC

July 21, 2021

218/640 Warranty Deed

26.60 Acres

R130, 130,000 square feet residential
Rolling

Telephone, Electric

Wooded, Former Farmland

Potential Subdivision

$ 305,000.00

A seller’s mortgage in the amount of $244,000 @
5.0%, amortized over 30 years, due 2024,

$ 305,000.00

$11,466
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SALE # 5 CONTINUED...

COMMENTS

VERIFICATION:

This is a recent sale of an iiregular-shaped parcel
with 630 feet of frontage along the east side of
Carrington Road, no reported wetlands and what
seemns to be a better than average development
potential for a small subdivision. The site is
zoned R130, which requires 130,000 s.f. of lot
area. The site historically was farmed with no
plans or approvals filed as of the time of
purchase.

Land Records, site inspection, interview with
Planning and Zoning Office, MPN-9/21

57






“uleNo. | SuleDate | #Acres | Topo. | Location | S/Aore  Utiliy
1 10/19 21.40 Rolling/Hilly | Average $ 7,593 Average
2 11/19 33.55 Rolling/ITilly | Abv Avg | $11,923 Average
3 7/20 48.00 Rolling/Slope | Abv Avg $14,063 | Abv Avg
4 6/21 10.00 Rolling Average $17,000 Good
5 7/21 26.60 Rolling/Slope | Abv Avg | $11,466 | Average
Subiect 9/21 17.60 RollingiSlope Abv Avg n/a Abv Avg |

Analysis of Comparable Land Sales

The data available for comparison was better than average with a sampling of parcels from the
surrounding marketplace. The sales chosen for compatison isolate the site conditions and location
as best could be for the subject property. Sale # 3 had an old subdivision in place that had since
expired, none the less, the old approval has value and establishes a foundation for future
development.

Financing Terms

The financing arrangements for the comparable properties are analyzed and adjusted to cash
equivalency, if needed. All of the sales were thought to be arms-length, although one sale was
sold with favorable 100% financing, for which an adjustment was made. Review of the
marketplace reveals that a loan to value of 70% to 80% is most typical.

Conditions of Sale

All of the sales in this report ate considered to be arms-length and not affected by undue
influence.

Market Conditions (Time)

Market conditions often change between the sale dates of the comparables and the effective date
of the appraisal. These conditions tend to vary depending upon the local and regional economies,
levels of effective demand, population and employment growth and national inflation or deflation
rates. It should be noted that the adjustments made to the comparable sales, if needed, ate based
upon the prevailing market conditions at the time of sale, not time itself. Market conditions over
the past few years have waned with your appraiser conservatively estimating a decline of 3%
annually over the past three years. Market conditions made an about-face in approximately June
2020, which is when COVID-19 started to impact the sale of improved properties in a positive
way. No adjustments were given to the sales for time. The reason your appraiser has not given
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an upward adjustment for market conditions despite the run-up in values/prices during COVID is
because the cost of building homes over the past two years, and more specifically over the past
year has risen precipitously. This is an offsetting factor.

Location

The location adjustinent is inherent primarily in the land component. Superior site locations tend
to generate higher rents or increase the potential success of a project; therefore, higher prices tend
to be paid for superior sites. This principle is considered valid in that construction costs tend to
be relatively constant over a regional area while land values may vary substantially. Corner
location influences can, in some instances, create a higher unit of value than is found in similar
sites with frontage on only one roadway. These locations can also be drawbacks due to
disadvantages such as higher construction costs in off-site improvements. These factors were

analyzed in the comparable sales in relation to how they compare with the subject site

Sales # 1 and # 4 had lesser locations, with homes in those immediate areas selling for lesser price
points and sale # 4 in particular (in Hamden) being faced with much higher than typical tax
burdens. These sales were given an upward adjustment.

Physical Adjustments

The physical adjustments in this case were based on the difference between the comparable sales
aftcr the condition of sale, time and location adjustments. Based on the theory of economies of
scale, larger size properties usually command lower unit values than smaller ones. Sale # 3 was
materially larger and was given an upward adjustment. Whereas, sale # 4 was materially smaller
and was given a downward adjustment.

Utility

As far as utility is concerned, the subject site has above average to good development potential
based upon all known elements of this property. Zoning also plays a factor in the value of vacant
land and, in this case three of the competing sales had less favorable zoning, as they required
much larger minimum lot sizes, reducing the effective yield of a parcel of land. These sales,
which include sales # 1, # 2 and # 5 were all given an upward adjustment.

Other Adjustments
For the parcels with approvals in place at the time of sale, downward adjustments were given to
reflect the value of the approvals. Sale # 3 was sold with expired approvals, the approvals none

the less set a foundation for future potential development. A downward adjustment was given to
this sale.
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The following chart illustrates the adjustments to the respective sales.

' VACANT LAND ADJUSTMENT GRID

Sale # 1 Sale # 2 Sale #3 Sale# 4

Sale # 5

Unadjusted Sale
Price/Acre $ 7,593 $11,923 $14,003 $17,000

$11,466

Condition of Sale Adj. -0- -0- -0- -0-

-0-

AdjValue | $7.593 §11023 | $14063 | $17,000

$11466

Time Adjustment 0.0 0.0 00 0.0

0.0

AdiVaue | $7.593 | $11923 | $14.063 | $17.000

$11,466

Location Adjustment +0.2 0.0 0.0 +0.2

0.0

Size Adjustment 0.0 0.0 +0.2 -0.2

0.0

Utility Adi. +0.3 +0.1 0.0 0.1

+0.1

Other Adj. _ 0.0 0.0 0.2 0.0

00

Net AdJ o s +01 00 _01

o1

Adjusted Net Values

$11,390 $13,115 $14,063 $15,300

$12,613
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Sales Price Per Unit Valuation

The adjusted sales prices per acre ranged from $11,390 to $15,300. The mean adjusted rate per
acre was $13,296. Sales # 3 and # 4 were most similar overall and was given the greatest
weight, Based upon comparison, your appraiser has estimated that the subject property had a
value of $14,000 per acre. Thus:

# of Acres Value/AC Final Value

17.60 X $14,000 = $246,400

Say $245,000

FINAL VALUE CONCLUSION
$245,000.00
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~ FINAL RECONCILIATION




RECONCILIATION OF VALUE

Market Approach to Value
A search for recent market data produced a better than average sampling of local data. The sales

isolate the highest and best use of the subject property quite well with several of the parcels
having very similar site attributes.

Value Estimate via Market Approach - $245,000.00

Estimated Marketing Time
Interviews with local brokers revealed that the marketing time for a properly like the subject is 6

to 9 months.
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ADDENDA



RECONCILIATION OF YALUE

Market Approach to Value
A search for recent market data produced a better than average sampling of local data. The sales

isolate the highest and best use of the subject property quite well with several of the parcels
having very similar site attributes.

Value Estimate via Market Approach - $245,000.00

Estimated Marketing Time
Interviews with local brokers revealed that the marketing time for a properly like the subject is 6

to 9 months.
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STEVEN L. FREY & ASSOCIATES, INC.

- REAL ESTATE APPRAISAL & CONSULTING -

October 11, 2021

Mr. John Triana

Real Estate Manager

South Central Connecticut Regional Water Authority
90 Sargent Drive, New Haven, CT 06511

jtrianal (@rwater.com

Re: Beech Street & Pomps Lane
North Branford, New Haven County, CT 06471
{Appraisal File #: RPT2021.122}

Dear Mr. Triana:

In accordance with your request, the above-referenced property has been inspected and all necessary investigation and
analysis has been conducted which has enabled me to form an opinion of the fee simple (as is) value, reflecting market
conditions as of September 22, 2021. The intended use of this appraisal is for internal decision-making, and the only
intended user is the South Central Connecticut Regional Water Authority (SCCRWA) and/or designated affiliates.
Market data as well as calculations leading to the final value conclusion are incorporated in this report following the
transmittal letter. This letter of transmittal should only be utilized in conjunction with the entire written, accompanying
report. Any separation of the signature page from the appraisal report invalidates the conclusions found therein.

As previously agreed, this valuation assignment is to be representative of an appraisal report prepared in conformance
with the Uniform Standards of Professional Appraisal Practice (USPAP), 2020-2021 Edition, as promulgated by the
Appraisal Standards Board of the Appraisal Foundation. Furthermore, this appraisal incorporates the requirements set
forth by Title XI of the Financial Institutions Reform, Recovery and Enforcement Act (FIRREA) and the subsequent
issuance of the regulatory agencies Appraisal Rules, dated September 1990 and revised in Final Rule Action as of
June 1994. This appraisal has also been prepared in accordance with the terms and conditions set forth in the
engagement letter. A copy of the engagement letter is included within the report addenda.

The subject of this assignment represents two residentially zoned, vacant (forest regeneration/wooded) parcels which
are located in the south-central portion of North Branford, New Haven County, CT. The smaller parcel is positioned
along the westerly side of Beech Street and represents 17.8+/- acres of R-80 zoned land. The configuration is slightly
irregular, and the topography is varied throughout. The larger parcel or 19.4+/- acres is situated along the northerly
side of Pomps Lane and offers varied terrain with a generally rectangular configuration. The site is predominately
zoned R-80 with a small section of the northern boundary overlapped by the Water Supply District. Based on the
physical inspection of the parcels, it appears that a large portion of each site has undergone forest regeneration. Forest
regeneration is the act of renewing tree cover by establishing young trees naturally or artificially-generally, promptly
after the previous stand or forest has been removed. The method, species, and density are chosen to meet the goal of
the landowner. The remainder of the subject sites are lightly wooded with a scattering of dense forest.

Although some inland-wetlands (estimated @ 10% per parcel) exists, the majority of the land area represents upland
and offers good development potential. That is, based on a review of applicable zoning requirements, general lot
characteristics i.e., street frontage, size, configuration/topography, and location of inland-wetlands, it is our opinion
that the parcel along Beech Street could accommodate 5-6 residential building lots whereas, the parcel along Pomps
Lane could accommodate 7-8 building lots.

Steven L. Frey & Associates, Inc.
121 Samson Rock Drive, Suite 2C, Madison, CT. 06443
Office: (203) 421-4700 / Cell: 475-227-9009 / Email: slfreyappraisalcol

@gmail.com




Mr. John Triana -2- October 11, 2021
South Central Connecticut Regional Water Authority

The highest and best use is considered to be single-family residential development in accordance with the R-80 zoning
requirements. The most applicable approach in the valuation of raw acreage is the Sales Comparison Approach. As a
result, we have attempted to include similar-sized, recent acreage sales located in the town of North Branford that
offer similar development potential. However, due to the limited supply of recently consummated sales in the subject
community, the geographic base of our survey was expanded to include the generally competing towns of Branford,
Guilford, and Madison. A total of 4 closed sales have been included herein for analysis. These parcels produced
unadjusted unit rates ranging from a low of $15,261 to a high of $30,727 per acre. This unit of comparison is
considered most reliable as it accounts for the overall physical characteristics of the subject and comparable sales.

After carefully considering all available information for the Beech Street lot and all apparent factors affecting value,
it is our opinion that the as is value, in the fee simple interest, reflecting market conditions on September 22, 2021, is:

THREE HUNDRED SEVEN THOUSAND DOLLARS
($307,000)

After carefully considering all available information for the Pomps Lane lot and all apparent factors affecting value,
it is our opinion that the as is value, in the fee simple interest, reflecting market conditions on September 22, 2021, is:

THREE HUNDRED FORTY-FOUR THOUSAND DOLLARS
($344,000)

The opinion of value expressed herein is subject to the assumptions & limiting conditions, definitions, market research,
analysis of data, and conclusions contained within the appraisal report to follow. We further certify that to the best of
our knowledge and belief, the information and statements contained in this report are correct; that the values found
represents our best judgment as to the market value; that we have no personal interest, present or prospective in said
property or in the amount of the appraisal values thereof; that our employment or fee is not contingent upon the values
reported; and that the appraisal has been prepared in accordance with the standards/practices of the Appraisal Institute.

Critical Disclosures & Limiting Conditions

The global outbreak of a novel coronavirus, commonly referred to as COVID-19, occurred on March 11, 2020. The
World Health Organization upgraded the COVID-19 status from a “public health emergency” to a “pandemic.” This
crisis is having a wide-ranging impact on social and economic activity throughout the United States and World. It is
unknown what effect this event may have on the national, state, and local economies. Therefore, the reader is cautioned
that the conclusions presented within this appraisal report apply only as of the effective date indicated herein. The
appraiser makes no representation as to the effect on the subject from this pandemic, or any related event, subsequent
to the effective date of this appraisal.

The contracted fee appraiser was not provided with any soil or subsoil reports or other documented studies indicating
the existence of hazardous materials, mineral deposits, etc. The value estimate derived herein is therefore based on
the assumption that the subject property is not negatively affected by the existence of hazardous substances and/or
detrimental environmental conditions, unless otherwise stated in this report. In addition, the value assumes that there
are no commercially valuable mineral deposits or other conditions that would impact the value or marketability.
Should subsequent information be provided which conflicts with what has been assumed herein, we reserve the right
to modify this appraisal and/or final value.

The appraiser was provided with a Compilation Plan Map, dated February 12, 2008, prepared for The Regional Water
Authority. The map allocates 765,300 square feet or 17.8 acres for the parcel along the westerly side of Beech Street,
and 845,000 or 19.5 acres for the parcel situated along the northerly side of Pomps Lane. It should be noted that these
parcels are not independently recognized by the Town of North Branford. That is, the subject “parcels” are part of 105
North Street (MBLU 38/1// /) per the North Branford Assessor which accounts for a total of 5,597.92 acres; owned
by South Central Connecticut Regional Water Authority. For purposes of this appraisal, we have utilized the land
areas extracted from the Compilation Plan Map for valuation purposes. Should subsequent information be provided
which conflicts with what has been assumed herein, we reserve the right to modify this appraisal and/or final value.

Steven L. Frey & Associates, Inc.
121 Samson Rock Drive, Suite 2C, Madison, CT. 06443
Office: (203) 421-4700 / Cell: 475-227-9009 / Email: slfreyappraisalcol

@gmail.com




Mr. John Triana -3- October 11, 2021
South Central Connecticut Regional Water Authority

Critical Disclosures & Limiting Conditions (Continued)

It should be noted that the use of any extraordinary assumptions and/or hypothetical conditions could affect the
assignment results. Consequently, we reserve the right to modify this appraisal and/or value, if subsequent information
is provided which reveals conditions not previously known to the fee appraisers.

Extraordinary Assumptions: For purpose of analysis, we have assumed that the parcels, which are subject to this
appraisal assignment, could be divided from the larger parcel known as 105 North Street. In addition, this analysis
assumes the division of the larger parcel into the 2 subject lots would conform to the R-80 zone requirements as set
forth by the town of North Branford.

Hypothetical Conditions: None have been assumed herein.

Comments on Scope of Work Rule

The Scope of Work Rule, as described within the Uniform Standards of Professional Appraisal Practice (USPAP),
Edition 2020-2021, requires an appraiser to identify the problem, determine and perform the scope of work necessary
to develop credible assignment results and disclose the scope of work within the report. Based on discussions with the
client, the appraisal to follow is considered to include the appropriate scope of work to render a credible report for the
intended use. The market value estimated within the report is subject to the assumptions and limiting conditions as
well as certification of appraisal, as documented in the accompanying report. We certify that Steven L. Frey, SRPA
and Steven L. Frey, Jr. have no present or contemplated future interest in the property beyond this estimate of value.

Comments on Competency Rule

The Competency Rule, as described in Uniform Standards of Professional Appraisal Practice (USPAP), states that
prior to entering into an agreement to perform any assignment, an appraiser must properly identify the problem to be
addressed and have the knowledge as well as experience to complete the assignment competently. Enclosed are our
qualifications/related appraisal experience which demonstrate our level of competency with respect to this valuation.
In order to develop the opinion of market value, we, Steven L. Frey, SRPA and Steven L. Frey, Jr., have prepared a
narrative appraisal report which is intended to comply with the reporting requirements set forth under Standards Rule
2.2(a) of the USPAP. Steven L. Frey & Associates, Inc. has performed no prior services as an appraiser, regarding the
property, that is the subject of this report within the 3-year period immediately preceding acceptance of the assignment.

Respectfully Submitted,

Steven L. Frey, SRPA Steven L. Frey, Jr.

Certified General Appraiser Provisional Real Estate Appraiser
CT. State License No. RCG.0000218 CT. State License No. RSP.0002006
Expiration Date: 4-30-2022 Expiration Date: 4-30-2022

Steven L. Frey & Associates, Inc.
121 Samson Rock Drive, Suite 2C, Madison, CT. 06443
Office: (203) 421-4700 / Cell: 475-227-9009 / Email: slfreyappraisalcol

@gmail.com
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PART I - INTRODUCTION

Executive Summary

PROPERTY ADDRESS: Beech Street & Pomps Lane
North Branford New Haven County, CT 06471
OWNER OF RECORD: South Central Connecticut Regional Water Authority
LEGAL REFERENCE: Volume: 135 / Page:003
ASSESSORS REFERENCE: MBLU: 38/ 1/// (105 North Street)
PURPOSE OF APPRAISAL: Estimate the As Is Market Value
INTENDED USER: South Central Connecticut Regional Water Authority and /or

Designated Affiliates

INTENDED USE OF APPRAISAL:

Internal Decision-Making

PROPERTY RIGHTS BEING APPRAISED:

Fee Simple Estate

DATE OF APPRAISAL: September 22, 2021
TRANSMITTLE DATE: October 11, 2021
ZONE CLASSIFICATION: R-80 (Residential)
ANNUAL REAL ESTATE TAX BURDEN: Tax Exempt (Forest)
TOTAL LAND AREA:

Beech Street

Pomps Lane

765,300 Square Feet or 17.8 Acres (per Survey)
845,000 Square Feet or 19.4 Acres (per Survey)

DESIGNATED INLAND-WETLANDS AREA:
Beech Street

Pomps Lane

Estimated @ 10%
Estimated @ 10%

ESTIMATED LOT YEILD:
Beech Street

Pomps Lane

Estimated @ 5-6 Lots
Estimated @ 7-8 Lots

EXISTING IMPROVEMENTS:

None

FEMA FLOOD ZONE:
Community Panel:

Zone X — Area Outside 500-Year Flooding
Map #: 09009C0459] / Dated: May 16, 2017

HIGHEST & BEST USE:

Single-Family Development

APPROACHES TO VALUE:

Sales Comparison Approach

UNIT OF COMPARISION:
Beech Street

Pomps Lane

Price per Acre: $17,000-$17,500/Acre
Price per Acre: $17,500-$18,000/acre

ESTIMATED VALUES:

COST APPROACH: Not Developed
SALES COMPARISION APPROACH:

Beech Street: $307,000

Pomps Lane: $344,000
INCOME CAPITALIZATION APPROACH: Not Developed
FINAL VALUE CONCLUSION:

Beech Street: $307,000

Pomps Lane: $344,000

Steven L. Frey & Associates, Inc. Page |-2-



PART I - INTRODUCTION

Appraiser’s Certification

The undersigned does hereby certify that, except as otherwise noted in this appraisal report:

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

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions and are our personal, impartial, and unbiased professional analyses, opinions,
and conclusions.

3. We 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.

4. We have no bias with respect to the property that is the subject of this report or to the parties involved
with this assignment.

5. Our engagement in this assignment was not contingent upon developing or reporting predetermined
results.
6. Our 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.

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

8. Steven L. Frey, SRPA and Steven L. Frey, Jr. have made a personal inspection of the property that
is the subject of this appraisal report as of September 22, 2021.

9. No one provided significant appraisal assistance to the person signing this certification.

10. 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 of the Appraisal Institute.

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

12. As of the date of this report, Steven L. Frey, SRPA, has not completed the requirements of the
continuing education program of the Appraisal Institute.

13. We, Steven L. Frey, SRPA, and Steven L. Frey, Jr. of Steven L. Frey & Associates, Inc., have not
previously appraised the subject property within the past 3 years.

Steven L. Frey, SRPA Steven L. Frey, Jr.

Certified General Appraiser Provisional Real Estate Appraiser
CT. State License No. RCG.0000218 CT. State License No. RSP.0002006
Expiration Date: 4-30-2022 Expiration Date: 4-30-2022
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PART I - INTRODUCTION

Location Maps
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PART I - INTRODUCTION

Satellite Images
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PART I - INTRODUCTION

Exterior Photographs

- Beech Street, North Branford, CT
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PART I - INTRODUCTION

Exterior Photographs

- Beech Street, North Branford, CT
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PART I - INTRODUCTION

Exterior Photographs

- Pomps Lane, North Branford, CT
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PART I - INTRODUCTION

Exterior Photographs

- Pomps Lane, North Branford, CT

Steven L. Frey & Associates, Inc. Page [-10-



PART II —- FACTUAL DATA

Identification of Property

The subject parcels are situated along the westerly side of Beech Street and the northerly side of Pomps Lane within
the town of North Branford, New Haven County, CT. As previously noted, the entire site is identified as 105 North
Street; further recognized in the Tax Assessor’s Records as MBLU: 38/ 1///. A copy of the most recent Compilation
Plan Map provided to be appraiser was included in the Site Data section of this report for a visual reference.

Purpose of Appraisal

The purpose of this appraisal assignment is to estimate the as is value, in the fee simple estate, reflecting market
conditions as of September 22, 2021. The client has requested individual market values.

Intended Use/User of Appraisal

It is our understanding that the intended use of this appraisal is for internal decision-making, and the only intended
users are the South Central Connecticut Regional Water Authority and/or designated affiliates.

Property Right Appraised

The subject property has been appraised as a fee simple estate. That is, “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.”!

Statement of Ownership

The parcels are reputedly owned by, South Central Connecticut Regional Water Authority, as recorded in Volume
135, Page 002 of the North Branford Land Records. A copy of this Certificate as to Merger is included within the
addenda of this report.

History of Subject

According to the North Branford Land Records, there has been no deed transaction associated with the subject property
in the past 3 years. The most recent transfer occurred on August 26, 1980, when the New Haven Water Company was
merged with and into the South Central Connecticut Regional Water Authority.

The property is not currently listed for sale, subject to a pending contract or leased to a 3™ party.

Scope of (Work) Assignment

Since the subject parcels represent raw acreage and are best suited for residential development, the Sales Comparison
Approach was deemed the most applicable/reliable valuation method. The North Branford real estate market was
thoroughly researched in an effort to locate recent land sale activity associated with similar-sized tracts of residentially
zoned parcels offering similar development potential. Due to lack of recent transfers in the subject community, the
geographic base of our search was expanded to include the shoreline communities of Branford, Guilford, and Madison.
A total of 4 closed sales have been included herein for analysis. These parcels produced unadjusted unit rates ranging
from a low of $15,261 to a high of $30,727 per acre. This unit of comparison is considered most reliable as it accounts
for the overall physical characteristics of the subject and comparable sales.

'The Dictionary of Real Estate Appraisal, 6" Edition, Appraisal Institute, Chicago I11., Copyright 2015, Page 90.
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PART II —- FACTUAL DATA

Community & Neighborhood Data

Community Analysis

The town of North Branford is located within the southeastern quadrant of New Haven County. The community is
divided into three distinct areas: North Branford Center, Totoket, and the Village of Northford (subject property).
Northford encompasses the northerly section of town and enjoys a unique zip code exclusive from the rest of the
community. North Branford is generally bordered to the north by the towns of Wallingford and Durham, to the south
by the town of Branford, to the east by the town of Guilford, and to the west by the towns of East Haven and North
Haven. The geographic area of the town is 25 square miles and the population, as of 2020, was 13,791 persons. This
represents a density of approximately 552 persons per square mile.

The town of North Branford is serviced by a relatively limited roadway network, providing average state and local
mobility. That is, Interstate 95 is only accessible within the adjoining communities of Branford, East Haven and
Guilford, whereas Interstate 91 is accessed via Wallingford or North Haven. The western portion of town is vertically
traversed by CT Route 22, which intersects with CT Route 17 to the north and CT Route 80 to the south. CT Route
17 (Middletown Ave) crosses the community in a northeast-southwest direction, whereas CT Route 80 traverses the
southern portion of town in an east-west direction. Commuter railway service is available via the Shoreline East Train,
with stations offered in Branford, East Haven and Guilford. While both Metro-North and Amtrak are available 12
miles west at Union Station within the City of New Haven. Commuter air travel is available via Bradley International
Airport located 47 miles north, with regional air service offered via Tweed New Haven Airport 10 miles south. CT
Route 80 (Foxon Road) is the most heavily traveled thoroughfare in the town, providing the heaviest concentration of
commercial development in the community. A pocket of small-scale commercial development is also located in
Northford Center, while a scattering of additional improvements are located along CT Routes 17 and 22.

Neighborhood Analysis

The subject properties are located within the south-central portion of North Branford. The divided parcels front along
the westerly side of Beech Street, and the northerly Side of Pomps Lane, The neighborhood is generally bounded to
the north by Middletown Avenue (CT Route 17) and the Wallingford municipal town line, to the easy by the Guilford
municipal town line, to the south by Foxon Road (CT Route 80), and to the west by Lake Gaillard. The immediate
area is homogeneous in character consisting of single-family residential development, vacant tracts of land, and the
South Central Connecticut Regional Water Authority watershed area. Primary access to the neighborhood is provided
via CT Route 80 and Interstate 95; both of which are located due south.
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PART II —- FACTUAL DATA

Community & Neighborhood Data

Neighborhood Analysis
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PART II —- FACTUAL DATA

Zoning Data

The appraised properties are situated in the Residential (R-80) zoning district per the North Branford Zoning Map.
The following information was extracted from the North Branford Zoning Regulations; Adopted September 2, 1977.

As previously noted, the larger parcel known as Pomps Lane (19.4 acres) is predominately zoned R-80 with a small
section of the northern boundary overlapped by the Water Supply District.

SECTION 32 - WATER SUPPLY DISTRICT

General: The Water Supply District is a class of district in addition to and overlapping one or more of the other
districts. In any Water Supply District, no land, building or other structure shall be used, no building, other structure
or facilities shall be constructed, reconstructed, enlarged, extended, moved, or structurally altered and no land shall
be excavated, regraded, or filled except in accordance with this Section in addition to the provisions applicable in the
underlying district.

Purpose: In the delineation of the Water Supply District, it is recognized that there are areas of the Town of North
Branford which drain into surface reservoirs for potable water supply serving the Town of North Branford and other
municipalities. In such water supply drainage areas, strict limitations on the use of land, buildings, and other structures
for human habitation, on the construction of buildings, other structures, and facilities and on the excavation, regrading
and filling of land are necessary to conserve water resources, to protect the public health and safety, to prevent erosion
and sedimentation and to promote the provision of safe and sufficient public water supply.

Boundaries: The Water Supply District consists of all areas of the Town of North Branford, within the natural
watershed of Lake Gaillard.

-

Overlay into Pomps Lane Parcel
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PART II —- FACTUAL DATA

Zoning Data (Continued)

Permitted Uses
The following uses are permitted as of right within the R-80 zone:

A single detached dwelling for one (1) family and not more than one (1) such dwelling. Signs as provided-Section 52.

Yard & Bulk Requirements

The following yard & bulk requirements apply to the R-80 zone:

ZONING REGULATIONS
TOWN OF NORTH BRANFORD, CONNECTICUT DISTRICT - MAP CODE
STANDARDS ) R-80 |R-40+ |RGA |B-1 B2 |B3 |k 12 13 MBP | SED*
1. Minimum lot area (in square feet). 30,000 | 40,000 | 200,000 | 40,000 | 10,000 | 10,000 | 25 Ac. | 80,000 | 120,000 | 40,000 | **80000
1.1 Minimum lot area per multiple dwelling unit
(in squ:!;e feet). O B NA |NA 10,000 |N.A. | 10,000 | 10,000 | NA. |[NA |NA 20,000 | N.A.
2. Minimum dimension of square on the lot. 2000 | 150° 50 |150' _|100° |100° |None |[200" [300° 1507 | 200°
3. Mmimum width of lot along building line. 2000 | 150° 150° NA |NA |NA |NA |NA [NA NA. | NA
4. Minimum street frontage for each lot. 25" 125 125 125 |80 80' 50° 50 50° 125" | 200°
5. Maximum number of stories of a building. 3 3 3 3 3 3 NA. |3 3 25 3
6. Maximum height of a building or structure. 35 35 35 35 35 35 1000 |35 35 35 &
7. Minimum setbacks: _ , _ '
7.1 from street line. 50° 50° 50° 50" 50° 30° 100 | 500 100 50 s0°
7.2 from rear property line. 30° 30’ 50' 20 200 20 100 |20 50 20 20
7.2.1 accessory building from rear property line. | 20° 20 NA. NA N.fL \A NA N.:L ?\A ;:A }OA
7.3 from side or other property line. 20 15 50' 20 20 20. 10'0] 20' 50 . 0' ;0'
7.4 from Residence District boundary line. NA. | NA NA. |50 50 50 125 |50 100 :? @.
7.5 permitted projections ¥ ¥ 3 5 5 5 5 5 5
8. Maximum lot coverage by buildings as % oflot | 10% | 10% 20% 25% | 25% | 25% | 10% |30% |25% 25% | 30%
L . 2% | 204%ex | 2% NA. |NA |[NA |NA |[NA |[NA NA |[NA
§.1 maximum lot coverage by accessory bml:éu;,gs
as % of lot area. *** and/or per Section 44.6.£.
9. Ma::mum floor area of buildings as % of lot 20% 20% 40% 50% 50% 50% 20% 60% 50% 40% 50%
area. N L
10, Maximum lot coverage by buildings, storage | 30% | 30% 0% | 80% | 70% |60% |30% |80% |60% 60% | 60%
and paving as % of lot arca. _— ;
[ 11. Minimum floor area (in square feet): 900 900 800 N.A. 800 800 N.A. NA. N.A. N.A. N.A.
E1-1 o o fovc: hecuck i fig: NA |NA |40 |na |60 600 |NA |NA |NA [575 [NA
11.2 each dwelling unit in a multiple dwelling. | ¥ ]

Schedule B — Page 1 of 1
‘ Effective: 1/20/95
" (Minimurm site area) - 800,000 sq.ft.
##+  Effective:12/08/04
+ See Section 24.2.2. for R-40 Interior Lot Requirements.

The R-80 zone allows for single-family development as of right. Based on the configuration of the parcel, frontage,
presence of inland-wetlands, etc. it is our opinion that the potential lot yield for a future subdivision would approximate
5-6 lots (Beech Street) and 7-8 lots (Pomps Lane). This would assume each lot provides adequate frontage along its
respective roadway. Per available information, the subject parcel currently represents a legal, conforming lot.

Easements/Encroachments/Restrictions

Based on a review of the North Branford Land Records, no easements, reservations, conditions and/or agreements
were uncovered that adversely affect or restrict the current or potential uses of the site other than the Water Supply

District overlay. This office is not a title searching firm, however, and a more detailed review of the land records
should be made if the client so desires.
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Zoning Map
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PART II —- FACTUAL DATA

Site Data

General Site Characteristics

As5eSS0r’Ss REfETence........covevueviinieniiinciccecccccccccce MBLU: 38/ 1/// - 105 North Street

Land Area

BeeCh Street. . .vviiiiiiieiiecieee e 17.8 Acres (per Survey)

POMPS LaNE ....eveeiiieiiieie ettt 19.4 Acres (per Survey)

Street FTONtage.....cccvveivieeieeriiierie ettt sve e e 135.08 LF (S/S Saybrook Road)
100.45 LF (W/S Commerce Road)

Configuration

BeeCh Street....ccuiiiieiieieieeeee e Slightly Irregular

POmPS LaNe ....c.eoeiiiiieiieieeeeeeee e e Essentially Rectangular

TOPOGIAPNY ...ceviiiiieiiiecie ettt ettt ve e e e e Varied

Inland/Wetlands

Beech Street....c.oiiiiiiieieieeeeee e Estimated @ 10%

Pomps Lane ... Estimated @ 10%

FEMA Zone Classification ...........cccceveverienenierieneeie e Please Refer Below

General Comments

The parcels are situated within the south-central section of North Branford and provide frontage along the westerly
side of Beech Street, and the northerly side of Pomps Lane. Based on available maps, it is our opinion that
approximately 10% of each site is affected by inland-wetlands. The presence and location of these wetlands slightly
impacts the sites developable potential. Per the Assessor’s Land Records, the “parcels” are part of 105 North Street
which encompasses 5,597.92 acres: including Lake Gaillard and its water basins.

The lot configuration for the Beech Street parcel is slightly irregular and offer a varied topography throughout whereas,
the Pomps Lane parcel offers a generally rectangular configuration with varied terrain. Water is supplied via drilled
(individual) wells and sewage disposal is accomplished via private septic systems. This section of town is not serviced
by municipal i.e., public water, sewer and/or natural gas.

As noted in the zoning section of this report, based on a review of the North Branford Land Records, no easements,
reservations, conditions and/or agreements were uncovered that adversely affect or restrict the current or potential
uses of the site other than the Water Supply District overlay. This office is not a title searching firm, however, and a
more detailed review of the land records should be made if the client so desires.
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PART II —- FACTUAL DATA

Flood Hazard Map
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PART II - FACTUAL DATA

Property Survey Map
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PART II —- FACTUAL DATA

GIS Map

105 North Street, North Branford, CT (MBLU: 38/ 1///)
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PART IIT — ANALYSES & DATA

Highest & Best Use Defined
Highest and best use is defined as:

“l. The reasonably probable use of vacant land or an improved property, which is physically
possible, appropriately supported, financially feasible, and that results in the highest value. The
four criteria the highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum profitability.

2. The use of an asset that maximizes its potential and that is possible, legally permissible, and
financially feasible. The highest and best use may be for continuation of an asset’s existing use or
for some alternative use. This is determined by the use that a market participant would have in
mind for the asset when formulating the price that it would be willing to bid. (IVS)

3. [The] highest and most profitable use for which the property is adaptable and needed or likely
to be needed in the reasonably near future. (Uniform Appraisal Standards for Federal Land
Acquisitions)”!

In determining highest and best use when a site contains improvements, the highest and best use may be different from
the existing use. The current or existing use will be considered the highest and best use until the value of the land, as
vacant and available, exceeds the value of the property as currently improved plus the cost associated with removing
the existing structures. In order to arrive at a conclusion of highest and best use, as both vacant and as improved, the
appraiser must address the elements affecting the utilization of the property. That is, the physically possible, legally
permissible, financially feasible, and maximally productive use which will result in the highest and best use. In this
analysis, the appraiser will consider these elements sequentially to arrive at the conclusion. The reason for this is that
a use must first be physically possible/legally permissible before it can be financially feasible/maximally productive.

'The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute, Chicago, I1l., Copyright 2015, Page 109

“Ibid
*Ibid

Steven L. Frey & Associates, Inc. Page |-21-



PART IIT — ANALYSES & DATA

Highest & Best Use — Analysis

As previously indicated, when estimating the highest and best use of a particular site as though vacant and as improved,
the following four criteria must be addressed:

Physically Possible:

Consideration of physical possible uses include the analysis of those uses for which the site is
physically suited. Relevant characteristics in determining the highest and best use of the site as
though vacant include size, configuration, road frontage, topography, depth, capacity and
availability of utilities, and subsoil conditions.

Legally Permissible:

Legally permissible uses include those physically possible uses that may be legally permitted on the
site. Private restrictions, zoning, building codes, historic district controls, environmental
regulations as well as governmental and other related factors must be given consideration.
Financially Feasible:

These uses include all physically possible and legally permissible uses that are analyzed to
determine which will produce an income or return equal to, or greater than, the amount needed to
satisfy capital amortization, financial obligations, and operating expenses. In short, if the returns
are judged to be positive, the uses are considered financially feasible.

Maximally Productive:

An analysis of the maximally productive use addresses the potential financially feasible uses. The

use that produces the highest value or price, taking into consideration the appropriate rate of return
for that use is considered the highest and best use.

Subject Property as Vacant

The subject parcels contain 17.8 +/- acres and 19.4 +/- acres, respectively and are situated along the westerly side of
Beech Street, and the northerly side of Pomps lane within the community of North Branford. The land area associated
with the Beech Street parcel exhibits a highly irregular configuration and varied terrain throughout whereas the Pomps
Lane Parcel offers a rectangular configuration and varied terrain. Based on all available maps, as well as the physical
inspections, the designated inland-wetlands area is estimated @ 10% for each associated lot. In this section of town,
sewage disposal is accomplished via septic systems, whereas water is provided via drilled wells.

Physically Possible

This appraisal firm was not provided with any soil and/or subsoil report. An additional concern related to the physical
possibility of the site is that of neighborhood conformity, which also drives demand for a particular use. The physical
nature of the individual parcels would not limit, other than configuration, topography, and the presence of designated
inland-wetlands, typical development under the R-80 zone classification.

Legally Permissible

Legal permissibility also depends on other public restrictions such as building codes, historic preservation regulations
and environmental controls as well as private or contractual restrictions deeds and long-term leases. The R-80 zone
essentially allows for single detached dwellings for one (1) family and not more than one (1) such dwelling, and signs
as provided in Section 52 as of right. Based on the configuration/topography of the parcels, amount of street frontage,
percentage, and location of inland-wetlands, etc. it is my opinion that the potential lot yield for a future subdivision
would approximate 5-6 lots (Beech Street) and 7-8 lots (Pomps lane). Based on available information, the subject
parcel currently represents a legal, conforming lot.
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PART IIT — ANALYSES & DATA

Highest & Best Use — Analysis

Financially Feasible

The financially feasible analysis begins with all uses that are physically and legally permissible. A positive return or
income equal to, or greater than, the amount required to satisfy operating expenses and the debt service is expected
from a financially feasible use. Based upon an analysis of the subject market, there appears to be a moderate-to-steady
demand for newly constructed, single-family dwellings. Considering both the physically possible/legally permissible
uses previously mentioned, subdivision of the parcels, which would include the necessary infrastructure i.e., utility
trenches and wells/septic systems, represents the highest and best use.

Maximally Productive

Based upon an analysis of all the preceding information, it is our opinion that the highest and best use of the subject
property is considered single-family development in accordance with the R-80 (residential) zoning requirements. All
factors considered, we have estimated development yields between 5-6 and 7-8 lots.

Valuation Premise

As previously stated, the subject property represents vacant residential land. Therefore, the valuation of the site can
be estimated by several procedures:

Sales Comparison Approach
Allocation

Extraction

Capitalization of Ground Rental
Land Residual Technique of the ICA

SNk W=

Of the available procedures, the Sales Comparison Approach provides the most reliable estimation of the site value
given its raw acreage status. We have selected, sale price acre as the appropriate units of measure (comparison) for
the parcel. This unit of comparison is considered most reliable as it accounts for the overall physical characteristics of
the subject and comparable sales.
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PART III - ANAYLSES & CONCLUSIONS
Sales Comparison Approach — As Is Value

The Sales Comparison Approach (SCA) is utilized to estimate market value by comparing similar, vacant tracts of
residentially-zoned land which have recently sold within the general market area and offer competing development
yields. This approach is defined as "The process of deriving a value indication for the subject property by comparing
market information for similar properties with the property being appraised, identifying appropriate units of
comparison, and making qualitative comparisons with or quantitative adjustments to the sale prices (or unit prices, as
appropriate) of the comparable properties based on relevant, market-derived elements of comparison."!

When employing this approach, the appraiser is guided by a number of appraisal principles such as supply and demand,
balance, substitution, and conformity. Estimating market value via this approach is the interpretation of the actions of
the typical users and investors within the marketplace. As a result, the basis of the SCA 1is the principle of substitution
which implies that the value of a property tends to be set by the cost of acquiring an equally desirable substitute
property. In applying the SCA, the fee appraiser follows a systematic procedure. This procedure begins with
researching the subject market in an effort to compile information about comparable closed sales, pending sales and/or
current offerings similar to the subject property. The information is then verified to confirm its factual accuracy and
to determine whether the transaction reflects "arm's length" conditions of sale. After market data has been verified,
the appropriate units of comparison are considered.

In the analysis of the comparable sales data, it is important to note that the vacant land sales are always adjusted to the
subject property based on an appropriate unit of measure. The use of an analysis grid provides an opportunity to
compare the subject property with the comparable sales to detect differences in real property rights conveyed,
financing terms, conditions of sale, market conditions (time), location and physical characteristics. The differences in
the comparable sales selected for analysis are compensated for by the use of appropriate adjustments. The adjustment
process to follow is typically applied through either quantitative or qualitative analysis, or a combination of the two.
Quantitative adjustments are typically developed as dollar or percentage amounts and are most credible when
sufficient data exists to perform a paired sales or statistical analysis. In terms of qualitative adjustments, an indication
that one property is superior, inferior or equal to another property is inferred. We will rely on a combination of both
qualitative and quantitative adjustments.

The market sale data chosen for inclusion has been summarized below. Detailed sale write-ups along with maps are
presented on the following pages. Given that this assignment represents two, hypothetically subdivided parcels, this
section is followed by individual narrative analyses addressing all appropriate elements along with the final adjustment
grids and conclusions. Although potential lot yield is often a reliable unit of comparison, we have relied solely on the
sale price per acre in determining market value of the subject properties.

Summary of Vacant Land Sales

Presented below is a summary of the vacant land sales which were utilized within this analysis.

SUMMARY OF VACANT LAND SALES

Sale # Property Address Recorded Parcel Size | % Wetlands | Potential Recorded Sale Price | Sale Price per
Sale Date (Acres) Topography | Lot Yield Sale Price per Acre Potential Lot
1 175 Cherry Hill Road Closed 12.91+/- None 11 $300,000 $23,238 $27,273
Branford, CT 1/6/2021 Level
2 121 West Pond Road Closed 18.0+/- None 10-13 $275,000 $15,261 $24,327
North Branford, CT 12/18/2020 Varied (Average)
3 1530 Great Hill Road Closed 18.96+/- None 5 $400,000 $21,097 $80,000
Guilford, CT 9/8/2020 Varied
4 836 Green Hill Road Closed 29.29+/- 10%-20% 11 $900,000 $30,727 $81,818
Madison, CT 9/4/2020 Varied
Subject | Beach Street 9/22/2021 17.8+/- Est. @ 10% | Est. @ 5-6 n/a n/a n/a
North Branford, CT Appraisal Varied
Subject | Pomps Lane. 9/22/21 19.4+/- Est. @ 10% | Est. @ 7-8 n/a n/a n/a
North Branford, CT Appraisal Varied

'The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute, Chicago, I1., Copyright 2015, Page 207
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Vacant Land Sale No. 1 - (175 Cherry Hill Road, Branford, CT)

Grantor: Virginia Malchodi, Patricia LaFar & Alice Matson
Grantee: BC Investment Propertys, LLC

Legal Reference: Volume: 1302 / Pages: 31-34

Date of Sale: January 6, 2021

Recorded Sale Price: $300,000

Sale Price Per Acre: $23,238

Sale Price per SF of Land: $0.53

Sale Price per Potential Lot Yield: $27,273

Verification Source:

Land Records / MLS / Listing Agent: Kelly Hill-Mihalyak — Coldwell Banker Realty
Planning & Zoning Department

Total Land Area:

562,423 Square Feet or 12.91 Acres

Potential Lot Yield:

11 Lots

Assessor’s Reference:

MBLU - C04/000 002/ 00002/ /

Configuration / Topography:

Highly Irregular / Generally Level

Designated Inland/Wetlands:

None per Available Maps

Street Frontage:

532.99 LF (E/S Cherry Hill Road)

Liner Front Feet/Acre:

41.29 LF/Acre

Municipal Utilities:

None

Zone Classification:

R-4 (Residential)

Easements:

None Noted

FEMA Flood Zone:

Zone X — An Area Determined to be Outside the 100-and 500-year Flood Plains.

Existing Improvements:

1,128 Square Foot, Single-Family Dwelling

Approvals In Place:

None

Tax Assessment:

$187,100

Financing:

Sachem Capital Corp. ($390,000)

General Comments:

This sale represents a 562,423 square foot or 12.91-acre site the fronts along the easterly side of Cherry Hill Road within the shoreline community
of Branford, CT. The property offers 532.99 liner feet of street frontage and offers a highly irregular configuration. The site is predominately
clear with a scattering of lightly wooded areas and offers a flat topography. Per the listing agent, Kelly Hill-Mihalyak of Coldwell Banker
Realty, the buyer’s intention was to subdivide the parcel, however, no approvals had been submitted as of the closing date. The agent did not
know the potential lot yield during the marketing campaign. At the time of transfer, the site was improved with a single-family dwelling that
was structurally sound but in need of repair/renovation if to be habitable. After review of the Branford Land Records, a portion of the financing
or $100,000 was to include the renovation/repair of the dwelling with a completion date of September 1, 2021. The property was originally
listed @ $375,000 and required a total of 592 marketing days.

Sachem Capital Corp. provided a $390,000 mortgage @ the time of transfer. The financing included the properties of 175 Cherry Hill Road,
401 Main Street, and 3 Fern Lane. The note becomes due and payable on February 1, 2022.

Based on a review of the Branford Planning and Zoning Department file, the owner submitted approvals on August 5, 2021, for an (11) lot
development known as, Autumn Ridge Estates, which will be serviced by municipal water, sanitary sewers and natural gas. An official of the
P&Z Department disclosed that the application must first be approved by the Regional Water Authority as the property is within the watershed
of Lank Saltonstall, a public water supply reservoir.
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Vacant Land Sale No. 1 - (175 Cherry Hill Road, Branford, CT)
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Vacant Land Sale No. 2 - (121 West Pond Road, North Branford, CT)

Grantor:

Margo Irene Wall, Successor Trustee of the Edward J. Wall Trust Agreement — 2/29/2008

Grantee:

PLH Vineyard Sky, LLC

Legal Reference:

Volume: 520 / Pages: 575-578

Date of Sale:

December 18, 2020

Recorded Sale Price: $275,000

Sale Price Per Acre: $15,261

Sale Price per SF of Land: $0.35

Sale Price per Potential Lot Yield: $24,327 (Average)

Verification Source:

Land Records / MLS / Planning & Zoning Department

Total Land Area:

785,040 Square Feet or 18.02 Acres

Potential Lot Yield:

10-13 Lots

Assessor’s Reference:

MBLU -27/A 14/ //

Configuration / Topography:

Highly Irregular / Varied

Designated Inland/Wetlands:

None per Available Maps

Street Frontage:

27.91 LF (NE/S West Pond Road) & 50.31 LF (SE/S Maple Road)

Linear Feet/Acre

4.34 LF/Acre

Municipal Utilities:

Public Water in Street

Zone Classification:

R-40 (Residential)

Easements: None Noted

FEMA Flood Zone: Zone X — An Area Determined to be Outside the 100-and 500-year Flood Plains.
Existing Improvements: None

Approvals In Place: None

Tax Assessment: $4,280

Financing:

None Recorded

General Comments:

This sale represents a 785,040 square foot or 18.02-acre site that fronts along the northeasterly side of West Pond Road with additional frontage
along the southeasterly side of Maple Road within the community of North Branford. Based on available information, the site is highly irregular
and, is lightly wooded with varied topography throughout. According to the MLS brochure provided by William Raveis Real Estate, the property
was originally listed @ $299,000 and was exposed on the open market for 213 days. A feasibility study was conducted indicating a lot yield
between 10-13 potential building lots, however, no approvals have been granted as of the closing date. It should be noted that, a cluster
subdivision analysis was also referenced indicating a potential development of (26) building lots. We have not considered this analysis as
additional requirements/approvals would have to be granted for a cluster housing subdivision.

After discussion with an official of the North Branford Planning & Zoning Department, the site was cleared after transfer. In addition, several
potential uses i.e., agricultural, solar panel farm, and subdivision have been discussed but no applicable submissions to date.
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Vacant Land Sale No. 2 - (121 West Pond Road, North Branford, CT)
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Vacant Land Sale No. 3 - (1530 Great Hill Road, Guilford, CT)

Grantor:

Andrew C. Krouskop (Trustee)

Grantee:

Alfred Frank Raucci III & Kathleen Gegina Raucci

Legal Reference:

Volume: 959 / Pages: 892-893

Date of Sale:

September 8, 2020

Recorded Sale Price: $400,000
Sale Price Per Acre: $21,097
Sale Price per SF of Land: $0.48
Sale Price per Potential Lot Yield: $80,000

Verification Source:

Land Records / MLS / Listing Agent: Kim Handelman — William Raveis

Total Land Area:

562,423 Square Feet or 18.96 Acres

Potential Lot Yield:

(5) Lots

Assessor’s Reference:

MBLU - 122018

Configuration / Topography:

Highly Irregular / Gentle Slope

Designated Inland/Wetlands:

None per Available Maps

Street Frontage:

501.7 LF (N/S Great Hill Road) & 1,839.3 LF (E/S Cooks Lane)

Linear Feet/Acre

123.47 LF/Acre

Municipal Utilities:

None

Zone Classification:

R-8 (Residential)

Easements: None Noted

FEMA Flood Zone: Zone X — An Area Determined to be Outside the 100-and 500-year Flood Plains.
Existing Improvements: None

Approvals In Place: None

Tax Assessment: $197,380

Financing:

None Recorded

General Comments:

This property represents an 18.96-acre tract of land that is zoned R-8 and is located in the northcentral section of Guilford (North of Route 80).
The topography offers a gentle slope throughout and, the configuration is considered to be highly irregular with some heavy woodlands. Based
on the amount of street frontage, lack of. Wetlands, etc., the listing agent concluded with (5) potential building lots. That is, conceptual plans
were prepared indicating 5 potential lots along the existing road frontage, however, no subdivision approvals have been granted as of the transfer
date. This property required 74 marketing days. The buyer’s agent disclosed that the land was purchased for a family compound with the main
house currently under constructions. Reportedly, there are only plans to build a 2" house at this time.
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Sales Comparison Approach — As is Value

Vacant Land Sale No. 3 - (1530 Great Hill Road, Guilford, CT)
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Vacant Land Sale No. 4 - (836 Green Hill Road, Madison, CT)

Grantor:

The Lafarge Family Limited Partnership

Grantee:

Karin Thelin

Legal Reference:

Volume: 2166 / Pages: 161-163

Date of Sale:

September 4, 2020

Recorded Sale Price: $900,000
Sale Price Per Acre: $30,727
Sale Price per SF of Land: $0.71
Sale Price per Potential Lot Yield: $81,818

Verification Source:

Land Records / MLS / Listing Agent: Brenda Davenport — H. Pearce Real Estate Co.

Total Land Area:

1,275,872 Square Feet or 29.29 Acres

Potential Lot Yield:

(11) Lots

Assessor’s Reference:

(MBLU - 98/2///)/ (MBLU — 98/ 1///)/ (MBLU — 98/ 3/ / /)

Configuration / Topography:

Highly Irregular / Varied

Designated Inland/Wetlands:

10%-20%

Street Frontage:

337 +/- LF (E/S Great Hill Road) & 77 LF (N/S Windsor Court)

Linear Feet/Acre

13.84 LF/Acre

Municipal Utilities:

None

Zone Classification:

R-8 (Residential)

Easements: None Noted

FEMA Flood Zone: Zone A — An Area Inundated by 100-Year Flooding, for Which No BFEs Have Been Est.
Existing Improvements: None

Approvals In Place: None

Tax Assessment:

Parcel #1: $35,200 / Parcel #2: $1,200 / Parcel #3: $400

Financing:

None Recorded

General Comments:

This property represents (3) contiguous parcels that combine to offer 29.29+/- acres, zoned RU-2 which are located in the southeast quadrant
of Madison in close proximity to the Killingworth line. The two smaller parcels (MBLU 98/ 2 & MBLU 98/ 3) are 0.94 and 0.35 acre,
respectively. These lots are considered to be heavily wooded. The remaining parcel (MBLU 98/ 1) represents 28+/- acres and varies between
open space to heavily wooded land area. Combined, the parcels offer a highly irregular configuration, and the topography is varied throughout
with evidence of ledge and inland-wetlands areas; estimated between 10-20%. It should be noted that, the northern/eastern boundary fronts the
Hammonasset River as well as the Killingworth municipal town line. A feasibility study was conducted indicating up to (11) potential building
lots, however, no approvals have been granted as of the transfer date. This property required 34 marketing days. The buyer’s agent would not
disclose the new owner’s intention with respect to any future development.
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Sales Comparison Approach — As is Value

Vacant Land Sale No. 4 - (836 Green Hill Road, Madison, CT)
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Sales Comparison Approach — As is Value

Comparable Sale Location Map




Beech Street, North Branford, CT

PART III — ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

LAND SALE ADJUSTMENT GRID

Beech Street

175 Cherry Hill Road

121 West Pond Road

1530 Great Hill Road

836 Green Hill Road

Adjustment Category North Branford, CT Branford, CT North Branford, CT Guilford, CT Madison, CT

Recorded Sale Price n/a $300,000 $275,000 $400,000 $900,000

Unadjusted Price/Acre n/a $23,238 $15,261 $21,097 $30,727

Property Type Raw Acreage Raw Acreage Raw Acreage Raw Acreage Raw Acreage

Real Property Rights Fee Simple Fee Simple Equal Fee Simple Equal Fee Simple Equal Fee Simple Equal
Financing Terms Typical Conventional Equal No Financing Equal No Financing Equal No Financing Equal
Conditions of Sale Arm’s Length Arm’s Length Equal Arm’s Length Equal Arm’s Length Equal Arm’s Length Equal
Expenditures After Sale n/a Efizg(r)l\:tsigﬁzt?lt; . Offset None Equal None Equal None Equal
Overall Adjustment n/a Equal Equal Equal Equal
Adjusted Price/Acre $23,238 $15,261 $21,097 $30,727

Market Conditions (Time) 9/22/2021 Appraisal Closed 9/8/2020 Equal Closed 9/4/2020 Equal Closed 9/8/2020 Equal Closed 9/4/2020 Equal
Adjusted Price/Acre $23,238 $15,261 $21,097 $30,727

Locational Characteristics Residential Residential Superior (10%) Residential Equal Residential Superior (10%) Residential Superior (20%)
Total Land Area 17.8 Acres 12.91 Acres Smaller (5%) 18.02 Acres Equal 18.96 Acres Equal 29.29 Acres Larger 10%
Functional Utility:

Linear Feet/Acre
Utilities Required
Zone Classification
Approvals in Place
Topography
Configuration

% of Inland-Wetlands
Development Cost

87.53 LF/Acre
Well/Septic
R-80
None
Varied
Slightly Irregular
10%
Average

41.29 LF/Acre Inferior 2.5%

Well/Septic Equal
R-4 Superior (10%)

None Equal
Generally Level Superior (5%)

Highly Irregular Equal
0% Superior (5%)

Average Offset

4.34 LF/Acre Inferior 5%

Septic Superior (2.5%)
R-40 Superior (5%)
None Equal
Varied Equal
Highly Irregular Equal
0% Superior (5%)
Above Average Inferior 5%

123.47 LF/Acre Superior (2.5%)

Well/Septic Equal
R-8 Inferior 10%

None Equal

Gentle Slope Equal

Highly Irregular Equal
0% Superior (5%)

Average Offset

13.84 LF/Acre Inferior 5%

Well/Septic Equal
RU-2 Equal
None Equal

Varied Equal

Highly Irregular Equal

10%-20% Equal
Above Average Inferior 10%

Overall Adjustment

Superior (32.5%)

Superior (2.5%)

Superior (7.5%)

Inferior 5%

Adjusted Price/Acre

$15,686

$14,879

$21,097

$32,264

W = Water / S = Sewer / NG = Natural Gas
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Analysis of Vacant Land Sales - Beech Street, North Branford, CT

The following analysis compares the vacant land sales chosen for analysis and measures their degree of comparability
to the subject property. When analyzing the sales data, eight common elements of comparison were addressed within
this analysis including:

1) Property Rights Conveyed
2) Financing Terms

3) Conditions of Sale

4) Expenditures after Sale

5) Market Conditions

6) Locational Characteristics
7) Physical Characteristics

Real Property Rights Conveyed

We have identified the real property rights conveyed within each comparable transaction selected for analysis. In the
valuation process, when essential differences exist between contract and market rent, an adjustment representing the
difference must be made. The property rights associated with the subject are reflective of a fee simple interest since it
represents unencumbered, raw acreage. Based on the verification process, the closed sales all transferred a fee simple
interest similar to the subject, requiring no adjustment.

Financing Terms

The sales must be adjusted for any preferential (atypical) financing received which may have encouraged the purchaser
to pay more for the property than might have otherwise been the case if conventional financing had been employed.
When a comparable sale is determined to have obtained favorable financing, it is adjusted accordingly to bring it to a
cash-equivalent value. Sale 1 was financed. Although the LTV ratio was @ 130%, this financing included a $100,000
mortgage amount to renovate the existing dwelling. No adjustments required. Sales 2-4 were purchased on an all-cash
basis. This is typical of the local market for vacant land transfers

Conditions of Sale

An attempt must be made in understanding the motivation of the seller and the purchaser when establishing market
value. When atypical market criteria influence sale prices in the marketplace, the differences must be isolated and
identified for potential adjustments if this data is to be utilized for analysis. Based upon available information, it
appears that the closed sales represented "arm's length" transactions having no undue influence on the recorded prices.

Expenditures after Sale

An adjustment is required when expenditures were made by the buyer immediately after the sale. That is, this
adjustment applies to those sales which were negotiated based on various costs that the buyer was aware of and would
be required to spend shortly after the time of transfer. These items may include environmental remediation, demolition
of existing improvements and/or the cost to obtain a zone change. Based on the verification process, it was determined
that sales 2-4 selected for analysis did not require any immediate expenditures after transfer. Therefore, no adjustments
were deemed warranted. In the case of sale 1, the existing dwelling offers some contributory value which is considered
to be offset by the required renovations cost.

Market Conditions

Any adjustment made for market conditions is essentially an adjustment to account for time appreciation or diminution
in value over time. On March 11, 2020, the World Health Organization upgrade the COVID-19 status from a “public
health emergency” to a “pandemic.” The developing crisis is having a wide-ranging impact on social and economic
activity throughout the United States and World. Future impacts to any conclusions rendered herein are unknown
and/or unclear. Based on conversations with local brokers, during this COVID-19 pandemic, the residential land
market has been less affected when compared to other property types i.e., commercial, and industrial.
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Analysis of Vacant Land Sales - Beech Street, North Branford, CT

Market Conditions (Continued)

That is, owners of vacant land are not concerned with the issue of leasing vacant space, etc. Local agents have indicated
that deals continued to be signed throughout the pandemic, however but no real price appreciation has occurred over
the past 18 months. As a result, no market condition adjustments were made to the sales data.

Locational Characteristics

The subject properties are located within the south-central portion of North Branford. The sites fronts along the
westerly side of Beech Street and the northerly Side of Pomps Lane, and the neighborhood is generally bounded to
the north by Middletown Avenue (CT Route 17) and the Wallingford municipal town line, to the easy by the Guilford
municipal town line, to the south by Foxon Road (CT Route 80), and to the west by Lake Gaillard. The immediate
area is homogeneous in character consisting of single-family residential development, vacant tracts of land, and the
South Central Connecticut Regional Water Authority watershed area. Primary access to the neighborhood is provided
via CT Route 80 and Interstate 95 (south).

In determining a location adjustment to the comparative sales data selected for analysis, consideration was given to
accessibility to interstate highway systems, land values within the city/town, homogeneity, etc.

Comparable Sale # Subject 1 2 3 4
Homogeneity Residential Similar Similar Similar Similar
Highway Access 5-Miles 1.2-Miles 4-Mile 9.6-Miles 2.5-Miles
Avg. Property Values * $339.,835 $512,718 $339.,835 $562,928 $680,278
% Adjustment --- (10%) 0% (10%) (20%)

* Data is based on the 12-Month Average (November 2020-October 2021) of Single-Family Property Sales via MLS.

Physical Characteristics

Total Land Area - Consideration was given to the market trend that: as the size of a parcel increases, the value per
acre (unit of measure) tends to decrease, and vice versa. As previously mentioned, the Beech Street parcel contains
17.8 acres. The comparable sales selected for analysis range between a low of 12.91 acres to a high of 29.83 acres.
The sales were adjusted @ a rate of 5% for each 5+/- acre differential.

Linear Feet/Acre — The subject parcel offers a total of 87.53 linear feet/acre. The comparable sales range from a low
0f 4.35-123.47 linear feet/acre. The comps were adjusted @ a rate of 2.5% for each 40+/- linear feet/acre differential.

Utilities - The subject of this appraisal would require on-site septic system(s) as well as drilled well(s). Comparable
sales 1, 3 and 4 would require well/septic installation. Therefore, no adjustments were required. In the case of sale 2,
it was reported that municipal water is available; however, on-site septic system(s) would be required. As a result, a
slight downward adjustment was deemed necessary.

Zone Classification - Similar to the subject, each of the selected sales are located within residentially-zoned districts.
For purposes of this analysis, the comparable sales were adjusted based on the minimum lot area required for its zone
classification per the individual town regulations.

Comparable Sale # Subject 1 2 3 4
Zone Classification R-80 R-4 R-40 R-8 RU-2
Minimum Lot Area/Zone 80,000 sf 20,000 sf 40,000 sf 160,000 sf 80,000 sf
% Adjustment - (5%) (2.5%) 10% 0%
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Analysis of Vacant Land Sales - Beech Street, North Branford, CT

Physical Characteristics (Continued)

Approvals in Place - The subject is not approved for any form of residential development. This is also the case for
comps 1-4. As a result, no adjustments were required.

Topography - Similar to the subject, comps 2-4 offer similar topographies i.e., varied, requiring no adjustment. Sale
1 offers a generally level topography, requiring a downward adjustment.

Configuration - The subject configuration is slightly irregular. Sales 1-4 offer highly irregular parcel configurations,
requiring no adjustment.

Percentage of Inland Wetlands — Sales 2-3 required slight downward adjustments for this element of comparison.

Development Costs - The subject property is lightly wooded and will require clearing prior to any commencement of
development. However, as previously noted, this appraisal assumes that no access roadway would be required as each
lot would provide frontage along Beech Street. Sale 1 produced an offsetting adjustment as the site is already
predominately clear and flat. However, an access roadway would be required, resulting in mitigating adjustments.
Comparable sale 2 is lightly wooded and would require site clearing as well as an access roadway. A slight upward
adjustment was made. In the case of comparable sale 3, all the lots are accessible via an existing road. However, the
land is heavily wooded, resulting in an offsetting adjustment. Sale 4 would require an above average development
cost given the road length and presence of an existing brook that will require bridge construction. As a result, an
appropriate upward adjustment was made.

Concluding Comments

When fully adjusted for the aforementioned differences, the sales indicate a range in value from a low of $14,879 to
ahigh of $32,264 per acre; the weighted average equates to $20,982 per acre. Equal weight was assigned to comparable
sales 1-3 as they offer similar parcel sizes, and the towns (Branford and Guilford) border the subject community.
Based upon an analysis of all preceding data and after making adjustments for all variables having influence on value,
it is our opinion that the subject property has an indicated value between $17,000-$17,500 per acre. The indicated
value of the subject property as raw acreage via the SCA is estimated as follows:

17.8 Acres @ $17,000 per Acre = $302,600
17.8 Acres @ $17,500 per Acre $311,500

AS IS VALUE INDICATED VIA THE SALES COMPARISON APPROACH of the subject property, under a fee
simple interest and reflecting market conditions as of September 22, 2021, is:

THREE HUNDRED SEVEN THOUSAND DOLLARS
($307,000)
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Pomps Lane, North Branford, CT

PART III — ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

LAND SALE ADJUSTMENT GRID

Pomps Lane

175 Cherry Hill Road

121 West Pond Road

1530 Great Hill Road

836 Green Hill Road

Adjustment Category North Branford, CT Branford, CT North Branford, CT Guilford, CT Madison, CT
Recorded Sale Price n/a $300,000 $275,000 $400,000 $900,000

Unadjusted Price/Acre n/a $23,238 $15,261 $21,097 $30,727

Property Type Raw Acreage Raw Acreage Raw Acreage Raw Acreage Raw Acreage

Real Property Rights Fee Simple Fee Simple Equal Fee Simple Equal Fee Simple Equal Fee Simple Equal
Financing Terms Typical Conventional Equal No Financing Equal No Financing Equal No Financing Equal
Conditions of Sale Arm’s Length Arm’s Length Equal Arm’s Length Equal Arm’s Length Equal Arm’s Length Equal
Expenditures After Sale n/a Eizgtr)l\;atslgﬁsc t(l)lt; . Offset None Equal None Equal None Equal
Overall Adjustment n/a Equal Equal Equal Equal
Adjusted Price/Acre $23,238 $15,261 $21,097 $30,727

Market Conditions (Time) 9/22/2021 Appraisal Closed 9/8/2020 Equal Closed 9/4/2020 Equal Closed 9/8/2020 Equal Closed 9/4/2020 Equal
Adjusted Price/Acre $23,238 $15,261 $21,097 $30,727

Locational Characteristics Residential Residential Superior (10%) Residential Equal Residential Superior (10%) Residential Superior (20%)
Total Land Area 19.4 Acres 12.91 Acres Smaller (5%) 18.02 Acres Equal 18.96 Acres Equal 29.29 Acres Larger 10%
Functional Utility:

Linear Feet/Acre
Utilities Required
Zone Classification
Approvals in Place
Topography
Configuration

% of Inland-Wetlands
Development Cost

95.67 LF/Acre
Well/Septic
R-80
None
Varied
Rectangular
10%
Average

41.29 LF/Acre
Well/Septic
R-4
None
Generally Level
Highly Irregular
0%
Average

Inferior 2.5%
Equal
Superior (10%)
Equal
Superior (5%)
Inferior 5%
Superior (5%)
Offset

4.34 LF/Acre

Septic
R-40
None
Varied

Highly Irregular

0%
Above Average

Inferior 5%
Superior (2.5%)
Superior (5%)
Equal
Equal
Inferior 5%
Superior (5%)
Inferior 5%

123.47 LF/Acre
Well/Septic
R-8
None
Gentle Slope
Highly Irregular
0%
Average

Superior (2.5%)
Equal
Inferior 10%
Equal
Equal
Inferior 5%
Superior (5%)
Offset

13.84 LF/Acre Inferior 5%

Well/Septic Equal
RU-2 Equal
None Equal

Varied Equal
Highly Irregular Inferior 5%
10%-20% Equal
Above Average Inferior 10%

Overall Adjustment

Superior (27.5%)

Inferior 2.5%

Superior (2.5%)

Inferior 10%

Adjusted Price/Acre

$16,847

$15,642

$20,570

$33,800

W = Water / S = Sewer / NG = Natural Gas
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PART IIT - ANAYLSES & CONCLUSIONS

Sales Comparison Approach — As is Value

Analysis of Vacant Land Sales — Pomps Lane, North Branford, CT

Concluding Comments

When fully adjusted for the aforementioned differences, the sales indicate a range in value from a low of $15,642 to
ahigh of $33,800 per acre; the weighted average equates to $21,715 per acre. Equal weight was assigned to comparable
sales 1-3 as they offer similar parcel sizes, and the towns (Branford and Guilford) border the subject community.
Based upon an analysis of all preceding data and after making adjustments for all variables having influence on value,
it is our opinion that the subject property has an indicated value between $17,500-$18,000 per acre. The indicated
value of the subject property as raw acreage via the SCA is estimated as follows:

19.4 Acres @ $17,500 per Acre = $339,500
19.4 Acres @ $18,000 per Acre $349,200

AS IS VALUE INDICATED VIA THE SALES COMPARISON APPROACH of the subject property, under a fee
simple interest and reflecting market conditions as of September 22, 2021, is:

THREE HUNDRED FORTY-FOUR THOUSAND DOLLARS
($344,000)
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PART IIT - ANAYLSES & CONCLUSIONS

Reconciliation & Final Value Conclusion

The reconciliation is the analysis of the value conclusions estimated via the applicable approaches in order to arrive
at a final value estimate. In the reconciliation process, we have weighed the relative significance, applicability, and
defensibility of each value indication and have relied most heavily on that approach which is most appropriate to the
purpose of the appraisal assignment. The final value conclusion derived through the reconciliation process was based
on the appropriateness, the accuracy, and the quality of the market data presented within the appraisal report. As
indicated in the transmittal letter, only the Sales Comparison Approach was developed.

The applicable approach indicated the following market value:

COSE APPIOACH ..ttt ettt ettt et e et e e e e sab e e s sbeesbaeesseeenteessseeesseesssaensseesseenseesnsaeenseenns Not Developed
Sales Comparison Approach:
BeeCh Street (AS IS VAIUE) ......ccuvoueeeveieiieiieiieieieieie ettt ettt ettt et ess e s e be s e ebesbeeseesaessessessessessessensenns $307,000
POMPS LANE (AS IS VAIUE)........ceveeeeiieeiieiieiieieieeeieiesteste ettt ettt ettt et essesbessesbe s esbeebeeseeseessessessassessensensas $344,000
Income Capitalization APPIrOACH .......ccuiiiiiieiieiece e ettt enae s nneas Not Developed

After carefully considering all available information for the Beech Street lot and all apparent factors affecting value,
it is our opinion that the as is value, in the fee simple interest, reflecting market conditions on September 22, 2021, is:

THREE HUNDRED SEVEN THOUSAND DOLLARS
($307,000)

After carefully considering all available information for the Pomps Lane lot and all apparent factors affecting value,
it is our opinion that the as is value, in the fee simple interest, reflecting market conditions on September 22, 2021, is:

THREE HUNDRED FORTY-FOUR THOUSAND DOLLARS
($344,000)
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PART IV — EXHIBITS & ADDENDA

Appraisal Definitions
Assumptions & Limiting Conditions
Qualifications of Appraiser
Appraiser Certifications
Certificate as to Merger
CERC Town Profile
Assessor’s Field Card
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PART IV — EXHIBITS & ADDENDA

Appraisal Definitions

Market Value

The most probable cash sale price which a property should bring in a competitive and open market under all
condition’s 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 specified date
and the passing of title from the seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated (i.e., motivated by self-interest;
Both parties are well informed or well advised, and acting in what they consider
their own best interests;

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

4. Payment is made in terms of cash in 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.

Source: Federal Register, Volume 77-No. 237, Dated December 10, 2010

Report

Any communication, written or oral, of an appraisal or appraisal review that is transmitted to the client, or a party
authorized by the client upon completion of an assignment.

Extraordinary Assumption

An assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which,
if found to be false, could alter the appraiser’s opinions or conclusions.

Comment: Uncertain information might include physical, legal, or economic characteristics of the subject property; or conditions
external to the property, such as market conditions or trends; or the integrity of data used in an analysis.

Hypothetical Condition

A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on
the effective date of the assignment results but is used for the purpose of analysis.

Comment: Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of the subject; or
about conditions external to the property, such as market conditions or trends; or about the integrity of data used in an analysis.

Source: Uniform Standards of Professional Appraisal Practice (USPAP)-2020-2021 Edition.

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, including an entrepreneurial
incentive or profit; deducting depreciation from the total cost; and adding the estimated land value. Adjustments may
then be made to the indicated value of the fee simple estate in the subject property to reflect the value of the property
interest being appraised.

Source: The Dictionary of Real Estate Appraisal, 6™ Edition, Appraisal Institute, Chicago Il1., Copyright 2015.

Steven L. Frey & Associates, Inc. Page |-42-



PART IV — EXHIBITS & ADDENDA

Appraisal Definitions

Sales Comparison Approach

The process of deriving a value indication for the subject property by comparing sales of similar properties to the
property being appraised, identifying appropriate units of comparison, and making adjustments to the sale prices (or
unit prices, as appropriate) of the comparable properties based on relevant, market-derived elements of comparison.
The sales comparison approach may be used to value improved properties, vacant land, or land being considered as
though vacant when an adequate supply of comparable sales is available.

Income Capitalization Approach

Specific appraisal techniques applied to develop a value indication for a property based on its earning capability and
calculated by capitalization of property income.

Direct Capitalization

A method used to convert an estimate of a single year’s income expectancy into an indication of value in one direct
step, either by dividing the net income estimate by an appropriate capitalization rate or by multiplying the income
estimate by an appropriate factor. Direct capitalization employs capitalization rates and multipliers extracted or
developed from market data. Only one year’s income is used. Yield and value changes are implied, but not explicitly
identified.

Marketing Time

An opinion of the amount of time it might take to sell a real or personal property interest at the concluded market
value level during the period immediately after the effective date of an appraisal. Marking time differs from exposure
time, which is always presumed to precede the effective date of an appraisal.

Exposure Time

1. The time a property remains on the market.
2. The estimated length of time that the property interest being appraised would have been offered on the open market
prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.

Comment: Exposure time is a retrospective opinion based upon an analysis of past events assuming a competitive and open market.

Source: The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago Ill., Copyright 2015.
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PART IV — EXHIBITS & ADDENDA

Assumptions & Limiting Conditions

10.

No investigation of title to the property has been made, and the premises are assumed to be free and clear of
all deeds of trust, leases, use restrictions and reservations, easements, cases, or actions pending, tax liens, and
bonded indebtedness, unless otherwise specified. No responsibility for legal matters is assumed. All existing
liens and encumbrances have been disregarded and the property is appraised as though free and clear, unless
otherwise specified.

The maps, plats, and exhibits included in this report are for illustration only to help the reader visualize the
property. They should not be considered as surveys or relied upon for any other purpose. No appraiser
responsibility is assumed in connection therewith.

This appraiser, by reason of this report, is not required to give testimony or be in attendance in any court or
before any governmental body with reference to the property in question unless arrangements have been
previously made.

If an engineering survey has been furnished to the appraiser, no responsibility is assumed for engineering
matters, mechanical or structural. Good mechanical and structural condition are assumed to exist.

In this appraisal assignment, the existence of potentially hazardous material used in the operation of any on-
site business as well as in the construction or maintenance of the building, such as the presence of urea-
formaldehyde foam insulation, asbestos, and/or the existence of toxic waste which may or may not be present
on the property, was not observed by us nor do I have any knowledge of the existence of such materials on
or in the property. The appraiser, however, is not qualified to detect such substances. The existence of urea-
formaldehyde insulation, radon gas, asbestos, or other potentially hazardous waste material may have an
effect on the value of the property, and the client is urged to retain an expert in this field if desired.

No soil survey has been furnished, and it is assumed that no surface or subsurface contaminants, pollutants,
or discharge is present. The appraiser reserves the right to alter, amend, revise, or rescind any of the value
opinions based upon any subsequent environmental impact studies, research, or investigation.

It is assumed that there is full compliance with all applicable federal, state, and local environmental
regulations and laws, unless noncompliance is stated and considered in this report.

No available soil borings or analyses have been made of the subject. It is assumed that soil conditions are
adequate to support standard construction consistent with the highest and best use as stated in this report.

It is assumed that all required licenses, consents, or 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, unless noncompliance is stated and
considered in this report.

The individual values estimated for the various components of the subject property are valid only when taken

in the context of this report and are invalid if considered individually or as components in connection with
any other appraisal.
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PART IV — EXHIBITS & ADDENDA

Assumptions & Limiting Conditions

11.

12.

13.

14.

15.

16.

17.

18.

When the Discounted Cash Flow Analysis is utilized, it is prepared on the basis of information and
assumptions stipulated in this report. The achievement of any financial projections will be affected by
fluctuating economic conditions and is dependent upon the occurrence of other future events that cannot be
assured. Therefore, the actual results achieved may well vary from the projections and such variations may
be material.

The date of value of which the opinions expressed in this report is set forth in a letter of transmittal. The
appraiser assumes no responsibility for economic or physical factors occurring at some later date which may
affect the opinions herein stated.

If this report is used within a credit sale-leaseback type transaction, or the offering structure of a syndicate or
syndication partnership, joint venture, or association, it is to be noted that the market value estimate rendered
is restricted exclusively to the underlying real property rights defined in this report. No consideration
whatsoever is given to the value of any partnership units or interest(s), broker or dealer selling commissions,
general partners' acquisition fees, operating deficit reserves, offering expenses, atypical financing, and other
similar considerations.

The value estimate presumes that all benefits, terms, and conditions have been disclosed in any lease
agreements, and that the appraiser has been fully informed of any additional considerations (i.e., front-end
cash payments, additional leasehold improvement contributions, space buybacks, free rent, equity options).

Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales, or other media, without the written consent and approval of the authors,
particularly as to valuation conclusions, the identity of the author(s) or firm with which they are connected.

This appraisal was prepared for the confidential use of the client for the purpose specified and must not be
used in any other manner without the written consent of the appraiser. The report and the data herein
contained, except that provided by the client, remain the exclusive property of my firm.

The value estimated is based on the assumption that the property is not negatively affected by the existence
of hazardous substances or detrimental environmental conditions unless otherwise stated in this report. The
appraiser is not an expert in the identification of hazardous substances or detrimental environmental
conditions. The appraiser's routine inspection of, and inquiries about, the subject property did not develop
any information that indicated any apparent significant hazardous substances or detrimental environmental
conditions which would affect the property unless otherwise stated in this report. It is possible that tests and
inspections made by a qualified hazardous substance and environmental expert would reveal the existence of
hazardous substances or detrimental environmental conditions on or about the property that would negatively
affect its value. The appraiser assumes no responsibility for the presence of radon gas, as the appraiser has
no expertise in this area.

All values rendered within this report assume marketing times of twelve months or less unless otherwise
indicated.
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PART IV — EXHIBITS & ADDENDA

Qualifications of Appraiser

STEVEN L. FREY, SRPA

WORK EXPERIENCE

Steven L. Frey & Associates, Inc.
121 Samson Rock Drive, Suite 2C, Madison, Connecticut 06443

Principal (10/91 - Present) - Steven L. Frey is currently principal of Steven L. Frey & Associates,
a full-service appraisal firm providing commercial, industrial & residential real property appraisals.
Primary areas of concentration include the State of CT.

Central Bank - CENVEST, Inc.
43 East Main Street, Meriden, Connecticut 06450

Vice President/Appraisal Review Manager (7/91 - 10/91) - The primary function of this position
was for the comprehensive management of the Commercial Appraisal Review Department as well
as the development and implementation of an Appraisal Policy, Procedure & Standards Manual in
compliance with the Financial Institutions Reform, Recovery & Enforcement Act (FIRREA).

People’s Bank
Bridgeport Center, 850 Main Street, Bridgeport, Connecticut 06604

Chief Commercial Appraiser/Staff Appraiser (2/89 - 7/91) - Responsibilities identical to those
indicated above.

Real Estate Appraiser/Investment Consultant (12/84 - 2/89) - Performed appraisal services and
consultation for a variety of lending institutions, major corporations, government agencies and
individual clients. Experienced in many aspects of residential, commercial & industrial appraisals.
These include subdivision/condominium analysis, special purpose properties, discounted cash flow
(DCF) analysis, feasibility/highest & best use studies, FNMA guidelines, R41C, etc.

Philip A. Goodsell & Associates, Inc.
Philip A. Goodsell, MAI, 1842 Silas Deane Highway, Rocky Hill, CT 06067

Staff Appraiser (9/88 - 2/89) - Completed all aspects of commercial appraisals.

Arthur B. Estrada & Associates, Inc.
Arthur B. Estrada, MAI, 22 Church Street, North Haven, CT 06473

Staff Appraiser (1/85 - 9/88) - Completed all aspects of commercial appraisals.
Internship (Summer 1984) - Participated in the academic program offered by the Real Estate and

Finance Department of the University of Connecticut. Prepared both commercial and residential
appraisal reports.
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PART IV — EXHIBITS & ADDENDA

Qualifications of Appraiser

STEVEN L. FREY, SRPA

EDUCATIONAL BACKGROUND

B.A., University of Connecticut, 1984 (Real Estate/Economics)
Courses complete under the direction of the Appraisal Institute:

Introduction to Appraising Real Property (101)
Applied Residential Property Valuation (102)
Principals of Income Property Appraising (201)
Applied Income Property Valuation (202)

Standards of Professional Practice/Code of Ethics
Advanced Demonstration Appraisal Report Workshop
Standards of Professional Practice - Parts A & B
Basic Valuation Procedures (1A-2)

Residential Valuation

Capitalization Theory & Techniques (1B-A)

PROFESSIONAL AFFILIATIONS

° Society of Real Estate Appraisers - Designated Member

° Appraisal Institute - Designated Member

° State of Connecticut - Certified General Real Estate Appraiser - License No. 0218

PARTIAL LIST OF CLIENTS

Advest Bank Aegis Mortgage AT&T Small Business. Corp.
BankBoston Branford Savings Bank Centerbank

The Chase Manhattan Bank Citizens Bank Dime Savings Bank

Eagle Federal Savings Bank Enfield Savings Bank Essex Savings Bank
Equity Bank Fairfield County Savings Bank Farmers Mechanics Bank
Federal Deposit Insurance Corp. First Bristol FCU First Federal Bank

First Fidelity Bancorporation First International Bank First National Bank of N.E.
First Trust Financial First Union Bank Fleet Bank, N.A.

Gateway Bank G.E. Capital Corp. Great Country Bank
Guilford Savings Bank J.E. Robert Company Liberty Bank

M&T Mortgage Company Maritime Bank Mechanics Savings Bank
Mortgage Link Financial New England Resolution Trust New Haven Savings Bank
Northeast Mortgage Corp. Northeast Savings Norwest Business Credit, Inc.
Novastar Mortgage Inc. People’s Bank Primebank

Recoll Management Corp. Resolution Trust Corp. Rockland Trust

Shawmut Bank Shoreline Bank & Trust Sovereign Bank

U.S. Trust Company of CT. Wachovia Corporation Webster Bank

Steven L. Frey & Associates, Inc. Page |-47-



PART IV — EXHIBITS & ADDENDA

Qualifications of Appraiser

STEVEN L. FREY, JR., Provisional

Education

Merrimack College August 2008 — May 2012

315 Turnpike Street, North Andover, MA 01845

Bachelor of Science in Business Administration (Concentration: Marketing)

Course Highlights: Statistics, Management Information Systems, Accounting for Business, Operations
Management, Managerial Finance, Application of Strategic Marketing, Sales Management, Marketing of
Services, Global Marketing, Marketing Research, and Marketing Seminar.

Work Experience

Steven L. Frey & Associates, Inc. January 2021 - Present

121 Samson Rock Drive, Suite 2C, Madison, CT 06443

Steven L. Frey, Jr. is currently employed as a Provisional Appraiser with, Steven L. Frey &
Associates, Inc., a full-service appraisal firm providing commercial, industrial & residential real
property appraisals. Primary areas of concentration include New Haven, Middlesex, Fairfield, New
London, and Hartford Counties.
Reinstated as Provisional Appraiser — May 14, 2021
State of Connecticut - Provisional Estate Appraiser:

o CT. State License No. Rsp.0002006 / Expiration Date: 4-30-2022

United States Navy January 2017 — January 2021
e Enlisted as an Aviation Electrician’s Mate (AE) - January 2017
e Recruit Basic Military Training, 8 Weeks - Recruit Training Command, Great Lakes, IL
e Life Skills, 1 Week - NATTC Pensacola, FL
e  Aviation Electricians Mate A1, 13 Weeks - NATTC Pensacola, FL
e Boeing P-8 Poseidon Battery Technician, 104 Weeks - NAS Jacksonville, FL.
e AECTS OP/Maintenance 1, 5 Weeks - MCAS Cherry Point, NC
e (GE) Generator Convertor Unit Technician for F/A-18 Aircraft, 26 Weeks - NAS Lemoore, CA
e (GE) Generator Convertor Unit Technician for F/A-18 Aircraft, 35 Weeks - USS Nimitz (CVN 68)
e Honorably Discharged - January 2021
Steven L. Frey & Associates, Inc January 2013 — December 2016

121 Samson Rock Drive, Suite 2C, Madison, CT 06443

Provisional Appraiser: Conducted appraisal work with Steven L. Frey & Associates, Inc., a full-
service appraisal firm providing commercial, industrial & residential real property appraisals.
Primary areas of concentration include the State of CT.
State of Connecticut - Provisional Estate Appraiser:

o CT. State License No. Rsp.0002006 / Expiration Date: 4-30-2017
Basic Appraisal Principles (30 Hours)
Basic Appraisal Procedures (30 Hours)
15 Hour National USPAP Course (15 Hours)
(3) years of documented hours of appraisal work and additional courses under State Certified Appraiser.
Supervisor: Steven L. Frey, Sr.

o State of Connecticut - Certified General Real Estate Appraiser - License No. 0000218
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NOTES

1. THIS SURVEY AND MAP WERE PREPARED PURSUANT TO THE REGULATIONS OF CONNECTICUT STATE AGENCIES SECTIONS
20-300b—1 THROUGH 20-300b—20 AND THE "STANDARDS FOR SURVEYS AND MAPS IN THE STATE OF CONNECTICUT” AS
ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND SURVEYORS, INC. ON SEPTEMBER 26, 1996. IT IS A FIRST SURVEY
CONFORMING TO HORIZONTAL ACCURACY CLASS A—2 AND IS INTENDED TO DEPICT PROPERTY LINES, LINES OF
OCCUPATION, EASEMENTS AND ENCROACHMENTS. THE EXISTING PROPERTY LINES ARE BASED UPON A RESURVEY OF MAPS
REFERENCED IN NOTE #2. PROPOSED PROPERTY LINES ARE BASED UPON AN ORIGINAL SURVEY.

2. REFERENCE IS MADE TO THE FOLLOWING MAPS ENTITLED:

A. "SUBDIVISION MAP BAILEY ESTATES C&W BUILDERS DEVELOPERS NORTH BRANFORD—CONN. SECTION "A” LOTS
A,B,3,4,5,6,20,21 AND 22" BY ROBERT H. DECKER, SCALE: 1"=100" AND DATED: SEPT. 2, 1958.

B. "SECTION A EDGEWOOD HEIGHTS OWNED AND DEVELOPED BY OLD SAW MILL PROPERTIES, INC NORTH BRANFORD,
CONN.” BY CHARLES A. CAHN ENGINEERING, SCALE: 1"=50" AND DATED: MAY 1960.

G. "NEW HAVEN WATER COMPANY PROPERTY TO BE CONVEYED TO OLD SAW MILL PROPERTIES, INC NORTH BRANFORD,
CONN" BY CLARENCE BLAIR ASSOCIATES, INC., SCALE: 1"=200" AND DATED MAY 1960.

D. "MAPLE HILL PROPERTY OF WALTER S. & CARMEL SNOW NORTH BRANFORD CONN” BY C. EDWARD DAVIS, SCALE:
1"=60", DATED: APRIL 1960 AND REVISED LAST ON AUG. 8, 1962.

E. "WHISPERING HILLS SUBDIVISION NORTH BRANFORD, CONNECTICUT DEVELOPED BY ANDERSON—WILCOX INC TO BE
OWNED BY ANDERSON—WILCOX, INC.” BY P.W. GENOVESE AND ASSOCIATES, SCALE: 1"=50" AND DATED:
NOVEMBER 1963.

F. "NEW HAVEN WATER CO. PARCEL TO BE CONVEYED TO FRANK & MARION MUSHAL BEECH STREET—NORTH
BRANFORD” BY CLARENCE BLAIR ASSOCIATES, SCALE: 1"=50" AND DATED: SEPT. 1966.

F. "NEW HAVEN WATER CO PROPERTY TO BE CONVEYED TO OTTO E. AND GRACE SCHAEFER BEECH STREET—NORTH
BRANFORD, CT” BY CLARENCE BLAIR ASSOCIATES, SCALE: 1"=50" AND DATED: APRIL 1, 1968.

G. "NEW HAVEN WATER COMPANY PROPERTY AT BEECH STREET & POMPS LANE NORTH BRANFORD, CONN" BY

CLARENCE BLAIR ASSOCIATES, SCALE: 1'=50°, DATED: JULY 3, 1979 AND REVISED JULY 19, 1979.

. "FINAL PLAN PROPOSED SUBDIVISION WHISPERING HILLS ESTATES WHISPERING HILLS DRIVE NORTH BRANFORD,
CONNECTICUT” BY STEPHEN A. HANCHURUCK JR., SCALE 1"=40’, DATED: AUGUST 26, 1985 AND REVISED LAST
ON OCTOBER 18, 1985.

I. "MAP SHOWING PROPERTY OF WALTER FALKOFF & CAROL BOHNERT BEECH STREET NORTH BRANFORD,
CONNECTICUT” BY STEPHEN A. HANCHURUCK JR., SCALE: 1"=40’, DATED: MARCH 10, 1986 AND REVISED LAST
ON NOVEMBER 18, 1986.

3. THE LOCATION OF UNDERGROUND UTILITIES DEPICTED HEREON ARE BASED ON FIELD LOCATIONS, MAPPING, INFORMATION
PROVIDED BY OTHERS AND OTHER SOURCES. THEIR TRUE LOCATION MAY VARY FROM THOSE INDICATED AND ALL
UNDERGROUND UTILITIES MAY NOT BE SHOWN. IF APPLICABLE, UTILIZE THE "CALL BEFORE YOU DIG” NUMBER
(1-800—922-4455) TO VERIFY THE LOCATION OF ALL EXISTING UNDERGROUND UTILITIES.

THE INLAND WETLANDS LIMITS DEPICTED HEREON WERE DELINEATED IN THE FIELD BY MARC BEROZ, SOIL SCIENTIST IN
JANUARY 2008. THEY WERE LOCATED IN THE FIELD BY BENNETT & SMILAS ENGINEERING, INC. IN JANUARY 2008.

THE STREET ADDRESS FOR PROPERTY LOCATED ALONG BEECH STREET AND POMPS LANE IS 105 NORTH STREET.

THIl;S.EEI:’_Il_?OPERTY IS ZONED R-80. THE MINIMUM SETBACKS ARE GENERALLY: FRONT-50 FEET; REAR—30 FEET; SIDE-20

THE LOCATION OF THE RIDGE LINE SHOWN HEREON WAS COMPILED FROM TOPOGRAPHIC MAPPING PROVIDED TO US BY THE
SOUTH CENTRAL CONNECTICUT REGIONAL WATER AUTHORITY.

LAND TO BE CONVEYED TO NORTH BRANFORD LAND CONSERVATION TRUST TO BE RESERVED FOR CONSERVATION PURPOSES
ONLY. THE DIVISION OF SAID PARCEL DOES NOT CONSTITUTE A SUBDIVISION AND/OR RESUBDIVISION PER THE DEFINITION
OF SUBDIVISION IN CONNECTICUT GENERAL STATUTE 8-18..."SUBDIVISION” MEANS THE DIVISION OF A TRACT OR PARCEL
OF LAND...EXPRESSLY EXCLUDING DEVELOPMENT FOR MUNICIPAL, CONSERVATION OR AGRICULTURAL PURPOSES.

I

® N o0 »

HIGGANUM, CONNECTICUT 06441
PHONE (860) 345-4553 FAX (860) 345-3858

BENNETT & SMILAS ENGINEERING, INC.
415 KILLINGWORTH ROAD, P.0. BOX 241

R.L.S. #10831

MICHAEL J. BEW

TO THE BEST OF MY KNOWLEDGE AND BELIEF THIS MAP

IS SUBSTANTIALLY CORRECT AS NOTED HEREON.

THE EMBOSSED SEAL OF THE

SURVEYOR MUST BE AFFIXED
HERE FOR THIS MAP TO BE VALID

MICHAEL J. BENNETT, L.S. No.10831

TO BE CONVEYED TO
NORTH BRANFORD LAND CONSERVATION TRUST, INC.
BEFECH STREET, NORTH BRANFORD, CONNECTICUT

PROPERTY SURVEY SITE A’ SHOWING
LAND N/F SOUTH CENTRAL CONNECTICUT REGIONAL WATER AUTHORITY

THE DIVISION OF THIS PROPERTY DOES NOT CONSTITUTE
A SUBDIVISION AND/OR RESUBDIVISION PER
CONNECTICUT GENERAL STATUTE 8-18 (SEE NOTE #8)

ERIC KNAPP, TOWN PLANNER DATE

MARCH 1, 2022

SCALE:
1 "=80’

SHEET:
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