Proposed Disposition of Class |11 Lands

Portion of NB 4 — off of Pomps Lane
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 19.462 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 $317,000 for the unimproved subject
land as established by two independent appraisers. The appraisers determined the ““as is” market value to
be between $290,000 and $344,000 based on the survey prepared by Bennett & Smilas Engineering, Inc.

The subject land, part of the RWA land unit NB 4, comprises 19.462 acres and is located north of

Pomps Lane 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 that
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 $60 per year. Although these costs are currently
minimal, totaling approximately $1,035 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 RWA’s ownership of this Class Il 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 vernal pool. 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 $317,000.

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. They
stated that they would be interested in this parcel and the nearby parcel that is west of Beech Street, 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 17.22
acres off of Beech Street that is also a part of Land Unit NB 4. The disposition of that property is

3



addressed 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 26, 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 19.462

acres of Class Il land off of Pomps Lane 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 $317,000.

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 19.462 acres of Class 111 Land be
approved by the RPB.
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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
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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
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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
20—300b—1 THROUGH 20-300b-20 AND THE "STANDARDS FOR SURYEYS AND MAPS Bl THE STATE OF CONNECTICUT™ AS
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CONFORMING TO HORIZONTAL ACCURACY CLASS A—2 AND (S INTENDED TO DEPICT PROPERTY UNES, UNES OF
OCCUl CROACHMENTS. THE EXISTING PROPERTY LINES ARE BASED UPON A RESURYEY OF MAPS
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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.
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Exhibit C

APPRAISAL REPORT

for Real Property located at
Beech Street
North Branford, CT 06471

Prepared for:

Mr. John Triana, Real Estate Manager
South Central CT Regional Water Auth.
90 Sargent Drive
New Haven, CT 06511

Prepared by:

Marc P. Nadeau, SRA ~ Real Estate Appraisers & Consultants
Guilford, Connecticut

www.marcnadeau.com
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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

Oooono
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