Proposed Disposition of Class 111 Lands

SE5
56 Squantuck Rd., Seymour

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

September 2024

1. AUTHORIZATION SOUGHT

The Regional Water Authority (RWA) proposes the disposition of 4.98 acres of unimproved Class
I11 lands (hereinafter referred to as “subject land™) located within Seymour, Connecticut for conservation
use and conforming to any and all approvals that may be granted by the regulatory agencies of the Town of
Seymour. The purchase price shall not be less than $55,000 for the unimproved subject land. An appraiser
determined the “as is” market value to be $55,000 based on the survey prepared by Michael H. Horbal.

The subject land, RWA Land Unit SE 5, comprises 4.98 acres and is located west of Squantuck

Rd. in Seymour. The address of the parcel is 56 Squantuck Rd. The RWA’s Land Use Plan, approved by
the RPB on January 21, 2016, outlines the subject parcel 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 conservation easements have
been partially funded by the sale of Class I1l 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 parcel is entirely 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). Maintenance
costs for the parcel are approximately $250 annually. PILOT for this parcel is approximately $378 per
year. Although these costs are currently minimal, they nonetheless represent a diversion of resources that
could be utilized elsewhere for the maintenance and security of the water supply. 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.

In 2023, the Town of Seymour approached the RWA about acquiring the parcel. The Town stated
the newly acquired property would be managed as open space, similar to the abutting acres that it owns.
The Town owns 94+/- acres of open space that surrounds the subject parcel. The Seymour Land Trust and

Town of Oxford own additional parcels in the vicinity that are managed as open space.

3. ANALYSIS OF ALTERNATIVES

This application considers two alternatives to the Proposed Action: 1) No Action, 2) Sale of the subject
land to a private person or organization.

1. 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, PILOT, 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 I11
parcel, which is in opposition to RWA’s “The Land We Need for the Water We Use” initiative. Itis
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.

2. Sale to a Private Person or Organization

A second alternative is the proposed disposition to a private person or group. The sale to a private
entity would likely result in property being developed. This is unlikely to succeed as wetlands and
topography make the parcel difficult or impossible to develop. It would also take more time to complete,
as compared to a sale to the Town, since it would require going through the RWA’s bid process. Due to the
terms of the RWA’s enabling legislation, the Town and State hold rights-of-first-refusal over the potential
sale of unimproved land by the RWA.. Therefore, if either wanted to buy the parcel, as if the case here with

the Town, the sale to a private individual or organization could be intercepted.



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. Those costs are approximately $628 annually, with
$378 of it being the PILOT payment to the Town. 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 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 $55,000.

5. UNUSUAL CIRCUMSTANCES FOR THE RPB TO CONSIDER

The area was part of the Great Hill Reservoir system when owned by Ansonia-Derby Water
Company and Birmingham Utilities Inc. (BUI). BUI abandoned the Great Hill reservoir as a drinking
water supply in 1994. BUI sold the majority of the land to the towns of Seymour and Oxford in 1998. This
parcel was retained as a future tank site. The RWA acquired BUI in January 2008.

RWA updated its Land Use Plan (LUP) in 2015, which was approved by the RPB in January
2016. During the process of updating the LUP, the RWA’s Engineering Department examined this parcel
for its usefulness in the future. They determined that it would not be suitable for a future tank. That caused
the parcel to be classified as Non-water System Land which made it eligible for disposition.

The Town of Seymour contacted the RWA about their interest in acquiring this parcel. The Town
stated that they are interested in adding this parcel to the adjacent acres that are held as open space.

As prescribed in the RWA’s enabling legislation, the Town and State have rights of first refusal,
with the Town’s rights preceding the State’s. Therefore, even if the RWA were to go out to bid to sell the
parcel, the Town could intervene and exercise their right. 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 LUP’s aspiration that parcels no longer used or useful for water supply

will be conserved.

6. ANNEXED MATERIALS

Exhibit A Location Map — Squantuck Rd. — September 2024

Exhibit B Preliminary Assessment prepared by Source and Sky Water Planning, April 8,
2024

Exhibit C Appraisal prepared by MB DiMarco and Associates, dated April 24, 2024

Exhibit D A-2 survey of the subject land prepared by Michael H. Horbal, dated August 6,
1997, last updated on November 12, 1998

Exhibit E RWA Land Use Plan — Birmingham System, approved January 21, 2016



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 SE 5 consists of 4.98 acres
of Class Il land at 56 Squantuck Rd. in Seymour.

This application’s minimum price reflects the market as of April 15, 2024 when the appraisal
was completed.

Sale of the subject land will have no adverse impact upon the public water supply due to the
fact that the land is Class Il1, not on a watershed or aquifer of an existing or potential future
public water supply source.

Under the proposed action, the subject land would be sold for conservation use, affording
protection of its environmental benefits.

Revenue from such a sale is anticipated to be not less than $55,000.

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.

The Town of Seymour and the State of Connecticut, by law, have priority rights to purchase
the subject land, with the Town’s right taking precedence. The Town has expressed interest
in acquiring the parcel.

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.

The proposed action is 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 4.98 acres of Class 111 Land be

approved by the RPB.
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https://nvcogct.gov/wp-content/uploads/2017/02/valley_region_pocd_2008.pdf
https://nvcogct.gov/wp-content/uploads/2019/03/Seymour-POCD-2016.pdf



https://www.seymourct.org/media/Parks/Seymour_Land_Trust_Trail_Guide.pdf











































Photo 12. Drone view of Great Hill Reservoir.




Photo 13. View of Fur Mile Brook adWA pr boundary marker.

Photo 14. View of 3apanesé barberry sténds (foreground and'background) from access roaﬁ.




August 6, 1997 Survey Map
Micheal H. Horbal Land Surveyors-Planners
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Connecticut
s Department of Energy &
=== Environmental Protection portal.ct.gov/DEEP

Generated by eNDDB on:
3/26/2024

John Hudak
Towns: Seymour
Automated Site Assessment: 543001469

Subject: Squantuck

This is an automated site assessment and not a Natural Diversity Data Base determination. The
information provided represents a snapshot that can be used for general planning purposes. This
letter cannot be used to fulfill Endangered Species Act compliance requirements. Please see
information below as well as our FAQs describing the appropriate use and limitations of the
automated Site Assessment tool.

Current data maintained by the Natural Diversity Data Base (NDDB) and housed in the DEEP ezFile
portal, indicates that populations of the following State Endangered, Threatened, or Special Concern
species (RCA Sec. 26-306) have been documented within or in close proximity to the area
delineated. Please see the attached table for detailed species information.

HOW SITE ASSESSMENT SPECIES LISTS ARE COMPILED

Site assessment species lists include all information regarding listed species available to us at the
time of the request. This information is a compilation of data collected over the years by the
Department of Energy and Environmental Protection’s Natural History Survey and cooperating units
of DEEP, landowners, private conservation groups and the scientific community. New and updated
information is incorporated into the Data Base and accessed through the ezFile portal as it becomes
available. The species list provided is not necessarily the result of comprehensive or site-specific field
investigations.

WHAT PURPOSE DOES THIS SITE ASSESSMENT SERVE?

A site assessment is intended to provide a snapshot of the species that may be in the vicinity of your
drawn area. It may be useful in project planning or to gain an understanding of the potential for listed
species to utilize the site. The list is computer generated; it was not prepared or reviewed by program
staff. Biologist review of your location may result in the addition of species not provided by the
automated site assessment.

I'VE REVIEWED MY SITE ASSESSMENT, WHAT DO | DO NEXT?

If you are undertaking an activity that requires a state permit, utilizes state funding, or involves state
agency action, you must demonstrate compliance with the CT Endangered Species Act. This is done
through the full Natural Diversity Data Base review process. Please return to the DEEP’s ezFile Portal
and select Natural Diversity Data Base Review to begin this review process. Keep in mind that these
detailed reviews may include additional species not identified in the automated site assessment.
Program staff consider factors such as habitat characteristics, species life history and other

79 Elm Street portal.ct.gov/DEEP An Affirmative Action/Equal Opportunity Employer
Hartford, CT 06106-5127
860.424.3011


https://portal.ct.gov/DEEP/NDDB/NDDB-Frequently-Asked-Questions
https://filings.deep.ct.gov/DEEPPortal/Account/LoginDetails
https://filings.deep.ct.gov/DEEPPortal/Account/LoginDetails
https://filings.deep.ct.gov/DEEPPortal/Account/LoginDetails
https://filings.deep.ct.gov/DEEPPortal/Account/LoginDetails
https://filings.deep.ct.gov/DEEPPortal/Account/LoginDetails

information to determine appropriate species of concern.

SURVEY WORK MAY BE NECESSARY

Suitable and potentially occupied habitat may extend beyond mapped NDDB areas and unmapped
areas may represent potential habitat that has not been adequately surveyed for all taxa. If you are
undertaking activities that involve significant ground disturbance, converting natural lands to
development, or otherwise fragmenting or disturbing large areas, we recommend conducting
comprehensive biological surveys and a full site habitat characterization for areas that have not been
assessed through prior biological inventories. Survey work may be required as part of the NDDB
review process; completing some or all of this work up front will allow the process to proceed more
efficiently.

This survey and habitat characterization should be comprehensive and not strictly limited to species
included in the site assessment. Field surveys should be performed by a qualified taxonomic expert
with the appropriate scientific collecting permits. Surveys should be conducted at seasonally
appropriate times.

A report summarizing the results of such surveys should include:

1. Survey date(s) and duration.

2. Site descriptions and photographs.

3. List of component vascular plant and animal species within the survey area (including scientific
binomials).

4. Data regarding population numbers and/or area occupied by State-listed species.

5. Detailed maps of the area surveyed including the survey route and locations of State listed
species.

6. Recommendations for management and protection of State-listed species with reference to
project activities.

7. Statement/résumé indicating the taxonomic expert’s qualifications.

Site survey reports should be sent to the CT DEEP-NDDB Program (deep.nddbrequest@ct.gov) for
further review by program biologists.

SENSITIVE SPECIES

Please note that, for purposes of automated site assessments, certain sensitive species are not
identified beyond their taxa. Additional information will be provided for those projects that will be
conducting survey work in preparation for permitting ground disturbing activities or for other activities
that might necessitate survey work. For these projects, please submit a Natural Diversity Data Base
Review Request and we will provide information to your taxonomic expert.

ADDITIONAL RESOURCES
The following resources may be helpful when planning survey work

» State Listed plant species and Natural Communities documented within each CT town

» Thirteen of Connecticut's Most Imperiled Ecosystems (1998) - Metzler and Wagner

» The Vegetation of Connecticut - Metzler and Barrett

» Nature's Network identifies opportunities for conserving and connecting intact habitats and
ecosystems and supporting imperiled species.

» Connecticut’s Critical Habitat map. The Critical Habitat map project contains a subset of
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Hartford, CT 06106-5127
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known important natural community types and sites in CT. Refer to Resource Guide for a
complete description and limitations of this product.

Additional sites of Critical Habitats and important natural communities exist, some of which are
documented by NDDB and some of which have not been identified, or fully mapped or field
verified. You may contact NDDB prior to conducting field reviews for more comprehensive

information.

This letter is computer generated from our existing records and carries no signature. If however, any
clarification/error is noted, or, if you have further questions, please contact the following:

CT DEEP Bureau of Natural Resources
Wildlife Division
Natural Diversity Data Base
79 Elm Street
Hartford, CT 06106-5127
(860) 424-3011
deep.nddbrequest@ct.gov

Please include a snapshot of the map, your last name, and the subject area town when you e-mail or
write. Thank you for consulting the Natural Diversity Data Base.

Common Name

Five-lined skink

Scientific Name

Plestiodon fasciatus

Listing Status®

T

Taxa

reptile

General Ecology

The preferred habitat of the five-lined skink includes steep, rocky areas with
open ledge, patchy tree and shrub cover, and an abundance of rotten logs and
loose rock slabs. These habitats are usually adjacent to moist deciduous
forests. Suitable woody debris is essential habitat.

Common Name

Eastern box turtle

Scientific Name

Terrapene carolina carolina

Listing Status®

SC

Taxa

reptile

General Ecology

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. lllegal collection by

79 Elm Street
Hartford, CT 06106-5127
860.424.3011
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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.

Common Name Red bat
Scientific Name Lasiurus borealis
Listing Status® SC

Taxa mammal

General Ecology Red bats are a migratory “tree bat” species that is found throughout
Connecticut between April- October in a variety of forested habitats. They
roost out in the foliage of deciduous and coniferous trees, camouflaged as
dead leaves or cones. Red bats are primarily solitary roosters. They can be
found roosting and feeding around forest edges and clearings. Typically,
larger diameter trees (12-inch DBH and larger) are more valuable to these
bats. Additionally, trees with loose, rough bark such as maples, hickories, and
oaks are more desirable than other tree species due to the increased cover
that the loose bark provides. Large trees with cavities are also utilized by this
species. Forested areas of Connecticut’s coastal towns may also serve as
important migratory habitat for red bats. Numbers of bats utilizing these areas
can increase dramatically as bats from other northeast locations pass through
Connecticut during spring and autumn migration. This species may be at risk
from wind development. Silver-haired, hoary, and red bats account for the
majority of bat fatalities from wind turbines.

'E = State Endangered, T = State Threatened, SC = State Special Concern, FE = Federally
Endangered, FT = Federally Threatened, NA = Not applicable.
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Real Estate Located At:

56 Squantuck Road

Seymounr, Connecticut

Property Type:
4.99 Acres 1V acant
Residential 1 .and

Prepared for:
Mr. Jobn Triana
So. Central Ct. Regional
Water Authority
90 Sargent Drive
New Haven, C1 06511
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MB DiMarco & Associates, LLC

10 Pequot Drive
Rocky Hill, CT. 06067

(860)348-8875 Real Estate Appraisers
(860) 985-5367 cell phone and Consultants

April 24, 2024

Mr. John Triana

Real Estate Manager
South Central Ct. Regional
Water Authority

90 Sargent Drive

New Haven, Ct 06511

Re: Real Estate Located at:
56 Squantuck Rd.
Seymour, Connecticut

Owner: Birmingham Utilities Inc.
Dear Mr. Triana:

As requested, the following correspondence has been prepared relative to the above
referenced real estate in order to estimate the Market Value of the fee simple estate as
of April 15, 2024, the date of inspection. This report has been prepared in conformity
with and is subject to the requirements of the Uniform Standards of Professional
Practice (USPAP), and the Uniform Standards for Federal Land Acquisition
(USAFLA). We have invoked the Jurisdictional Exception Rule to conform to the
differing requirements between Yellow Book appraisals and USPAP. This report
considers the Sales Comparison approach to value. This approach is the only relevant
approach for the valuation of vacant land.

The subject property is a vacant land tract containing 4.99 acres according to
assessment records. The parcel is unimproved and located in the R-40 residential zone.
The land has 476.99 feet of frontage along the westerly side of Squantuck Road in the
westetly section of Seymour just east of the Oxford town boundary. The neighborhood
is rural residential and is lightly developed. The topography of the site is level near the
road frontage and slopes below grade to the rear of the parcel. The Four Mill Brook
runs along the rear of the parcel.

MB DIMARCO & ASSOCIATES, LLC



MB DiMarco & Associates, LLI.C April 24, 2024
Page 2

The property is in a rural residential location east of the Oxford town boundary. The
immediate neighborhood is improved with a scattered mix of older single-family homes
and other holdings of the State of Connecticut and the Town of Seymour. The parcel
abuts open space to the north.

Based upon the analysis and discussion contained herein, it is our opinion that Market
Value of the fee simple estate, as of April 15, 2024 was:

FIFTY-FIVE THOUSAND DOLLARS
($55,000)

The narrative report that follows establishes the pertinent data and sets forth the
analysis upon which the value is predicated. This analysis assumes an exposure time
and marketing period of nine to twelve months. We appreciate the opportunity to be
of service.

Respectfully Submitted,
MB DiMarco & Associates, LILC

S

Mark DiMarco
President
Certified General Appraiser #0000169
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EXECUTIVE SUMMARY

Property Address:

Client:

Property Owner:
Date of Inspection:
Date of Report:
Land Area:

Zoning:
Assessment:

Real Estate Taxes:

Highest and Best Use:

Approaches

Cost Approach
Sales Comparison Approach
Income Approach

Value Conclusion

Exposure Time & Marketing Period

56 Squantuck Road, Seymour, CT.
The report is prepared for the sole and

exclusive use of the Client to provide market
values that assist in a potential sale of the

property.

Birmingham Ultilities Inc.

April 15,2024

April 24, 2024

4.99 Acs.

R-40, Residential

$10,500

$377.79 (Based on PILOT Program)

Purchase by abutter or potential for limited
subdivision

Value Conclusions

N/A
$55,000
N/A

$55,000

12-18 Months
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SUBJECT PHOTOGRAPHS

View south from interior of site

(Photo 1)

View northeast showing stream (Photo 2)
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SUBJECT PHOTOGRAPHS

View north from roadway showing flagged boundary marker (photo 4)
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SUBJECT PHOTOGRAPHS

Interior view looking west showing wet area  (Photo 5)

T

View of stream running along the northern boundary (Photo 6)
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SUBJECT PHOTOGRAPHS

View along interior pathway off of entrance road  (Photo 8)
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SUBJECT PHOTOGRAPHS

s

View north along Squantuck Road; subject on left  (Photo 8)
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SUBJECT PHOTOGRAPHS

View showing dam (Not located on subject site) (Photo 9)
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Regional Overview (cont.)

Housing

A majority of the housing stock in is comprised of single-family dwellings. There is a
limited supply of multi-family homes and apartment buildings. As of April 23, 2024
there were only 12 active listings of single family homes in Seymour ranging in price
from $260,000 to $840,000. MLS documented 138 closed sales, excluding mobile
homes, between April 1, 2023 and April 1, 2024 The median closed price was
$365,000 days and the average marketing time was 35 days. The median marketing
time was only 18 days. Properties sold at about 101% of the offering price on average.
There is strong demand in all price ranges due to the limited supply of homes and
influx of home buyers. However, the hyperactivity has diminished somewhat with the
increase in interest rates. The market is still strong although some upper tier prices

have been reduced. There is limited new construction.

Transportation

Routes 8 and 34 are the primary roadways in Seymour. Route 8 runs north to south and links
the Bridgeport area to the south with points north where it intersects with 1-84. Route 34
parallels the Housatonic River and links the Route 8 corridor with points south. Other local
roadways include Route 188, and Great Hill Road (Rte. 334).

Summary and Conclusions

Seymour is well served by the local transportation corridors although highway access is
secondary. The housing market remains active with a shortage of homes for sale and
generally strong demand for housing with modest growth over the years. The town has

an established residential housing base.
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SUBJECT LOCATION MAP
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AERIAL VIEW
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ASSESSOR’S MAP

Town of Seymour, Connecticut - Assessment Parcel Map
Parcel: 5-04-7-0 Address: 56 SQUANTUCK RD

Disciaimer:
Approximate Scale: 1 inch = 100 feet Al notion's aubct1o verbeaton by any e
- - i I - - The Town of nnd b
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SURVEY MAP
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Neighborhood Data: The subject property fronts along the westerly side of
Squantuck Road (Rte. 188) a short distance east of the Oxford town boundary.
Adjacent properties are mostly vacant land tracts. Modest single family dwellings are
located along the easterly side of Route 188. The neighborhood is lightly developed
and is comprised of modest single-family residences and vacant land. The parcel to
the rear of the subject with the dam is owned by the Town of Seymour. A 45.32 acre
vacant parcel with an address of 338 Roosevelt Drive is owned by Seymour Land
Conservation and a 139 acre vacant parcel at 125 Holbrook Road is owned by the
State of Ct. A map showing the location of these parcels follows.

A variety of house styles are evident. Sizes range from about 1,200 square feet to over
3,500 square feet. The overall price range including listings was about $250,000 to over
$600,000. A summary of recent home sales in Seymour is displayed in the chart below.
Marketing times vary but most homes sell quickly with an indicated range of 2 to 4
days on the market to over 50 days. Many homes closed at prices above the initial
offering price.

Land

Location Date of Sale Style Price Rms/Br/Ba Size Area!Acs.! Price/SF DOM

94 Great Hill Rd. 3/15/24 Ranch $305,000 5/3/1 1,460 1.56 $208.90 34 *
17 Tibbets Road 3/26/24 Contemporary $540,000 8/3/3 2,317 2.99 $233.06 14

89 Squantuck Rd. 10/26/23 R.Ranch $480,000  7/3/2.5 2,274 0.67 $211.08 71 *
16 Roosevelt Dr. 7/24/23 Cape $298,500 8/5/3 1,904 0.54 $156.78 50

148 Roosevelt Dr. 7/26/23 Ranch $305,000 6/3/1 976 0.19 $312.50 10 *
27 Partridge Dr. 6/9/23 Colonial $550,000  8/4/2.5 2,524 1.21 $217.91 2 *
27 Tomlinson Rd. 5/17/23 Colonial $315,000 7/2/2 1,052 1.01 $299.43 15 *

* Sold Above offering price

A summary of lot sales and offerings in Seymour and Oxford are shown on the chart
on the following page. Lot prices range from $75,000 to $195,000 for a current
offering. There is a limited inventory of recent offerings. The subject parcel is larger
than many of the offerings.
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Neighborhood Data

Lot Sales & Offerings -Seymour & Oxford

Land
Location Date of Sale Price Area(Acs. Price/ Ac. Zone
Oxford
15 Hemlock Tt. 8/21/23 $100,000 2.50 $40,000 Res-A
231 Chestnut Hill Rd.  3/6/24 $125,000 2.00 $62,500 Res-A
34 Rolling Hills Dr. 3/4/24 $125,000 4.00 $31,250 Res-A
Seymour
108 Mountain Rd. Offering $175,000 1.00 $175,000 R-40 ¥
24 Jacko Drive Offering $195,000 1.37 $142,336 R-40
218 Roosevelt Drive 1/2/24 $71,500 0.90 $79,444 RC-3
10A Patrick Dr. 7/3/23 $105,000 213 $49,296 R-40
11 Bassett Rd. 1/9/23 $75,000 1.05 $71,429 R-40

* Close to 2 years on the market
The residential market is strong like other portions of the state as evidenced by
the marketing times and number of homes selling at prices above the initial price.

There is a limited number of building lots on the market.

A location map showing the subject and other nearby vacant parcels controlled by
the State of Connecticut or the Town is shown on the following page.
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Property Description (Cont.)

A-124 Squantuck Rd.- 93.9 Acres owned by Town of Seymour

B- 338 Roosevelt Drive- 45.32 Acres owned by Seymour Land
Conservation

C-125 Holbrook Road- 139 Acres owned by the State of CT.

X-Subject Site
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Property Description (Cont.)

Site Data:

Soll FHap mowy net be velld & this seuls,

Land Area 4.99 acres, per town. A survey was not available as of the

date of appraisal.
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Property Description (Cont.)

Frontage and Access

Desctiption/Topogtaphy

Soil and Sub-soil

Utilities

Hasements & Restrictions

Frontage of 476.99” feet along the westerly side of
Squantuck Road; the site runs to a depth of 338 feet on the
south side and 468 feet on the north side of the site.

The subject parcel is an interior parcel with sloping topography.
The site slopes from about 330-340 feet near the frontage to
about 290 feet near the center of the parcel. The site is treed
and there are interior wetlands comprising a large portion (30%)
of the southern portion of the site. There are guard rails along
the road frontage and access is gained from a paved driveway at
the northern end of the site. The Four Mile Brook runs north-
south along the rear of the parcel. A dam is located east of the
subject parcel at the end of the roadway.

We were not provided with a soil survey and we are not
qualified to accurately determine suitability for development.
However, a review of various soil maps and an inspection of
the property revealed the predominant soil types as depicted

on the soils map on the previous page.

Development would require well and designed septic systems.
We assume telephone and electricity could be extended from

the road.

There are no known easements or restrictions having an impact
upon value. However, we are not qualified to perform full title

searches.
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Site Data (Cont.)

Flood Hazard Reference is made to Flood Map 09009CO382H, Dated
12/17/2010. It appears from the entire site is in Zone X and

appears to be outside of a 100 year flood zone.

Contamination This analysis assumes that the site is free of any and all
contaminants and debris that would alter the value opinions
expressed in this report.  An environmental report was not
provided. We are not qualified to determine the presence of

hazardous waste and further investigation is recommended.

Page |15 MB DIMARCO & ASSOCIATES, LLC



Property Description (Cont.)
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Site Data: (Cont.)

Improvements There are no improvements on the subject parcel. Soils
mapping and topographical conditions are displayed on the
following pages.

Soils:  Reference is made to the soils map shown below.

Map Unit Legend

Map Unit Symbol Map Unit Mame Acres in AOI Percent of ADI

T3E Charlten-Chatfield complex, 15 0.1 2.T%
to 45 percent slopes, very
rocky

84D Paxten and Montauk fine sandy 43 T8.9%
loams, 15 to 25 percent
slopes

B5C Paxton and Montauk fine sandy 1.0 18.4%
loams, 8 o 15 percent
slopes, very stony

Totals for Area of Interest 5.5 100.0%

A brief description of the soil types is provided below. Reference is made to the USDA
Natural Resources Conservation Service Publication.

73E Charlton-Chatfield Complex, 15-45 percent slopes, rocky.

This soil component occurs on upland hill landforms. Slopes range from 15 to 45 percent
and runoff class is high. The drainage class is high. The depth to a restrictive feature is greater
than 60 inches. .

84 D Paxton Montauk fine sandy loams, 15-25 percent slopes

This soil component occurs on upland hill and drumlin landforms. Slopes range from 15 to

25 percent and runoff is medium. The depth to a restrictive feature is 20 to 40 inches. This
soil type is well drained. This is the dominant soil type.

85C Paxton Montauk fine sandy loams, 8-15 percent slopes

This soil component occurs on upland hill and drumlin landforms. Slopes range from 8 to
15 percent and runoff is very low. The depth to a restrictive feature is 20 to 40 inches.
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SITE DESCRIPTION (Continued)

There is no apparent evidence of ground contamination. However, MB DiMarco &
Associates is not qualified to determine the presence of environmental hazards. An
environmental site assessment report has not been provided. We assume that there
are no environmental problems defects having a material impact upon the value of the
property. We reserve the right to amend this report in the event an environmental or

structural report is completed and reveals data contrary to our findings.

Page |18 MB DIMARCO & ASSOCIATES, LLC



Zoning: R-40, Residential

The subject is located in the R-40 residential zoning district. Uses allowed as a
matter of right include single family homes and garages in conjunction with the
dwelling. Other uses are allowed with a Zoning Permit include customary home
occupations, including farming and forestry, child and adult day care.

Bulk and Area Requirements-R-40

Minimum Lot Area: 40,000 sq. ft.
Minimum Dimension of Square: 150 feet

Lot Width: 150 feet
Minimum Front Yard: 50 feet
Minimum Side Yard: 25 feet

Rear Yard: 30 feet
Maximum Lot Coverage: 15%
Maximum Height 35 feet

The subject is a vacant parcel and is potentially suitable for development with
single family homes subject to the requirements above. A building site must
contain at least 30,000 square feet of non-wetland soils and have a dimension
of a square measuring 100 feet x 180 feet.

Assessment and Taxes: Seymour properties are assessed at 70% of market
value with the last revaluation occurring on October 1, 2018. A revaluation is
scheduled for October 1, 2024. The tax rate for the 2023 Grand List is 35.98
mills. The current assessment is $10,500 based on a market value of $15,000.
The assessment reflects ownership by a non-taxable entity. Ownership pays
Pilot (Payment in lieu of taxes of $377.79 for 2023.)
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Highest and Best Use:

The highest and best use of a property is specifically defined as:

The reasonably probable and legal use of vacant land or an
improved property, which is physically possible, appropriately
supported, financially feasible, and that results in the highest
value.?

Implied within this definition is a recognition of that specific use’s contribution to
regional, environmental or neighborhood development goals, in addition to the
maximization of wealth by the existing property owner. In appraisal practice, the
concept of highest and best use is the premise upon which value is based. Four
criteria are examined in determining highest and best use. The use must be legally
permissible, able to be physically supported on the site, financially feasible and
achieve maximum profitability.

Larger Parcel

The Yellow Book standards require consideration of the ™ larger parcel”. The
larger parcel is defined as “ that tract, or those tracts, of land which possess a unity
of ownership and have the same, or an integrated, highest and best use. Elements
of consideration by the appraiser in making a determination in this regard are
continuity, or proximity, as it bears on the highest and best use of the property,
unity of ownership, and unity of highest and best use. *

The potential purchaser does not own any contiguous properties. The Larger
Parcel theory was considered, but is not relevant to this analysis.

As Vacant: The subject is comprised of a single parcel containing 4.99 acres
based on available mapping. The land is located in a rural residential location
accessed from the northerly side of Squantuck Road (Rte. 188) located in the
southwest section of Seymour near the Oxford town boundary. The site is has
476.99 feet of frontage enclosed by guardrails along most of frontage. A partially
paved driveway provides access from the eastern section of the site. The site is
treed with intermittent wetlands and slopes from about 330-340 feet near the
road frontage to about 290 feet at the rear of the parcel. The paved roadway
provides access to the interior of the site. The roadway provides access to a dam

2The Appraisal of Real Estate, Eleventh Edition, Appraisal Institute, page 297.
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Highest and Best Use: (Cont.)

which is not part of the subject property. The Four Mile Brook runs along the
northeast portion of the property.

The topography is varied and mostly treed. Development would be impacted
by wetlands and access issues. The site is in the R-40 zone which permits single
family development and requires a minimum lot area of 40,000 square feet or
0.92 acres. Well and septic are required in this zone which places a further
limitation on development. Approvals for a multi-lot development are unlikely
given the sloping topography, wetlands and the costs involved.

As Improved: The subject site is not improved.
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Valuation Methodology

The Cost Approach is based upon the principle of substitution, which theorizes
that a prudent individual will pay no more for a property than it would cost to
build an equally suitable facility in a similar location. In this approach, accrued
depreciation is deducted from the reproduction cost new of the improvements
and added to the value of the land as though vacant. The Cost Approach was
not developed.

The Sales Comparison Approach is also based upon the principle of
substitution, which theorizes that an investor would pay no more for a property
than it would cost to acquire an equally desirable substitute. The Sales
Comparison Approach was utilized in establishing value for the subject. This
approach best reflects the actions of buyers and sellers in the marketplace
contemplating purchases of properties such as the subject. Sole weight was
assigned to this approach in the final analysis and is the only appropriate valuation
technique for the appraisal of vacant land.

The Income Approach is a process of measuring the extent of future benefits,
which are reasonably expected from a given property. The Income Approach
is most often the primary indicator of value for investment property and is less
applicable for owner/user properties. This approach is not relevant to the
appraisal of vacant land.
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SALES COMPARISON APPROACH

The comparability of transactions is affected by a wide range of factors. The sales
data is analyzed and compared to the subject property with adjustments made for
all variables affecting value. Sales of other vacant parcels were analyzed and
compared to the subject. The unit of comparison typically utilized in comparing
buildings such as the subject is the sale price per acre.

In the development of the Sales Comparison approach four sales have been
considered. A summary of the sales utilized is displayed below. Detailed sale
sheets of each property follow.

Land Sales Summary

Sale Land
Address Date Price Acres Ftg. Zone  Price/Ac. Comments
34 Rolling Hills Drive 3/4/24 $125,000 4.00 241 Res-A  $31,250 Wooded parcel; 241 FF; wetlands in rear; level to rolling;
Oxford near Land Trust parcel; superior location
N/S Cox Road, 1/2/24 $48,000 10.20 350 R-25 $4,706 Wooded parcel; long, narrow parcel; crossed by wetlands;
Portland wetlands needs to be bridged; rural location
23 Edwards Rd. 7/3/23 $65,000 4.15 586 R-65 $15,663 Wooded parcel; steep terrain; non-access ftg. along Amity
Bethany demolished; sloping topgraphy; 10% wetlands
516 Carrington Rd. & 289 7/21/21 $305,000  26.60 630 R-130  $11466 Assemblage of two parcels; good frontage; wooded and
Wooding Hill Rd., Bethany and sloping topography; 20% wetlands
56 Squantuck Rd. 4/15/24 4.99 476 R-40 Limited frontage due to topo; rolling & wooded; with some
Seymour wetlands; guardrails along street
(Subject)
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SALE 1

Location:.....ccveeeuevvnenccrerenninincaes 34 Rolling Hills Drive
Oxford, Connecticut
Date of Sale....coveveeeeieeeieeee. March 4, 2024
PLICE oot $125,000
Grantor ..., Kurt Hummel
GIantee .....coevvviveccneneiniicenennnn, Chris Hope
Legal Reference .......cccovuccuvuiucunnee Volume 471, Page 470
Deed Type:...coovciviviiviciininnn, Warranty
FINancing: .......ceeevveevnecnevsiecnnn. None recorded
ZONING: ..o Res A, Residential
Site:
Land Area....ecccciciinne, 4.00 acres or 174,240 square feet
Frontage......oeeeveencencrneenenns 241.79+ FF N/S Rolling Hills Drive
Topography........ccccoevuvivicnnen Level to rolling
UtIHHES coveveveveveeereeseeeeeieeenene Water, septic, gas, telephone, electricity
Access/EXposute ... Access from Rolling Hills Drive
Improvements: ........ccooeererrininnnes None
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SALE 1 (Cont.)

Comments: Vacant parcel with access from 241.79 feet of frontage
along the easterly side of Rolling Hills Drive, which is
a circular roadway with modest single family homes.
The site is located adjacent to an open space parcel
controlled by the Oxford Land Trust. The parcel is
treed and faitly level with a body of wetlands toward
the rear of the site. The parcel is not suitable for
subdivision and the effective usable area was estimated
at 2.50 acres. The site required installation of a septic
system. The sale required a marketing time of about 34
days. The site abuts open space to the west and north.

Verification: ... Land Records, Site Mapping, Listing Agent (Ken Viele, Jr.- (203)
0605-4251)

Price per Acre: ..., $31,250

Price per 1ot $125,000
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Site Plan
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Interior View
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SALE 2

LLOCAtION: et N/S Cox Road
Portland, Connecticut

Date of Sale.......ccccoeuviivinicininnne. January 2, 2024

PLICE oot $48,000

Grantor ......ccevvvvninncnciccnnes Glen Fritz Trustee

Grantee ......euvecevvecrvenecrricnenenens Brad Seewald

Legal Reference .......cccovveuvunincnnnee Volume 1100, Page 386

Deed Type:.enicviiciriennn. Warranty

FInancing: .......ceeevvecrnvcecvnincnnn, None recorded

ZONING: ..o R-25, Residential

Site:
Land Area....ecccciciinne, 10.20 acres or 444,312 square feet
Frontage......ooeeeeevncencrneencnnes 350 FF N/S Cox Road
Topography......cccocceuveeueunee Level to rolling; sloping below grade
UtHHES coveveveveeeeereesiereeeieeenene Water, septic, telephone, electricity
Access/ExXposute ... Access from N/S Cox Road

Improvements: ........cccoovverricnen. Neighborhood of older single-family homes

Page |28 MB DiIMARCO & ASSOCIATES, LLC



SALE 2 (Cont.)

Comments:

Vacant treed parcel. Approvals for use as a building lot
has expired in 2023. A utility easement for a water pipe
runs along the eastern boundary of the parcel. A Brook
runs along the front of the site. Development requires
construction of a bridge to cross wetlands at the front
of the parcel. The cost was estimated by the broker at
about $30,000. The parcel is long and narrow with 350
FF running to a depth of over 1,200 feet. The property
was acquired for use as a single building lot by a local
developer. The site is located on the north side of Cox’s
Road about 1,200 feet west of the intersection of South
Road. The property required a marketing time of 332
days. The initial listing price was $79,000.

Land Records, Site Mapping, Selling Broker (Berkshire
Hathaway-Theresa Bitondo)

Price per Acte: ...cccceuvvvenicrcnennnnns $4,706

Price per Lot
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Assessors’ Map
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LoCation:.....ccvcvveveeeereeriereeeevenne, 23 Edwards Road
Bethany, Connecticut

Date of Sale......cccceuvvvicernnnnes July 3, 2023

Price v, $65,000

GLantor ...cceeeeveeeereenreenreinnennns Timothy Kraus

Grantee ......ovvvvvvicivencvvcnsicnrinnnes Michael Nitkowski

Legal Reference .......cccovucuveiucunnes Volume 224, Page 242

Deed Type:...cccvicninicinicnnnn, Warranty

FINancing: ......coeevveereincnevnincnen. None recorded

ZONING: ..o R-65, Residential

Site:
Land Area....ccvcciciinae 4.15 acres or 180,774 square feet
Frontage......oeeeveencencrneenenns 449 FF E/S Amity Road; 586.05 FF N/S Edwards

Road

Topography.......cccccocuviiurinnee. Level to steep
UtHHES oo Water, septic, gas, telephone, electricity
Access/Exposute ... Corner location near open space holdings of Ct. Water

Company and the Naugatuck State Forest.

Improvements: ........ccooeeverrininnnes None
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SALE 3

Comments:

The site is unimproved and has frontage along Amity
Road at the intersection of Edwards Road. The site is
located opposite a 509 acre parcel of the Naugatuck
State Forest and a 188.5 acre parcel controlled by Ct
Water Company is located on Edwards Road. Site
elevations range from about 450 feet near the center of
the parcel and rise to about 550 feet at the northern
border. The 100 foot change constrains development
of this area. There are residential dwellings to the north
and water company property on the east side of
Edwards Road. There appears to be limited wetland
involvement. Highway access is within several miles
from the property. The sale required a marketing time
of 21 days according to MLS.

Land Records, Site Mapping, Inspection

Price per Acte: ...cccceuvvvenicrcnennnnns $15,603

Price per Lot
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LOCATION/ASSESSOR’S MAP
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SALE 4

(MLS Photo of Interior of Parcel)

Location:......ccveeureeucenicireneenenes 516 Carrington Rd. & 289 Wooding Hill Rd.
................................................... Bethany, Connecticut

Date of Sale......cccvvvvicrervnnas July 21, 2021

Price oo, $305,000

Grantor .....ceeeeveereerinerccennnen, Robert McSherry

GIantee .....ccuvvviveccrenciniiceneninn, Fasano Properties LLLC

Legal Reference .......ccooueuviviucunnes Volume 218, Page 640

Deed Type:...coovciviviciviciininnn, Warranty

FINancing: .......coeevveevnecnenncncnen. None recorded

ZONING: ..o R-130

Site:
Land Atea...vveeceneeieeiieeenn, 26.60 acres or 1,158,696 square feet
Frontage ... 630 FF E/S Wooding Hill Rd.
Topography........cccceueuviuviciniunines Level to rolling
UHHHES wvoveveeerereveeeereveeievevennens Water, septic, gas, telephone, electricity
Access/Exposute ... Access from Wooding Hill Road

Improvements: ..o None
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SALE 4 (Cont.)

Comments:

Price per Acte: ...covvevvcrervirininnes

Assemblage of two parcels assumed to be acquired for
subdivision. Parcel 1 contains 3.60 acres with 630 feet
along the Carrington Road. Parcel 2 is to the rear of
Parcel 1 and contains 23 acres with no direct road
frontage. The parcel is wooded and has sloping
topography with guardrails along the road frontage.
Elevations range from about 680 feet along the road
frontage to 665 feet proceeding east and to 575- 590
feet rear the rear boundary. There are wetlands along
the rear and norther portions of the land that comprise
about 20% of the parcel. The site abuts watershed
property on the east. No plans for subdivision have
been filed.

Land Records, Site Mapping, Selling Broker (Coldwell
Banker Realty)

$11,466

Supplemental Photo

View East from Street
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LOCATION MAP
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Site Elevation/Wetland Plan
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Site Plan Showing Wetlands
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Sales Analysis

Sale 1 is located on the easterly side of Rolling Hills Drive in Oxford. This parcel has
241 feet of road frontage in a superior location in Oxford. The site is treed and level to
rolling with a small body of wetlands toward the rear of the parcel. The site is not
suitable for sub-division and was purchased as a single lot for $125,000. The lot size is
similar to the subject. This is the most recent sale with a closing date of March 4, 2024.
The site is adjacent to a parcel controlled by the Land Trust which abuts the parcel to
the north. The adjusted value is $15,625 per acre.

Sale 2 is located on the northerly side of Cox Road, Portland. This parcel is larger than
the subject with 10.20 acres. It was acquired on January 2, 2024 for $48,000 or $4,706
per acre. The site has 350 feet of road frontage but the site is long and narrow which
limits development to a single lot. Development requires bridging wetlands near the
road frontage. The cost of the bridge crossing was estimated at $30,000 which resulted
in the low purchase price. Prior approvals for use as a building lot had to be re-obtained
by the purchaser. The property was acquired after a marketing time of 335 days. Upward
adjustments are made for location and topography. A downward adjustment was
applied for larger lot size. The adjusted value is $6,588 per acre.

Sale 3 is a corner parcel located at 23 Edwards Road, Bethany. This parcel is has good
access located at the intersection of Route 63 and Edwards Road. The parcel is similar
in size to the subject with 4.15 acres. It was purchased on July 3, 2023 for $65,000 or
$15,663 per acre. The site has 586 feet of road frontage along Edwards Road and non
access frontage along Route 63. The parcel has steep, wooded terrain and a roadway is
being cut from Edwards Road. Doward adjustments are made for location and frontage
and an upward adjustment was applied for topography. The adjusted value is $13,345
per acre.

Sale 4 is a smaller parcel in Bethany with 26.60 acres. The acreage was acquired in July
2021 for $305,000 or $11,466 per acre. The parcel has 630 feet of frontage and is a treed
site. The parcel slopes below grade to the rear but has good visibility from Carrington
Road (Rte. 69). Downward adjustments are made for frontage and location. An upward
adjustment was made for parcel size and topography. The site slopes to the rear of the
parcel. Reportedly a sub-division was proposed. Positive and negative adjustments were

offsetting. The adjusted price is $11,466 per acre.
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Value Conclusion

The adjusted price range for the sales was $15,625 to $6,588 per acre. Most weight was
assigned to Sales 2, 3 and 4 which produce an average of $10,466 per acre. Sale 1 has
superior topography and a better location and establishes the upper limit of value. We
conclude with a value of $11,000 per acre. Reference is made to the adjustment grid
shown on a following page which quantifies the adjustment process.

After adjusting the comparable sales, the current market value of the subject property,
as of April 15,2024, was $11,000 per acre of land.

Land Area Price/Acre Value Estimate
4.99 Acres @ $11,000 = $54,890
Market Value $55,000 (Rd.)
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Adjustment Grid

Land Sales Analysis

Treed; Sloping; some

Characteristic Subject Comp. 1 Comp. 2 Comp. 3 Comp. 4
Address 56 Squantuck Rd. 34 Rolling Hills Dr. N/S Cox Rd. 23 Edwards Rd. 516 Carrington Rd.
Seymour Oxford Portland Bethany Bethany
Price $125,000 $48,000 $65,000 $305,000
Price Per Acre $31,250 $4,706 $15,700 $11,466
Financing Normal None None None None
Conditions of Sale Normal Normal Normal Normal Normal
Market Conditions 4/15/24 3/4124 1/2/2024 71312023 7/21/2021
Location Rural; Partial roadway Superior Similar Superior Superior
Acres 4.99 4.00 10.2 4.14 26.6
Frontage 300 FF 241 FF 350 FF 449 FF 630 FF
Shape/Utility Irregular Irregular Irregular Rectangular Irregular

2 Parcels; 20%

Topography Rollingto steep,  Level to rolling; treed Level to rolling; Cost to wetlands wetlands; some
wooded, wetlands bridge stream slopes
Zoning R-40 Res-A R-25 R-65 R-130
Utility for Development Below Avg. Good Avg. Below Avg. Good
Utilities Well & Septic Elec., Well , Septic Elect, water, septic Elec, well, Septic Elect, water, septic
Real Property Rights Conveyed Fee Simple 0% 0% 0% 0%
Financing Market 0% 0% 0% 0%
Conditions of Sale Normal 0% 0% 0% 0%
Date of Sale 4/15/2024 0% 0% 0% 0%
Adjusted Price $31,250 $4,706 $15,700 $11,466
Location Residential -15% 15% -10% -10%
Lot Size 4.99 0% 10% 0% 15%
Average views;
View wooded 0% 0% 0% 0%
Frontage with poor
Access/Frontage access -15% 0% -10% -10%
Topography/Wetlands Rolling; steep -20% 15% 5% 5%
wooded; wetlands
Utilties Elect, well, septic 0% 0% 0% 0%
Subtotal -50% 40% -15% 0%
Adjusted Price/Acre $15,625 $6,588 $13,345 $11,466
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RECONCILIATION & FINAL VALUE CONCLUSION

The Cost and Income approaches are not relevant to the appraisal of vacant land and have
not been considered.

The Sales Comparison approach was developed. The results of our analysis are as follows:
FIFTY-FIVE THOUSAND DOLLARS
($55,000)

The Sales Comparison Approach analyzed four transactions of other vacant land
parcels. The sales were drawn from a wide market area. The quality of the sales data
was good. There was sufficient data available to support a reliable indication of value

for the subject. Sole weight was assigned to this approach to value.

Exposure Time

Estimates of exposure time and marketing periods for real estate are affected by a wide
variety of factors. Though it is difficult to accurately gauge the duration of these time
frames, some attempt is made given an analysis of exposure periods and marketing
periods for similar property, the current state of supply and demand forces and the
individual characteristics of the asset. According to discussions with professionals
involved with New Haven County residential, exposure and marketing periods have
ranged between three and twenty-four months. Exposure and marketing periods are
influenced by seller expectations, as well as the strength and overall utility and market
appeal of the subject property. The subject property is a unique property given the lack
of access and topographical features. Based upon our knowledge of the subject
property, the exposure periods of other properties, the characteristics of the subject and
current supply and demand forces, this analysis estimates an exposure time and
marketing period of 9 to 12 months. Properties of this type are generally acquired by

abutting property owners.
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Final Value Conclusion

As a result of our analysis, it is our opinion that the Market Value of the fee simple estate,
contingent upon the discussion, analyses, definitions, Certification, Assumptions and

Limiting Conditions set forth in the attached report, as of April 15, 2024, was:

The Sales Comparison approach was developed. The results of our analysis are as follows:

FIFTY-FIVE THOUSAND DOLLARS
($55,000)

The Cost and Income approaches are not relevant to the appraisal of vacant land and have
not been considered.

The Sales Comparison Approach analyzed four transactions of other vacant land
parcels. The sales were drawn from a wide market area. The quality of the sales data
was good. There was sufficient data available to support a reliable indication of value
for the subject. Sole weight was assigned to this approach to value.
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Final Value Conclusion

As a result of our analysis, it is our opinion that the Market Value of the fee simple estate,
contingent upon the discussion, analyses, definitions, Certification, Assumptions and

Limiting Conditions set forth in the attached report, as of April 15, 2024, was:

Fifty-Five Thousand Dollars
($55,000)
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ASSUMPTIONS AND LIMITING CONDITIONS

1. The appraiser, by reason of this appraisal report, is not required to give further
consultation, testimony or to be in attendance in court or at any governmental or other
hearing with reference to the property without prior arrangements having been made
relative to such additional employment.

2. Use and disclosure of the contents of this report are governed by the Bylaws and
Regulations of the Appraisal Institute.

3. Neither all nor any part of the contents of this report (especially conclusions of value,
the identity of the appraiser of MB DiMarco & Associates, LL.C, or any reference to
the Appraisal Institute) shall be disseminated to the public through advertising media,
public relations media, news media, or other public means of communication without
prior written consent and approval of MB DiMarco & Associates.

4, Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purpose by any person other than the party to
whom it is addressed without the written consent of the appraiser, or MB DiMarco
Associates LLLC, and in any event only with proper written qualifications and only in
its entirety. The party for whom this appraisal report was prepared may distribute
copies of this appraisal report in its entirety, to such third parties as may be selected by
the party for whom this appraisal report was prepared; however, portions of this
appraisal report shall not be given to third parties without the prior written consent of
the signatories of this appraisal report.

5. Title is assumed to be good and marketable unless otherwise stated. No responsibility
is assumed for the legal descriptions or any legal matter.

0. The property is considered to be under responsible ownership and management, and

free of all liens and encumbrances except as specifically discussed herein.
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ASSUMPTIONS AND LIMITING CONDITIONS (CONTINUED)

10.

11.

12.

13.

14.

The information, estimates and opinions furnished to the appraisers by others and
contained in this report are considered to be from reliable sources and where feasible
have been verified. However, no responsibility was assumed for the accuracy of the
information. We reserve the right to modify the value estimates should more reliable
or accurate information become available subsequent to delivery of this report.

It is assumed that there are no hidden or other conditions in sub-soil, or structures,
which would render them more or less valuable. No responsibility is assumed for such
conditions or for engineering, which would be required to discover them.

All building materials used in the improvements on the appraised properties are
assumed to be free of potential health risks unless otherwise stated. Reasonable good
structural and mechanical conditions are assumed to exist, and no opinion as to these
matters is to be inferred or construed from the attached report. All engineering is
assumed to be correct.

It is assumed that there is full compliance with all applicable federal, state and local
environmental regulations and laws unless non-compliance is stated, defined and
considered in the report. No survey was made for the purposes of this analysis. Areas
of record provided by others are assumed to be accurate.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a non-conformity has been stated, defined and considered in this
report. It is assumed that all required licenses, certificates of occupancy, legislative or
administrative consents from any local, state or national governmental or private entity
or organization have been or can be obtained or renewed for any use on which the
value estimates contained in this report are based.

It is assumed that the utilization of the land and/or improvements is within the
boundaries or property lines of the property described herein and that there is no
encroachment or trespass unless otherwise noted.

The Americans with Disabilities Act (ADA) was enacted January 26, 1992.

We have not made a specific survey with regard to compliance. A full investigation by
experts familiar with the details of the specific requirements is recommended.

The forecasts, projections or estimates contained in this report are based upon current
market conditions, anticipated short-term supply and demand factors, and the current

economic conditions. The forecasts may be subject to change in future markets.
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CERTIFICATION

We certify that, to the best of our knowledge and belief:

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

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

e We have no past, present or prospective direct or indirect interest or bias in the property that
is the subject of this report, or to the parties involved with this assignhment

e Our compensation is not contingent upon the reporting of a predetermined value of direction
in value that favors the cause of the client, the amount of the value estimate, the attainment of a
stipulated result or the occurrence of a subsequent event directly related to the intended use of
the appraisal.

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

e Mark B. DiMarco made a personal inspection of the property that is the subject of this report.
e As of the date of this report, both Mark DiMarco has completed the continuing education
requirements of the State of Connecticut.

¢ No one, other than the Seymour assessment and zoning office provided significant professional
assistance to the signatories of this report.

e This appraisal was not based on a requested minimum value, a specific valuation or the approval
of a loan.

e MB DiMarco Associates has performed periodic services for the seller within the past three

years and has no contemplated interest in the property.

Wd P ik

Mark B. DiMarco
President
Certified General Appraiser CTH#0000169
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ADDENDA

QUALIFICATIONS
FIELD CARD
FLOOD MAP
DIRECTION OF SUBJECT PHOTOS
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QUALIFICATIONS

Mark B. DiMarco has over 45 years experience and has appraised investment grade,
commercial real estate throughout the United States over his career. Assignments
included downtown and suburban office buildings, shopping centers, regional
malls, warehouse, distribution and manufacturing industrials, historic landmarks,
condominium projects, residential and commercial subdivisions, apartments,
marinas, special purpose properties with an emphasis on nursing homes and vacant
land including the valuation of farmland and conservation easements. Appraisals
performed by Mr. DiMarco have been used for securitization, traditional
financing, foreclosure, sale and acquisition, arbitration and litigation support

Employment

Education

Professional Affiliations

M B DiMarco & Associates

10 Pequot Drive
Rocky Hill, Connecticut

Michaud Company
430 Orange Street
New Haven, CT

Arnold J. Grant and Associates
100 Constitution Plaza
Hartford, Connecticut

Cushman & Wakefield of CT.
Stamford, CT.

Owner

Brown, Chudleigh Schuler and
Associates

Wallingford, Connecticut

The University of Connecticut - 1975

Storrs, Connecticut

Bachelor of Science

School of Business Administration & Real Estate

Various courses and seminars presented by the
Appraisal Institute
Annual continuing education courses

General Certified Real Estate
Appraiser, Connecticut
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Field Card

Town of Seymour, CT Map Block Lot 504 7 Unique ldcadifice 990019
Property Listing Report Developer Map Developer Lot Building #
Property Information
Property Location | 56 SQUANTUCK RD Owner BIRMINGHAM UTILITIES INC
90 SARGENT DR Co-Owner
Mailing Address
NEW HAVEN CT 065115918 Book / Page 020610192
Land Use Residential Vacant Land Land Class Vacant Land
Zoning Code R-40 Census Tract
Neighborhood RO Acreage 499
Valuation Summary Utility 1 ation
(Assessed vahse » T0% of Appeaited Valos) Electric NA
Item Appraised Assessed
Gas NA
Buildings [ 0
Outbuildings 0 ° Sewer NA
Land 15000 10500 Public Water- | A
Total 15000 10500 Well NA

No Photo Available No Photo Available

Primary Construction Details  Heasing Fuel Livable Area (ft) Bamt Area

Yese Buile Heating Type Building Use Pl Bamt Ares
Bullding Desc. AC Type Building Condition Fin Bsmt Qualicy
Building Style Bedrooms Prame Type Bueme Access
Stories Full Bacheooms Building Grade Bume Gar
Exterior Walls Half Batheooma Fireplaces Bast Soap Pamp
Extecior Walls 2 Exera Fixtures Wood Stoves

Tonerior Walls Total Rooms Attic Access

Interior Walls 2 Bath Style Roof Stybe

Taterior Floors 1 Kitchen Style Roof Cover

Tasesior Floars 2 gy ReportCremed On 2502024




Town of Seymour, CT

Field Card

BMap Block Lot 504 T

Unique Iderifier 990019

Property Listing Report Developer Lot Building #
Detached Outbuildings
Type Description Area (sq fr) Conditon Year Built
Attached Extra Features
Type Description Area (sq It Condition Year Built
Sales History
Drenar of Record Book, Page Sale Thate Rale Price
BIRMINGHAM UTILITIES INC 0z06_oiaz2 1072211983 o
ae00_0000 11900 1]



NAME CHANGE

voL206 PAGE P,

CHANGE OF NAME CERTIFICATE
Be it known that effective July 16, 1993, THE ANSONIA DERBY
is now known as:

3937’ BIRMINGEAM DTILITIES,

fo1
Dated thhlp__ day of one thousand nine hundred and
ninety three. '

g:/; mumnnnnme?mm

State of eomocumzt; .
county ot O Htras) (town)

e Ao

ATiq H3L Ma M Notary Public

My Commission mim,_}:._s}:'ﬂ'?




FLOOD HAZARD MAP
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DIRECTION OF PHOTOS

Town of Seymour, Connecticut - Assessment Parcel Map
Parcel: 5-04-7-0 Address: 56 SQUANTUCK RD
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Exhibit E
BIRMINGHAM SYSTEM

SUMMARY

In January 2008, the Authority acquired the assets of Birmingham Utilities, Inc.
(BUI). This acquisition included a total of 1,592 acres in seven towns. Most of the acreage
is found in the Peat Swamp Reservoir and the Hopp Brook diversion watersheds.

These landholdings will be managed for the primary purpose of protecting the
reservoirs as potential water supplies. Renewable natural resources, such as forest and
timber, will be managed to maintain the productive capacity of the land. A trail system of
more than three miles is open for recreational use.

INTRODUCTION

The majority of land in the Birmingham System is located in the Naugatuck Valley
towns of Seymour, Ansonia, and Derby. These landholdings surround Peat Swamp
Reservoir, which is bounded by Rimmon Road, Maple Street, and Haddad Road. Some
smaller parcels with water supply facilities are scattered throughout the three towns. The
other landholdings in the Birmingham system are in Bethany and Beacon Falls, upstream of
the Hopp Brook diversion.

In addition to Peat Swamp Reservoir, the Birmingham System includes a handful of
small impoundments. Immediately downstream of Peat Swamp is a small pool called the
Aeration Reservoir. Downstream from that is Middle Reservoir, which has a waterfall that
can be seen from Rimmon Road. On the south side of Rimmon Road is another small pond
called the Filtration Reservoir which is not considered a source of water to the Peat Swamp
system. In addition, Peat Swamp Reservoir is supplied by numerous diversions, some of
which have small pools associated with them. The largest is the Hopp Brook diversion pond
which is mostly filled with sediment at this time.

WATER SUPPLY

The Authority intends to retain the Peat Swamp Reservoir system as a source of
public water supply for possible use in the future and will continue to own and maintain the
lands needed for this supply. Peat Swamp’s natural watershed is only slightly more than one-
half square mile. Birmingham Utilities and its predecessors constructed numerous small
diversions in the immediate area to bring additional water to the reservoir. These diversions
add nearly a full square mile to Peat Swamp’s watershed. The Hopp Brook diversion is
another 2.17 square miles of watershed that adds water to Peat Swamp Reservoir. Finally, an
additional 0.2 square miles of watershed were diverted to Middle Reservoir, which is the
terminal reservoir of the system. The total watershed area of the Peat Swamp system,
including diversions, is approximately four square miles.

WATERSHED CHARACTERISTICS

The Authority owns approximately 56 percent of the total watershed area of the
Birmingham tracts. Thirty-five acres in Woodbridge drain to the Wepawaug Reservoir in
Orange which is part of the Maltby System.

Most of the watersheds in the Birmingham System consist of moderate to shallowly
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sloped hills. Deep, upland soils are predominant in the area. The wetlands in the area are
mostly associated with streams and small intermittent watercourses.

Almost the entire watershed is forested. About 80 acres in the Hopp Brook watershed
and 25 acres in the Peat Swamp watershed are in agriculture. There are only a handful of
residences in the Hopp Brook watershed and even fewer in Peat Swamp’s watershed in
Woodbridge and Seymour. Population density is quite low. Route 313 (Rimmon
Road/Maple Street) is the only state road that travels through these watersheds.

LAND USE HISTORY

In the 19™ century, the Birmingham tracts were much like the rest of Connecticut.
Most of the land was cut over for use as small farms and for the production of charcoal.
Many stone walls and cellar holes can be found today throughout the property.

The land in this area was acquired by the Ansonia Water Company between the late
1800s and the 1920s, with the majority being purchased between 1900 and 1910. A couple
of small impoundments were found along the streams, but most of the land was cleared for
small family farms. Work on the first stage of the Peat Swamp dam was started in 1895 and
completed in 1916. The final stage was not completed until 1925. It is unknown when the
diversions were constructed, but believed to have been in the 1920s.

The Ansonia Water Company began planting trees, mostly conifers, for forestry in
1906. The rest of the property was allowed to naturally grow back into forest when the last
agricultural field was abandoned in 1931. Modest timber harvests started in the 1960s and
increased in subsequent decades.

In 1955, a stone quarry was opened between Silver Mine Road and Haddad Road in
Seymour. Three contractors removed stone until 1975. The largest of these operations
provided riprap for the banks of the Naugatuck River in 1969.

PLANNED LAND USES
WATER SUPPLY FACILITIES AND SOURCE PROTECTION

The Birmingham System includes 22 acres that are designated for water supply
facilities. These include two groundwater supplies. Peat Swamp Reservoir is not currently
used for water supply. There are no plans to restore it to service within the 50-year planning
period.

In 2011, it was decided to keep the level of Peat Swamp Reservoir several feet below
its spillway. This was done in consultation with the DEEP to maintain an adequate margin of
safety for the dam. The lake level will remain low while the Authority considers whether to
restore or breach the dam.

The Authority will continue to direct its attention towards the protection of its water
supply by acquiring key tracts of land and easements for water supply source protection and
by conducting watershed inspections, police patrols of Authority lands, and reviews of
proposed land development applications before municipal land use boards.

The Authority has sold two parcels that came through the Birmingham Ultilities
acquisition. One was a 2.3-acre commercial property in Guilford that was sold in 2009. The
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other property was the Birmingham Utilities headquarters on Beaver Street in Ansonia. That
property was 2.8 acres. Both properties were on Class III land and sold to private
individuals. Finally, the Town of Seymour condemned a 2.17-acre property off of Squantuck
Rd. in September 2014. The Authority retained an easement over the property to protect a
water main that runs through it.

PRESERVATION
Scenic Resources

While many of the properties in the Birmingham System have scenic qualities, we
have not designated any acreage specifically to the scenic resources category. Arguably the
most scenic location, the drive along Haddad Road along the northern end of Peat Swamp
Reservoir, has been impacted by the lowering of the lake. Since that operation was for the
purpose of dam safety, its importance trumps the aesthetic scenic values that were impacted.

Historic Sites

As previously noted, much of the area was used for small farms and charcoal
production in the 1800s and early 1900s. Evidence of these uses can be found in numerous
stone walls and cellar holes. Some evidence suggests that two of the cellar holes may be
attributed to a Native American family who lived in the area until the 1800s. Additionally,
there are rumors that a Native American burial ground was on the property. However, the
notes on these attributes are not specific enough to designate on a map. These locations may
be on land that was sold to the DEEP prior to the Authority’s acquisition of BUL In
summary, none of the cellar holes are historically significant enough to designate as historic
sites in this Land Use Plan.

Natural Areas

Many of the Birmingham tracts have interesting natural areas and features. The only
site that has been designated as worthy of preservation as a natural area is the small valley
between Falls Road and Pole Hill Road in Bethany. In this location, two streams cascade
down steep slopes to create waterfalls during most of the year. The streams merge and
become Hopp Brook which is diverted to Peat Swamp farther to the south.

RECREATION AND EDUCATION

Prior to acquisition, Birmingham Utilities permitted hiking at two areas. One was at
Falls Road in Bethany in the previously described natural area. The other trail system was
north of Rimmon Road in Seymour and Woodbridge. In 2008, the Authority closed the trails
at Falls Road and obtained a DPH recreational activity permit for the trails north of Rimmon
Road, the Pine Hill Recreation Area. Hiking is allowed at that location. One trailhead is on
Authority property at the rental house on Rimmon Road. Another trailhead is located at the
end of Hemlock Hollow Road in Woodbridge.

NATURAL RESOURCES
Timber
Like many other forests in southern Connecticut, the forests in the Birmingham

System had red pine salvages in the 1970s and hemlock salvages in the 1980s. Many timber
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sales occurred from the 1960s until present day. Timber will continue to be harvested on the
Birmingham tracts. Forest land will benefit from thinnings, improvement cuttings,
regeneration harvests, and clearcuts.

When feasible, nearby firewood permit holders will be permitted to harvest the tops
of hardwood sawtimber trees for fuelwood. In areas distant from the road, logging slash and
tops within timber sales will be left uncut or lopped to the height designated by the Forester.
This will act as a natural barrier to deer browsing in an effort to aid the regeneration of higher
value timber species. In areas immediately adjacent to public roads, the tops of harvested
trees and other logging slash will be kept low to improve the appearance of a timber sale area
soon after the completion of logging.

Wildlife

The forests within the Birmingham System support abundant wildlife populations.
Deer are the predominant large herbivores. Their presence at high density continues to have a
negative impact on many plants and animals in the forest. Numerous mammal and bird
species, including coyotes and turkeys, have been observed on the properties. Timber
harvesting will be planned to protect wildlife habitat, especially for birds and waterfowl
during nesting periods.

In 2012, approximately 160 acres south of Rimmon Road in Seymour and Ansonia
were opened for a controlled archery hunt. Few deer have been harvested from this location.
One reason may be hunting on the adjacent DEEP property has helped reduce deer density.
It will take several years before the impact of deer harvesting on forest regeneration can be
assessed.

Agriculture

There are no fields in agriculture in the Birmingham System on the Authority’s
property.
NON-WATER SYSTEM LAND

Two rental houses in Seymour are designated for disposition as allowed by the 2013
amendment to the Authority’s enabling legislation. One is at 189 Maple Street and is on
Class I and II property. The other is at 59 Rimmon Road and is on Class II land. The
Authority will attempt to dispose of these properties, with approved building lots, after DPH
review.

STATUS OF LAND

WATER SYSTEM LAND

In total, 1,573 acres of the Birmingham System have been designated Water System
Land. The Authority anticipates continuing to hold and manage this land. Water Supply
Lands include land for water supply facilities and all of the land on watersheds tributary to
Peat Swamp and Middle Reservoirs. Two active wellfields near the Housatonic River are
part of the Birmingham tracts.

NON-WATER SYSTEM LAND

About 12 acres in the Birmingham System are designated as Class III, Non-Water
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System Land and not used or useful for water system purposes, now or in the future. Most of
this acreage is forested land that provides scenic open space for the communities in which
this land is located.

Three parcels have been noted for possible disposition within the next 10 years. Four
acres along Haddad Road in Seymour are currently forested. Another five acre parcel is on
the west side of Squantuck Road in Seymour. It was once held as a potential tank site, but
the Authority recently determined it will not be needed for that purpose. This site is also
wooded. The final parcel is less than one acre and is along a small stretch of stream next to
High Street in Derby. A water main used to run the length of this property, but has since
been abandoned. This parcel is in a residential area and is mostly open with some small trees
and shrubs. All other Class III land that might be sold is not expected to enter the disposition
process in the next ten years.

Three acres associated with the two rental houses are listed under the Non-Water
System Land category even though they are located on Class I and 1T land. This is due to the
2013 amendment to the Authority’s enabling legislation that allows for their disposition.
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BIRMINGHAM SYSTEM LAND USE SUMMARY

LAND USE Land Unit Number Description Acres |Status
WATER SUPPLY AND FACILITIES USES
BE 36, BE 37, SE7, SE |Peat Swamp Reservoir, Middle Reservoir,
Reservoir Land 8,SE11 Filtration Reservoir, Hopp Brook diversion pond 81.7|Existing
Facilities Numerous locations 21.7|Existing
PRESERVATION USES
Natural areas BE 34 Waterfalls and ravine off of Falls Rd. 26.6|Existing
RECREATION AND EDUCATION USES
Visitor parking SE11 at 59 Rimmon Rd. * Existing
Hiking and cross-country ski trails Numerous locations |Pine Hill recreation area 3.2 mi. |Existing
NATURAL RESOURCE USES
Forest Management Numerous locations 1,442.9|Existing
NON-WATER SYSTEM USES
Non-water System Land AN 2, DE 2, SE 5, SE 11 |Class Ill acreage 9.4|Proposed dispositions
Maple St. rental house SE 11 189 Maple St. 1.5|Proposed disposition
Rimmon Rd. rental house SE 11 59 Rimmon Rd. 1.5|Proposed disposition
[Total [ 1,585.3]

* - The parking area for the Pine Hill trails falls within the 1.5 acres at the Rimmon Road house.
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