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Robert Champagne
Champagne Appraisals
185 Randall Rd
Lebanon, CT 06249

August 11, 2014

Attorney Raymond Baribeault
Suisman Shapiro

2 Union Plaza

New London, CT 06320

RE: 529 & 517 Gold Star Highway, Groton, CT 06340
Dear Attorney Baribeault

At your request, | have prepared an Appraisal Report of an appraisal of real property known
as 529 & 517 Gold Star Highway, Groton, CT 06340. The purpose of the appraisal is o
estimate the market value of the fee simple estate for real estate tax foreclosure purposes.
Consistent with USPAP Standard 2, this Appraisal Report is a summary of the appraiser’s
data, analyses, and conclusions. Supporting documentation is retained in the appraiser’s
file. The property was inspected on June 10, 2014. This appraisal is based upon an
inspection of the subject property from the road; | did not attempt to access the interior of
the subject property. Information regarding the subject property is drawn from tax and land
records, as well as from conversations with town officials and real estate professionals.
After viewing the subject property and considering all pertinent data, it is my considered
opinion that the market value of the subject property as of June 10, 2014 was:

$235,000.00
TWO HUNDRED THIRTY FIVE THOUSAND DOLLARS

Please do not hesitate to contact me if you have any questions, or if | may be of further
service.

Sincerely,
Robert H. Champagne
Certified General Appraiser

State of CT license #RCG.0001242
Expiration Date: 4/30/2015
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SUMMARY OF FINDINGS
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Property Address -

Owner of Record -

Type of Report -
Purpose of Appraisal -
Date of Appraisal -

Land Area -

Zone -

529 & 517 Gold Star Highway, Groton, CT 06340

Dangelo Realty Three LLC (529 Gold Star Highway)
Dangelo Realty (517 Gold Star Highway)

Appraisal Report

Market valuation for tax foreclosure

June 10, 2014

10.05 acres (529 Gold Star Highway})
1.70 acres {517 Gold Star Highway)

11.75 acres total

CB-15

Assessment & Tax Data (2012 Grand List)

Assessment
Current tax burden

Building Area -

Property Type -

Highest and Best use -

Estimated Values -
Sales Comparison Approach -
Income Approach -

Cost Approach -

Reconciliation of Value

$315,000.00
$ 11,172.00

None

Vacant Land

Commercial Development
$235,000.00

Not Developed

Not Developed

$235,000.00
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View of subject from Gold Star Highway
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Street scene, facing est

View of subject property from adjacent property

Additional view of subject from adjaen
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GROTON GIS MAPS
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PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the "market value" of real property located at 529 & 517
Gold Star Highway, Groton, CT 06340. The intended use of this appraisal is to provide a market
value estimate for real estate tax foreclosure purposes. The intended users of this appraisal are the
client, The Town of Groton, care of Attorney Raymond Baribeault. Third parties are not authorized to
use this appraisal without the prior written consent of the appraiser.

MARKET VALUE

The definition of "market value" as used in this appraisal is as follows:

"Market value means the most probable price which a property should bring in a competitive and
open market under ail the 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 specific date, and the passing of title from seller
to buyer under the following conditions:

1. Buyer and seller are typically motivated;

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

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

4. Payment is made in terms of cash in United States dollars, or in terms of comparable
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.”

ASSIGNMENT CONDITIONS

The subject property is valued in its "as is" condition on June 10, 2014 based upon an exterior
inspection only and assumes that there are no detrimental environmental conditions. No
extraordinary assumptions or hypothetical conditions have been adopted in this analysis.

PROPERTY RIGHTS APPRAISED

The property rights appraised in this report consist of the fee simple interest. A fee simple estate
consists of absolute ownership unencumbered by any other interests or estate. It is absolute
ownership subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat.
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SCOPE OF WORK & APPRAISAL DEVELOPMENT

This Appraisal Report is a summary of the appraiser’s data, analyses, and conclusions. Supporting
documentation is retained in the appraiser's file, Per the agreement with the client, this appraiser
performed an exterior only inspection of the subject property from the road.

The extent of the process of collecting, confirming and reporting the market data utilized in this report is
as follows: Data were collected from such sources as Assessor's, Town Clerk’s, Zoning and Tax
Collector’s records, various real estate publications including the Commercial Record and Multiple
listing Service, local newspapers as well as property owners, real estate brokers, Conn Comp,
appraisers, and attorneys. The data collected, where applicable, were verified with the grantors and/or
grantees involved with various real estate transactions, town officials, brokers, attorneys, and applicable
documents of records. The pertinent facts, analyses and conclusions have been reported in compliance
with the requirements of the Federal Government, the State of Connecticut, and the Code of
Professional Ethics and Standards of Professional Practice (U.S.P.AP.) of the Appraisal Institute. In
preparing this report, they have been set forth in the following manner. The salient factors have been
set forth on individual data sheets, including plot sketch and photographs. The conclusions that follow
are the appraiser’s own conclusions based upon the market data researched.

The subject property consists of vacant land. Only the Sales Comparison Approach has been utilized in
valuing the subject property. The Cost Approach has not been developed as the property is
unimproved. Similarly, the Income Approach has not been developed as the property is vacant and
vacant land does not typically generate rental income in this market.

LOCATION OF SUBJECT PROPERTY

The subject property consists of two parcels of vacant land located at 529 & 517 Gold Star Highway,
Groton, CT 06340. 529 Gold Star Highway is described by the Town of Groton Assessor as PIN:
169909262469. 517 Gold Star Highway is described by the Town of Groton Assessor as PIN:
169909168945. The properties are situated on the southern side of Gold Star Highway (CT Route
184) in the western portion of the town of Groton.

LEGAL DESCRIPTION OF THE SUBJECT PROPERTY

The legal description of 529 Gold Star Highway appears in Volume 778, Page 39, dated 7/24/2002, in
the Town of Groton, Connecticut Land Records. The legal description of 517 Gold Star Highway
appears in Volume 342, Page 388, in the Town of Groton, Connecticut Land Records.

10




Champagne Appraisals
(860) 884 1008

ASSESSMENT DATA AND TAX BURDEN

529 Gold Star Highway

Date of last revaluation: 10/1/2011
Appraised Value: $ 450,000.00
Equalization rate: 70%
Total assessed value: $ 315,000.00
Taxes as of 2013: $ 9,526.00

517 Gold Star Highway
Date of last revaluations: 10/1/2011
Appraised Value: $ 75,000.00
Equalization rate: 70%
Total assessed value: $ 52,500.00
Taxes as of 2013: $ 1,646.00

Total taxes: 3 11,172.00
Comments: The tax burden, which equals $950.80 per acre, appears consistent with similar vacant

commercial land in Groton. According to the Groton Tax Collector, the subject property is currently
under foreclosure for back taxes.

ZONING CHARACTERISTICS

The Town of Groton zoning map indicates that the subject is in the CB-15 zone, which is a general
commercial zone. Permitted uses include a variety of residential, recreational, professional, personal, -
and retail uses. The minimum lot size in the CB-15 zone is 15,000 square feet, The minimum frontage is
100 feet on an approved road, and the maximum lot coverage is 30%. The surrounding neighborhood is
predominantly commercial in character, with intensive development along Gold Star Highway. There are
high density residential developments in close proximity to the subject (condominium ownership), and
suburban residential neighborhoods to surrounding Gold Star Highway.

The property is located within the Water Rescurce Protection District (WRPD}, an overlay zone that limits
some uses that would otherwise be permitted in the CB-15 zone. Specifically, prohibited uses include
any use involving the manufacture, use, storage, transport, process, or disposal of hazardous materials
or waste, auto service stations, auto repair, auto dealerships, machine shops, dry cleaners, dental office,
beauty salon, and car washes.

The subject property consists 10.05 +/- acres, with 90 feet of frontage. The property exceeds the
minimum lot size requirement in the CB-15 zone, and contains sufficient frontage to be considered an
interior lot.

Based upon information obtained from the Groton Planning Office, the subject property was part of an

assemblage for a proposed Super Waimart. The proposal was denied by the town due to concerns over
water run-off. There are presently no approvals or proposals for prospective use of the subject property.

11
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FLOOD ZONE CHARACTERISTICS

According to the Flood Insurance Rate Map, Panel 1 of 1, Community Panel # 09011C0506J, revised
August 5, 2013, the subject property is located in the X zone, outside of the 500 year flood plain.
Flood insurance is not required in this zone. The pertinent flood map is included as an addendum to
this report.

DESCRIPTION OF THE SUBJECT PROPERTY

The subject property is located in the northwestern portion of the town of Groton. It consists of two
adjacent, commercially zoned parcels of vacant land, known as 529 & 517 Gold Star Highway. The
two properties are owned by different LLC’s, though the LLC’s are owned by the same entity. The
properties are separately deeded but contiguous, and per the request of the client, have been valued
as a single property. The property is located on Gold Star Highway (CT Route 184), the main east-
west route through the northemn portion of the town. The property is located in an intensively
developed commercial area, with surrounding uses included hotels and motels, auto dealerships,
professional and medical offices, and retail sales. According to the CT Department of Transportation,
Gold Star Highway in the vicinity of the subject property has an average daily traffic count of 11,500.
The area to the west of the property, near the intersection of Route 12, 184, and [-95, is the busiest
section of the Gold Star Highway, and has the highest density of development. The subject is located
in a somewhat less developed area at the boundaries of the main commercial neighborhood. The
subject property was part of a larger assemblage for a proposed Super Walmart. This proposal was
denied by the town due to concerns over water run-off. The property is located in close proximity to
town owned reservoirs and is located within the Water Resource Protection District (WRPD), an
overlay zone.

The subject lot is irregular in shape, with a total of 140 feet of frontage on the south side of Gold Star
Highway. Based upon GIS maps, the property has a level to rolling topography, and is almost
completely wooded. Due to the shape of the property, with a narrow fronting area, the parcel has
limited visibility, and potential development would likely be set back at least 400 +/- feet from the
road, where the parcel widens. While it appears that most of the acreage is developable, potential
uses would be limited by the property’s small amount of frontage. Uses that typically require good
visibility, such as retail, would likely not be appropriate for the property. The property does not
appear to be encumbered with wetlands or excessive ledge.

ENVIRONMENTAL CHARACTERISTICS

This appraiser is not qualified to conduct an environmental assessment and makes no
representations regarding the environmental conditions of the subject property. In this context, it is
noted that no one whom this appraiser interviewed reported any environmental flaws on the subject
property, nor did this appraiser’s physical inspection of the subject property reveal any apparent
environmental hazards. Shouid a licensed individual discover any environmenial hazards on the
subject property, this appraiser reserves the right to revise the estimation of market value contained
in this report in the context of such findings.

12
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MARKETING ENVIRONMENT

There is currently a limited demand for vacant commercial fand in the southeastern Connecticut
market. Very little commercial or residential development is currently underway in Groton or the
surrounding towns, and very few if any developers are buying vacant land for development. There
are a number of vacant commercial parcels for sale in the immediate area, many of which have been
available for sale for an extended period. MLS data indicate that there have been 22 active and
expired listings since 1/1/2010 of vacant parcels on Gold Star Highway and the surrounding streets
between [-95 and Tollgate Road. The mean days on market for these listings was 331 days. These
data also indicate that many of the listings do not sell within the period of a standard 3 or 6 month
listing term, and many properties have been relisted multiple times. Price reductions are common,
and competition is high. The market is currently heavily oversupplied. Discussions with local brokers
indicate that a marketing time of at least 12 months could be involved in successfully marketing the
subject property if priced correctly.

This appraisal assumes an exposure period of 12-24 months.

MARKETING HISTORY

According to the town records, the property last transferred on 7/24/2002. This transfer appears 1o
have been between family members, for nominal consideration. The subject property has been on
and off the market since 2009. It was listed on 4/30/2009 for $1,120,000. The price was reduced to
$650,000, then to $475,000 on 6/5/2010. The price was reduced to $395,000 on 5/23/2011, then to
$350,000 on 2/6/2012. The price was reduced to $250,000 on 8/20/2013, and the most recent listing
expired after 350 days on 3/24/2014. The subject property is not currently offered for sale.

COMMUNITY AND NEIGHEORHOOD CHARACTERISTICS

l.ocated midway between New York and Boston, Groton is the largest municipality between New
Haven, Connecticut, and the cities surrounding Providence, Rhode Isiand. Framed by the Thames
River and the Mystic River, Groton is notable for its shores on Long Island Sound, just East of the end
of Long Island. Groton is located in the southeastern part of Connecticut along Long Island Sound
between New London and Stonington. Groton has a population of 40,340 (2004) and has an area of
38.3 square miles. Groton has a Council/Manager form of government. Groton has 9 elementary
schools, 4 intermediate schools and Fitch Senior High School.

The town of Groton contains the villages of Mystic, Noank, and Groton Long Point, as well as an
urbanized city center known as Groton City. Groton is the home of the US Naval Submarine Base,
the submarine construction facilities of the Electric Boat Division of General Dynamics, Inc. Other
industries in Groton range from a traditional fishing boat fleet to advanced medical supply
manufacturing. The University of Connecticut at Avery Point is located in Groton. Groton has been a
popular place of residence due to close proximity the Thames River and Long Island Sound, as well
as to employment opportunities at Pfizer, Electric Boat, and the submarine base. The town has
experienced a decrease in population in the last ten years.

The subject property is located on Gold Star Highway, CT Route 184. The immediate neighborhood
consists predominantly of commercial properties. Groton is served by state highways 1, 184, 117,
215, 6849, 615, 349 and 12, as well as Interstate Route 95.
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Neighborhood Image
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HIGHEST AND BEST USE

Highest and best use is defined as that reasonable and probable use that will support the highest and
present value, as defined, as of the effective date of the appraisal. Alternatively, it is that use from
among the reasonably probable and legal alternative uses found to be physically feasible, and which
results in the highest land value. The highest and best use of the land or site being appraised, if
vacant and available for use, may differ from the highest and best use of a property already improved.
Identifying highest and best use as though vacant, helps to determine the characteristics of the site,
and the use that contributes the greatest value to the land. It also allows the appraiser to determine
properties similar to the subject for comparison. Because the property consists of vacant land, no
analysis of the "as improved” use is possible.

The subject property is located in the CB-15 zone, intended for general commercial uses. The
subject property consists of 11.75 +/- acres, with 90 feet of frontage on Gold Star Highway. Vacant
commercial land is scarce in the southeastern Connecticut market. However, at this time, very little
development is occurring in Groton. Demand for vacant tand, both commercial and development, is
limited. Despite the limited demand, commercial development constitutes the Highest and Best Use
for the subject property.
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VALUATION OF THE SUBJECT PROPERTY

Three approaches to value may be used when valuing any kind of property. They are the Cost
Approach, the Sales Comparison Approach, and the Income Approach. The results of applying each
to the subject property are provided here.

THE COST APPROACH is a method of estimating value by reference to the sum of the land value
and the building cost. The land is valued as though it were vacant and available for improvement.
The estimate of land value may be based on one of two methods. First, it may be determined by
reference to recent sales. Second, by means of a residual process assuming a hypothetical new
building, the building may be valued on the hypothetical cost of new construction, less the value of
depreciation for the subject. The Cost Approach is not developed in this appraisal as the subject
property consists of vacant land.

THE SALES COMPARISON APPROACH is based on the assumption that the subject property is
worth what it will garner on the open market in the absence of undue stress, and given reasonable
time to find a purchaser. Therefore, this approach is based upon data pertaining to recent sales,
offering prices, listings, and opinions of well-informed persons. This approach is developed in the
present appraisal.

THE INCOME APPROACH, or capital value theory, affirms that the value of a property is determined
by the expected net yield of income to its owner. The appraiser predicts anticipated future net income
as well as discounts for interest. In this approach, replicas of cost, gross income, operating expense,
net income, capitalization rates, sales, listings, offers, and opinions are appropriate for use. The
subject property consists of commercially zoned land. In this market, fand does not typically generate
rental income. As a result, this approach has not been developed.

SCOPE OF WORK

The Sales Comparison Approach has been utilized in estimating the value of the subject property.
This approach is used to estimate the market value of the subject property in its “as is” condition.
Sales of similar properties are identified and compared to the subject property and adjusted for
factors such as condition, location, and utilities. A per acre value is estimated based upon these
adjustments, and a value conclusion for the subject property is made. The Cost Approach is not
considered to be applicable as the property consists of vacant land. Similarly, the Income Approach
has not been developed as the property is vacant land, and in this market, vacant land does not
typically generate rent. | have performed an exterior inspection of the subject property from the
street.
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SALES COMPARISON APPROACH

The subject property consists of 11.75 acres. It consists of two vacant parcels of commercially zoned
land located on Gold Star Highway {CT Route 184) in the western portion of the town of Groton. Per
the Highest and Best Use analysis, the property is valued as a commercial development parcel. In
selecting comparable sales, primary emphasis has been placed upon recent sales of commercially
zoned tand similar in location, size, utility, and zone. The available sales data is extremely limited.
There has been one sale of commercially zoned land in Groton in the prior 4 years, and this sale was
not comparable to the subject as it is much larger and in an industrial use zone. As a result, it has
been necessary to expand the search area to all of southeastern Connecticut (New London County).

Four comparable sales have been identified in Colchester, North Stonington, Griswold, and Old
Lyme. The data from these sales are summarized as follows.

Sales Comparables: Vacant Commercial Land, New London County

Address Sale date Seller/Buyer Lot size Zone Sale Price Price per
in acres acre

1. 9 Loomis Rd 51162013 Carli/ 5.32 ac ¥ $200,000.60 $37,594 i

Colchester, CT 9 Loomis Rd LLC j
9. 0 Providence New 81302012 Maggs/ 9.06 ac HC $160,000.00 $17,660 :

London Rd Michael Christie

North Stonington, CT
3. 688 Hopeville Rd 10/27/2011 McNicol/ 9.50 ac C-1 $350,000.00 $36,842

Griswold, CT Kreative Prop Dev

LLC

4. 0 Davis Rd E 10/13/2011 | Huntley & Halls LLC/ 12.67 ac C30 $300,000.00 $23,678

Oid Eyme, CT BGP Developers LLC

Subject: N/A N/A 10.05 ac CB-15 N/A N/A

528 Gold Star

Highway

Groton, CT
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Comparable Sales

Sale #1: 9 Loomis Rd, Colchester, CT

Sale #1: The sale property consists of a 5.32 acre vacant parcel of land located at the intersection of
Routes 16 and 149 in the western portion of the town of Colchester. The property fronts on three
roads, with 503’ of frontage on Route 16, 317’ of frontage on Route 149, and 582’ of frontage on
Loomis Road. The parcel is rectangular in shape, except that there is a half acre home site situated
in the northwest corner of the property.

The CT DOT Average Daily Traffic map indicates that Route 16 has an average daily traffic count of
8,500 vehicles at the intersection, and Route 149 has an average daily traffic count of 5,400 vehicles.
The sale property is located in the C zone, a general commercial zone. There are a number of
commercial uses on the intersection, surrounded by a predominantly residential suburban
neighborhood. Commercial development in the westemn portion of Colchester is limited, and these
commercial uses mainly service local residents. The neighborhood is located between the center of
Colchester to the east and East Hampton to the west.

The property is generally level, and is completely wooded. The property was purchased by a Dunkin

Donuts franchise owner, but no proposals for development of the property had been made as of the
date of sale. Public utilities are not available in the immediate neighborhood.
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~ Comparable #2
i

Saie #2: 0 Providence New London Turnpike, North Stonington, CT

Sale #2: The sale property consists of a 9.06 acre located in the southeastern portion of the town of
North Stonington. The property is located just east of the Route 2 rotary on Route 184. Route 2 is
the main east west route through town and runs between |-95 to the east and Foxwoods Casino {o
the West. Route 184 in the vicinity of the sale is a moderately travelled state highway leading to the
state border. According to the CT DOT, Route 184 has an average daily traffic count of 6,100
vehicles just east of the rotary.

The sale parcel is irregular in shape, with approximately 323 feet of frontage on the north side of 184.
The parcei is wooded and contains a small area of wetlands along the eastern boundary. The
property is located in the VC zone, a village commercial zone.

The property was purchased by the owner of a landscaping company. No proposals for development
of the property had been made as of the date of purchase.
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Sale #3: 688 Hopeville Rd, Griswold, CT

Sale #3: The sale property consists of a 9.50 acre parcel of land located in the northern portion of the
town of Griswold. As of the date of sale, the property was improved with a log cabin and a mobile
home, and was utilized as a residence. The property abuts the 1-395 northbound on ramp at exit 86,
and fronts on the north side of CT Route 201. According to the CT DOT, Route 201 just east of exit
86 has an average daily traffic count of 3,200 vehicies.

The property is irregular in shape, with approximately 260 feet of frontage on Route 201. It rises up
from the road to a level area, then slopes down to an area of wetlands along the eastern property
boundary. The majority of the property was wooded. Water and sewer are not available in the
immediate neighborhood. This exit of 1-395 has only one other commercial use, and is essentially
undeveloped. The surrounding neighborhood is rural in character, with residential and agricultural
uses predominating. The sale is situated in a small highway commercial zone surrounding the exit.

The property was purchased by a developer. The cabin and mobite home were demolished, and the

site has been cleared and extensively graded. No proposals or approvals were in place prior to the
date of sale.
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-Comparable #4

Sale #4: 0 Davis Rd E, Old Lyme, CT

Sale #4: The sale property consists of a 12.67 acre lot located in the western portion of the town of
Old Lyme. The property is located on a small side street off Route 1 near exit 70 of [-95.
Surrounding uses include office condominiums, retail, and personal services. According to the CT
DOT, Route 1 in the vicinity of the sale property has an average daily traffic count of 8,900 vehicles.

The sale parcel is irregular in shape, with approximately 275 feet of frontage on Davis Rd East.
Subsequent to the sale, a 1.19 acre fronting lot was divided from the larger parcel, leaving an 11.48
acre rear parcel with 25 +/- feet of frontage. The fronting parcel is located in the C-30 zone, a general
commercial zone, while the rear portion is zoned residential. Prior to the sale, an 8,600 square foot
medical office building had been proposed for the fronting parcel. This building has since been
constructed. The rear acreage is undeveloped. Municipal water and sewer are not avaitable at the
site.
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Location Map: Sales Comparables

COMPARABLE No. 4
SDavisRd £
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The four sailes are adjusted for varying factors in relation to the subject as summarized in the
following grid:

Adjustments to Sales Comparables

Address Price per Adjustments Net adjustment | Adjusted
acre $lacre
1. | 9 LoomisRd $37,594 Location +5% | -40% $22,556
Colchester, CT Date of Sale 0%
Zone 0%
Lot Size -25%
Frontage -20%
Topography 0%
2. 0 Providence New London Rd $17.660 Location +15% +15% $20,309
North Storington, CT Date of Sale 0%
Zone 0%
Lot size 0%
Frontage -5%
Topography +5%
3. | 688 Hopeville Rd $36,842 Location -20% | -45% $20,263
Griswold, CT Date of Sale -10%
Zone 0%
Lot size 0%
Frontage -15%
Topography 0%
4. | 0ODavisRdE $23,678 Location +5% | -5% $22,494
Old Lyme, CT Date of Sale ~10%
Zone 0%
Lot size 0%
Frontage -5%
Topography +5%
Subject: WA N/A N/A $20,000
529 Gold Star Highway
Groton, CT
Location

The location of sale #1 is inferior to the location of the subject. It is located in a moderately populated
suburban area with limited commercial development compared to the subject location. However, the
sale is located on the corner of two state highways with excellent visibility and a traffic count only
slightly inferior to that of the subject location. An upward adjustment of 5% has been applied. The
location of sale #2 is significantly inferior to the location of the subject. The sale is located in a village
commercial zone in a rural area with limited commerciat development. An upward adjustment of 15%
has been applied. The location of sale #3 is superior to the location of the subject. The sale is
located adjacent to exit 86 of 1-395, with excellent visibility and accessibility. However, the
surrounding area is mostly undeveloped. A downward adjustment of 20% has been applied. The
location of sale #4 is slightly inferior to the location of the subject. The sale is located in an
established commercial neighborhood, with good highway accessibility. The property has inferior
visibility at the end of a loop road, while the subject fronts on a busy state highway. An upward
adjustment of 5% is applied. .

Date of Sale

Sales #1 & #2 occurred within 24 months of the effective date of this appraisal. During this period
sale prices for commercial land have remained relatively stable. Sales #3 & #4 both occurred more
than 24 months prior to the date of this appraisal. Commercial property sale prices have declined
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since these sales occurred. As a result, downward adjustments of 10% have been applied to both
sales to reflect declining market conditions in southeastern Connecticut.

Zone
All four sales are located in either general commercial or village commercial zones. No adjustments
for zone have been required.

Lot Size

Sale #1 is approximately half the size of the subject. Market data indicate that smaller pieces of tand
typically sell for a higher price per acre than larger pieces. As a result, a downward adjustment of
20% has been applied for lot size. Sales #2 - #4 are similar in size to the subject and require no
adjustment for size.

Frontage

Sale #1 contains frontage on three roads, including two state highways. A downward adjustment of
20% has been applied for the sale’s superior frontage. Sale #2 contains over 200 feet of frontage,
compared to the subject’s 90 feet. A downward adjustment of 5% has been applied. Sake #3
contains over 200 feet of frontage on Route 201, as well as over 600 feet on the northbound on ramp
of exit 86 of 1-395. A downward adjustment of 15% has been applied for the sale’s superior frontage.
Sale #4 contains over 250 feet of frontage, requiring a downward adjustment of 5%.

Topography

Sale #1 is mostly level and wooded, similar to the topography of the subject. Sale #2 contains an
area of wetlands, requiring a small upward adjustment of 5%. Sale #3 has a similar topography to the
subject, requiring no adjustment. The rear portion of sale #4 has limited utility due to slopes and
rocky terrain, requiring an upward adjustment of 5%.

Conclusion

The four sales provide an adjusted range of value from $20,263 to $22,556 per acre. They are drawn
from New London County in southeastern Connecticut. The sales are all located more than 10 miles
away from the subject. Comparable #2 is the most proximate sale, while sale #2 is the least
proximate. The sales all occurred within 36 months of the effective date of this appraisal. Sale #1 is
the most recent of the four sales, and occurred approximately 13 months prior to the date of this
appraisal. Sale #4 is the most dated of the four sales.

In reconciling value, equal weight is placed on all four sales. The sales are similar to the subject in
regard fo size, zone, and utility, and are the best available sales at this time. Taking into
consideration the available data, a price per acre of $20,000 is indicated for the subject property

A value for the subject is calculated by the Sales Comparison Approach as $20,000 x 11.75 acres,
resulting in a value of

$235,000.00

TWO HUNDRED TWENTY THOUSAND DOLLARS
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RECONCILIATION

Value by the Sales Comparison Approach ‘ $235,000.00
Value by the Income Approach Not Developed
Value by the Cost Approach Not Developed

The Sales Comparison Approach has been developed in estimating value. The Cost Approach has
not been developed as the subject property consists of vacant land. Similarly, the Income Approach
has not been developed due to the lack of income producing improvements on the subject property.
The available market data is limited and is deemed to be of average quality. There have been very
few recent sales of commercially zoned land, especially of parcels containing more than 5 acres,
within southeastern Connecticut in the last 36 years. The sales utilized are the most locationally and
physically similar of the available sales. Taking into consideration all of the available data, it is the
opinion of the appraiser that the most probable market value of the subject property as of June 10,
2014 was:

$235,000.00

TWO HUNDRED THIRTY FIVE THOUSAND DOLLARS
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CERTIFICATION

The undersigned appraiser cerfifies that:

1. This Appraisal Report is consistent with Standard 2 of the Uniform Standards of Professional
Appraisal Practice. This Appraisal Report is a brief summary of the appraiser’s data, analyses, and
conclusions. Supporting documentation is retained in the appraiser’s file.

2. To the best of the appraiser's knowledge and belief, all statements and information in this report are
frue and correct.

3. The reported analysis, opinions, and conclusions contained are limited only by the reported
assumptions and limiting conditions, and are my personal, impartial and unbiased professional analysis,
opinions and conclusions.

4. The appraiser has no present or prospective interest in the property that is the subject of this report,
and no personal interest with respect to the parties involved.

5. The appraiser has no personal interest with respect o the parties involved with the assignment, and
no services were performed by the appraiser within the 3 year period immediately preceding acceptance of this
assignment, as an appraiser or in any capacity.

_ 6. The appraiser's engagement in this assignment was not contingent upon developing
or reporting predetermined results.

7. Compensation for this appraisal report is not contingent upon the developing or reporting of
predetermined value, or direction of value that favors the cause of the client, the amount of the value opinion,
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended
use of this appraisal.

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

9. The appraiser has inspected the exterior and those portions of the interior open to the public of the
subject property and has made an exterior inspection of all comparable sales and leases listed in the report.

10. No one provided significant professional assistance to the person signing this report.

11. This appraisal report has been made consistent with Appraisal Institute Professional Standards and
Ethics and subject to peer review.

Robert H. Champagne

Certified General Appraiser

State of CT License# RCG.0001242
Expires 04/30/2015
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

The certification of the appraiser provided in this report is subject to the following conditions, as well as such
additional conditions that are set forth in this report.

1. This appraiser assumes no responsibility for matters of a legal nature effecting the property appraised, or
the title thereto; nor does the appraiser render any opinion as to the title which is assumed to be good and
marketable. The property is appraised as though under responsible ownership.

2. This appraiser has not made a survey of the property. Any sketch included in this report shows approximate
dimensions and is included only to assist the reader in visualizing the property.

3. This appraiser is not required to give testimony in a court of law because of having undertaken this
appraisal, unless such arrangements have been previously and explicitly made.

4. Any distribution of valuation in this report, as between land and improvements, pertain only to the existing
program of utilization. Thus, these valuations are not valid for separate use in any other appraisals.

5. This appraiser assumes that there are no hidden or unapparent conditions of the subject property, its
subsoil, or improvements, that either increase or decrease value. The appraiser assumes no responsibility for
any such conditions, nor for engineering studies required to discover such conditions.

6. Information, estimates and opinions furnished to the appraisers are from sources deemed to be reliable and
are believed to be true and correct. However, the appraiser assumes no responsibility for the accuracy of such
information, estimates or opinions supplied to the appraiser.

7. Disclosure of the contents of this appraisal report is governed by the by laws and regulations of such
professional appraisal organizations with which the appraiser may be affiliated.

8. On all appraisals of property subject to satisfactory completion, repairs, or alterations, the appraisal report
and valuation conclusions therein are contingent upon completion of such improvements in a workmanlike
manner.

9. Neither all nor part of the contents of this report, nor copy thereof (including conclusions regarding
valuation, identity of the appraiser, professional designations, or the firm with which the appraiser is connected)
shall be used by any person for any purpose other than the client specified in this report, including the
mortgagee and/or its successors and assigns, mortgage insurers, consultants, professional appraisal
organizations, any state or federally approved financial institution, any department, agency, or instrumentality
of the United States, any state or District of Columbia, without the previous written consent of the appraiser;
Nor shall this report by conveyed by anyone to the public through advertising, public relations, news, sales, or
other media, without the written consent and approval of the appraiser.
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10. Unless otherwise stated in this report, the existence of hazardous substances, including without limitation
asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, which may or may not be
present on, emanating from, or near the property, or other environmental conditions were not called to the
attention of the appraiser nor did the appraiser become aware of such during the appraiser's inspection. The
appraiser has no knowledge of such materials on or in the property unless otherwise stated in this report. The
appraiser, however, is not qualified to test for or detect such conditions. If the presence of such substances as
asbestos, urea formaldehyde foam insulation, or other hazardous substances or environmental conditions may
effect the value of the property, the value estimated is predicated on the assumption that there is not now nor
has there ever been such conditions on or in the property or in such proximity thereto that it would cause a loss
in value. No responsibility is assumed for any such condition nor for any expertise or engineering knowledge
required fo discover them.

11. The Americans with Disabilities Act (ADA) became effective on January 26, 1992. The appraiser has made
no specific compliance survey of this property to determine whether or not it is in compliance with the various
detailed requirements of ADA. It is possible that a compliance study of the property, together with a detailed
analysis of the requirements of the ADA could reveal that the property is not in compliance with one or more of
the requirements of the ACT If so, this fact could have a negative effect upon the value of the property. Since
this appraiser has no direct evidence relating to this issue, this appraiser did not consider possible ron-
compliance with the requirements of ADA in estimating the value of the property.

12. This appraisal report is prepared for the sole and exclusive use of the appraiser’s client, The Town of

Groton, c/o Attorney Baribeault. No third parties are authonzed to rely upon this report WIthout the express
written consent of the appraiser.
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Robert Champagne
Champagne Appraisals
Certified General Appraiser
185 Randall Rd, Lebanon, CT 06249
Phone: (860) 884 1008 Fax: (860) 886 0452
robert@champagneappraisals.com

EDUCATION
Bachelor of Arts, History. Trinity College, 2001. Graduated cum laude, member of Phi Beta Kappa
honorary society.

Successfully completed courses Appraisal |, Appraisal i, & National U.S.P.A.P. University of
Connecticut, 2003.

Completed course load requirements for both Certified Residential Appraiser (120 hours) and
Certified General Appraiser (180 hours), A Professional Real Estate and Valuation School, Clinton,
CT (2006-2007). '

PROFESSIONAL HISTORY IN REAL ESTATE

Mr. Champagne entered the appraisal business in early 2004 and is a Connecticut Certified General
appraiser. Since 2008, he has been the sole proprietor of Champagne Appraisals, a small appraisal
company specializing in real estate valuations in southeastern Connecticut. Mr. Champagne has
been affiliated with Connecticut Commercial Realty in New London, CT, since 2005 and has
functioned as their sole staff appraiser since that date. He received his General Certification in
Connecticut in 2009. Mr. Champagne has experience appraising a wide variety of residential and
commercial properties, and is an approved FHA appraiser. He lives in Norwich, CT and has
experience in building construction and restoration.

General Certification # RCG.0001242  Years of Appraisal Experience: 10
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Prepared for:
Champagne Appraisals

529 Gold Star Hwy
Groton, CT 06340

| SUBJECY

{ 529 Gold Star Hwy
Groton,;:CT. 06340

Flood Hazzrds Map

Map Number
0BG CRS08S

Effective Date
August 5, 2013

Powsrsd by FloodSouos
B77.77.FLOOD
wwwr. floodsource.com v,

2 18353014 SowosProse andior FloodSewrns Corporstions. Al fights reserved. Patents 0831325 and 8,272,518 Otber petants pandirg.  For Infor info@flovdsource.com.

32




Champagne Appraisals
(860) 884 1008

Addendum: Legal Description
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