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Investment Manager Style Allocation
The table below contrasts the distribution of styles across the Fund'’s investment managers as of June 30, 2019, with the

distribution as of May 31, 2019. The change in asset distribution is broken down into the dollar change due to Net New
Investment and the dollar change due to Investment Return.

Style Distribution Across Investment Managers

June 30, 2019 - ' May 31, 2019

Market Value Weight  Target : Net New Inv. Inv. Return Market Value Weight  Target

Domestic Equity $100,530,824 25.71% 25.00% $0  $6,696,492 $93,834,332 24.73% 25.00%
BlackRock Russell 1000 Index 63,866,970 16.34% 0 4,190,477 59,676,492 15.73%

Allianz Structured Alpha 23,091,313 591% 0 1,643,383 21,447,930 5.65%
Jennison Small Cap Core 13,572,542 3.47% 0 862,631 12,709,910 3.35%

International Equity $78,034,556 19.96% . 20.00% $0  $4,084,847 $73,949,708 19.49% 20.00%
EuroPacific Growth 40,192,008 10.28% 0 2,499,796 37,692,212 9.93%
Vanguard Total Intl Stock Index 19,389,745 4.96% 0 1,068,538 18,321,206 - 4.83%

Stewart Investors 18,452,803 4.72% 0 516,513 17,936,290 4.73%
Total Fixed Income $118,344,923 30.27% 30.00% $(1,730)  $1,291,761  $117,054,893 30.85% 30.00%
Domestic Fixed Income $80,445,163 20.58% 20.00% $(1,730) $980,569 $79,466,324 20.94% 20.00%
Montgomery US Core Fixed 37,157,531 9.50% 0 486,888 36,670,642 9.67%
Seix 43,287,632 11.07% {(1,730) 493,680 42,795,682 11.28%
Global Fixed Income $37,899,761 9.69% 10.00% $0 $311,192 $37,588,569 9.91% 10.00%
PIMCO Global Aggregate 37,899,761 9.69% 0 311,192 37,588,569 9.91%

Hedge Funds $20,352,504 521% 5.00% $0 $(280,244) $20,632,748 - 5.44% 5.00%
Wellington Archipelago (1) 20,352,504 5.21% 0 (280,244) 20,632,748 5.44%

Absolute Return $17,361,002 4.44% 5.00% $(12,149) - $59,310 $17,313,841 4.56% 5.00%
Invesco MAC Fund 17,361,002 4.44% {12,149) 59,310 17,313,841 4.56%

Private Equity $22,371,211 5.72% 5.00% $(229,303) $528,754 $22,071,760 5.82% 5.00%
Lexington MMI 11 (2) i 1,676,884 0.43% (14,114) 21,273 1,669,725 0.44%
Lexington MMI 111 (2) 5,817,628 1.49% (140,189) (193,176) 6,150,993 1.62%

Mesirow VI (2) 13,923,903 3.56% (75,000) 707,787 13,291,116 3.50%
Mesirow VII-A (2) 952,796 0.24% 0 (7,130) 959,926 0.25%

Real Estate $19,734,193 5.05% 5.00% $(61,960) $368,596 $19,427,558 512% 5.00%
Principal Opportunities Fund (2) 19,734,193 5.05% (61,960) 368,596 19,427,558 5.12%

Commodities $10,299,833 2.63% 3.00% $(6,295) $347,836 $9,958,293 2.62% 3.00%
TAP Commoditybuilder Fund 10,299,833 2.63% (6,295) 347,836 9,958,293 2.62%

Cash Composite $3,923,858 1.00% 2.00% $(1,255,370) $5,840 $5,173,388 1.36% 2.00%
Cash 1,145,103 0.29% (1,936,115) 4,016 3,077,202 0.81%

Town Employees 1,462,323 0.37% 362,036 972 1,099,314 0.29%
Fire and Police 1,316,432 0.34% 318,709 852 996,872 0.26%
Total Fund $390,952,904 100.0% 100.0% $(1,566,809) $13,103,192  $379,416,521 100.0% 100.0%

(1) Current market value is that of prior month.
(2) Current market value is that of one quarter prior, adjusted for capital calls and distributions to date.
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Investment Manager Returns

The table below details the rates of return for the fund’s investment managers over various time periods ended June 30,
2019. Negative returns are shown in red, positive returns in black. Returns for one year or greater are annualized. The first
set of returns for each asset class represents the composite returns for all the fund’s accounts for that asset class.

Returns for Periods Ended June 30, 2019

Last Last Last
Last Fiscal 36 60 84
Month Year Months Months Months
Gross of Fee Returns

Domestic Equity 7.14% 6.39% 13.34% 9.02% 13.63%
Russell 3000 Index 7.02% 8.98% 14.02% 10.19% 13.79%

BlackRock Russell 1000 Index 7.02% - - - -
Russell 1000 Index 7.02% 10.02% 14.15% 10.45% 13.97%

Allianz Structured Alpha 7.66% 11.37% - - -
S&P 500 Index 7.05% 10.42% 14.19% 10.71% 13.98%

Jennison Small Cap Core 6.79% (3.39%) 12.49% 7.61% -
Russell 2000 Index 7.07% (3.31%) 12.30% 7.06% 11.63%
International Equity 5.52% 0.12% 8.99% 3.33% 7147%
MSCI ACWI ex US 6.02% 1.29% 9.39% 2.16% 6.36%
EuroPacific Growth 6.63% 1.91% 10.83% 4.45% 8.39%
MSCI ACWI ex US 6.02% 1.29% 9.39% 2.16% 6.36%
Vanguard Total Intl Stock Index 5.83% 0.62% 8.98% 2.34% 6.58%
Vanguard Intl Blended BM* 5.79% 0.50% 9.19% 2.40% 6.68%
Stewart Investors 2.88% (3.90%) 5.18% 2.13% 5.33%
MSCI EM 6.24% 1.22% 10.66% 2.49% 4.15%
Domestic Fixed 1.23% 7.66% 2.55% ' 3.18% 2.99%
Blmbg Aggregate Index 1.26% 7.87% 2.31% 2.95% 2.62%

Montgomery US Core Fixed 1.33% 7.92% 2.52% 3.16% -
Bimbg Aggregate Index 1.26% 7.87% 2.31% 2.95% 2.62%
Seix 1.15% 7.60% 2.64% 3.24% 3.07%
Blmbg Aggregate Index ‘ 1.26% 7.87% 2.31% 2.95% 2.62%

Global Fixed 0.83% 4.74% 2.91% - -
Blmbg Global Aggregate Index 1.40% 7.80% 2.95% 3.82% 3.71%

PIMCO Global Aggregate 0.83% 4.74% - - -
Bimbg Global Aggregate Index 1.40% 7.80% 2.95% 3.82% 3.71%

* Total International Composite Index through August 31, 2006; MSCI EAFE + Emer in? Markets Index through
December 15, 2010; MSCI ACWI ex USA IMI Index through June 2, 2013; and FTS Global All Cap ex US Index thereafter.

Callan Town of Fairfield .,




Investment Manager Returns

The table below details the rates of return for the fund’s investment managers over various time periods ended June 30,
2019. Negative returns are shown in red, positive returns in black. Returns for one year or greater are annualized. The first
set of returns for each asset class represents the composite returns for all the fund’s accounts for that asset class.

Returns for Periods Ended June 30, 2019

Last Last Last
Last Fiscal 36 60 84
Month Year Months Months Months
Gross of Fee Returns
Hedge Funds (1) i (1.36%) 0.96% 5.97% 4.54% 7.20%
Hedge Funds ex Madoff Settlement (1.36%) 0.96% 5.97% 4.34% 5.61%
Wellington Archipelago (2) (1.36%) 0.96% 6.65% 4.41% 7.13%
DJCS L/S Equity 1 Month Lag (2.36%) (1.72%) 4.17% 3.22% 5.92%
Absolute Return 0.34% 2.14% - - -
Invesco MAC Fund 0.34% 2.14% - - -
90 Day T-Bill + 4% 0.54% 6.31% 5.38% 4.87% 4.65%
Private Equity 2.40% 14.09% 17.66% 11.89% 13.64%
Lexington MMI Il (3) 1.28% 13.55% 17.62% 15.09% 15.19%
Lexington MMI 111 (3) (3.15%) 4.36% 18.46% 11.38% -
Mesirow VI (3) 5.33% 20.39% 16.81% 5.58% -
Mesirow VII-A (3) (0.74%) (3.81%) - - -
Russell 3000 Index + 3% 3 Month Lag 1.67% : 12.35% 16.75% 13.62% 15.87%
Real Estate ' 1.90% 9.70% 10.99% 13.55% 14.09%
Principal Opportunities Fund (3) 1.90% 9.71% 11.64% 14.46% 14.90%
NFI-ODCE Eq Wt Net 3 Month Lag_ 0.40% 6.55% 7.01% 9.17% 9.75%
Commodities 3.50% (7.70%) (0.15%) {8.48%) (6.81%)
TAP Commoditybuilder Fund 3.50% (7.70%) {0.15%) (8.48%) -
Blmbg Commodity Price Idx 2.51% (8.87%) (3.57%) (9.96%) (7.30%)
Cash Composite ~ 0.18% 2.09% 1.22% 0.79% 0.59%
Cash 0.18% 2.09% 1.23% 0.80% 0.60%
Town Employees 0.18% 2.05% 1.21% 0.78% 0.58%
Fire and Police 0.18% 2.05% 1.20% 0.78% 0.58%
Cash Target (4) 0.22% 2.31% 1.38% 0.87% 0.65%
Total Fund 3.47% 4.86% 8.05% 5.46% 7.84%
Total Fund Benchmark* 3.46% 6.27% 8.02% 5.27% 7.26%

Annual Discount Rate: 7%

* Current Month Target = 25.0% Russell 3000 Index, 20.0% Blmbg Aggregate, 15.0% MSCI ACWI ex US, 10.0% Bimbg Glob
Agg Hedged, 5.0% 3-month Treasury Bill+4.0%, 5.0% MSCI EM, 5.0% Russell 3000 Index lagged 3 months+3.0%, 5.0%
NCREIF NFI-ODCE Eq Wt Net lagged 3 months, 5.0% CS L/S Eq lagged 1 months, 3.0% Blimbg Commodity Price Idx and 2.0%
3-month Treasury Bill.

(1) Composite returns include historical income from Madoff settlement.

(2) Returns are lagged one month.

(3) Returns will be updated at quarter end on a one-quarter lagged basis.

(4) 100% 3-Month T-Bill. Prior to November 30, 2014, 100% ML 3-Month US Treasury Bill.
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Investment Manager Asset Allocation

The table below contrasts the distribution of assets across the Fund’s investment managers as of June 30, 2019, with the
distribution as of May 31, 2019. The change in asset distribution is broken down into the dollar change due to Net New
Investment and the dollar change due to Investment Return.

Asset Distribution Across Investment Managers

June 30, 2019 May 31, 2019
Market Value Weight  Target Net New Inv.  Inv. Return  Market Value Weight  Target
Vanguard US Stock Fund $20,542,315 41.78% 42.00% $1,410,000  $1,278,313 $17,854,002 38.18% 42.00%
Vanguard Intl Stock Fund $13,693,249 27.85% 28.00% $1,926,000 $683,343 $11,083,905 23.70% 28.00%
Fixed Income $9,540,936 19.41% 20.00% $659,000 $76,433 $8,805,504 18.83% 20.00%
PIMCO Global Agg F&P 4,858,832 9.88% 69,000 39,696 4,750,136 10.16%
PIMCO Global Agg EE 4,682,104 9.52% 590,000 36,737 4,055,368 8.67%
Real Estate $5,000,000 10.17% 10.00% $0 $0 $5,000,000 . 10.69% 10.00%
Principal Opportunities Fund F&P (1) 2,500,000 5.09% 0 0 2,500,000 5.35%
Principal Opportunities Fund EE (1) 2,500,000 5.09% 0 0 2,500,000 5.35%
Cash : $387,702 0.79% - $(3,635,882) $2,696 $4,020,889 8.60% -
OPEB Total $49,164,202 100.0% 100.0% $359,118 $2,040,785 $46,764,300 100.0% 100.0%

(1) Values will be updated at quarter end on a one-quarter lagged basis.
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Investment Manager Returns

The table below details the rates of return for the fund’s investment managers over various time periods ended June 30,
2019. Negative returns are shown in red, positive returns in black. Returns for one year or greater are annualized. The first
set of returns for each asset class represents the composite returns for all the fund’s accounts for that asset class.

Returns for Periods Ended June 30, 2019

Last Last Last
Last Fiscal 36 60 84
Month Year Months Months Months
Vanguard US Stock Fund 6.99% 9.00% 14.04% 10.18% -
CRSP U.S. Total Market Idx 6.99% 9.00% 14.04% 10.18% 13.78%
Vanguard Intl Stock Fund 5.83% 0.62% 8.98% 2.34% -
Vanguard Intl Blended Benchmark (1) 5.79% 0.50% 9.19% 2.40% 6.68%
Fixed Income 0.83% 4.61% 1.49% 2.53% -
Blmbg Aggregate Index 1.26% 7.87% 2.31% 2.95% 2.62%
Bimbg Glob Agg Hedged 1.40% 7.80% 2.95% 3.82% 3.71%
PIMCO Global Agg 0.83% - - - -
Blmbg Glob Agg Hedged 1.40% 7.80% 2.95% 3.82% 3.71%
Real Estate
Principal Opportunities Fund (2) 0.00% - - - -
NFI-ODCE Eq Wt Net 3 Month Lag 0.40% - - - -
Cash 0.21% 2.16% 1.28% 0.83% -
3-month Treasury Bill 0.22% 2.31% 1.38% 0.87% 0.65%
OPEB Total 4.37% 5.30% 8.72% 5.63% 6.14%
OPEB Benchmark* 4.96% 6.61% 9.24% 5.88% 6.51%

Annual Discount Rate: 7%

* Current Month Target = 42.0% Russell 3000 Index, 28.0% MSCI ACWI ex US, 20.0% Bimbg Glob Agg Hedged and 10.0%
NCREIF NFI-ODCE Val Wt Nt lagged 3 months.

8) Total International Composite Index through August 31, 2006; MSCI EAFE + Emerging Markets Index through

ecember 15, 2010; MSCI ACWI ex USA IMI'Index through June 2, 2013; and FTSE Global All Cap ex US Index thereafter.
(2) Returns will be updated at quarter end on a one-quarter lagged basis.

Ca"an Town of Fairfield - OPEB




- === = === EEEEE e = = o an b e e
= 2 == - — = = e

=
i

-
.-

-

.

nllnuv\nﬂuw.Mm F - = - @ @

-
i

=
—

... ... ... ... ... ... ... ... ... ...

=
- - - - - - - - - - - - - - - - - - -

- - - > > -
.- - - - - @ - -

= = = -

= - = -

-_

-

|

=

-

- =

- - -

E - - - = = - =
i S T g i g 0 g i S g i i S i g i i S g i i S i g 8 g i i g g

e = — =

e, Sl WESRRE T




Ethics Commission

Seat Name Position Party Term Term End
Start
1  Toth, Marguerite H Vice Chair '19 R 07/18 07/20
2 Trembicki, Alexander J D 07/18 07/20
3 [VACANT] * 07/19 07/21
4  [VACANT] * 07/19 07/21
5 Bellitto, Robert Benedict D 07/19 07/21
Full
Party Count
Vacant 2
Democrats 2
Republicans 1
Total Full 5

The Ethics Commission is responsible for investigating allegations of unethical behavior or
violations of the Town Charter's Standards of Conduct by town employees and members
of town boards.

If the commission finds "probable cause" that such behavior or violations have taken place,
the commission holds a hearing. If commission members determine, after the hearing, that
unethical behavior or a violation of the Standards of Conduct has taken place, they would
recommend disciplinary action to the Board of Selectmen or the head of the department in
which the employee works.

9/16/2019 2:19:25 PM
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RECEIVED

Woton of Ffairfield

Office of the First Selectman
725 Old Post Road
Fairfield, CT 06824

BOARDS AND COMMISSIONS QUESTIONNAIRE

To be considered for appointment to a Board or Commission please fill out this form, save a copy and email the saved copy,
along with a copy of your resume, to the First Selectman’s office at firstselectmanffld@town.fairfield.ct.us. Please note
that your resume and completed questionnaire are public documents. If you have any questions please contact the First
Selectman’s Office at 203-256-3030 or firstselectmanffld @town.fairfield.ct.us.

Board/Commission: Ethics Commission
Date: September 16, 2019
Name: Frank O’Reilly email: attflor@aol.com
Address: 869 Valley Road home phone:
Fairfield, CT 06825 work phone:
Party: Republican cell phone: 203-913-4608

1. How did you learn about this position?
I learned about the Ethics Commission position from Selectman Christopher Tymniak.
2. Why are you interested in serving and how can you contribute to this board / commission?

| am interested in the Ethics Commission because | am concerned about the proper functioning of
town government. Additionally, | feel | can contribute to the commission through my experience as an
attorney being appointed by the Honorable Barry White to a six year term as Member of the
Stamford/Norwalk Judicial District Attorney Grievance Committee, which reviewed complaints of
ethical violations by attorneys in the Judicial District.

3. Have you attended any meetings or reviewed past minutes / agendas? If yes, please specify.
I have not attended any Ethics Commission meetings and | have not reviewed the addenda.
4. Have you spoken with the chair, any members, or the appropriate Department Head?
I have spoken with Selectman Tymniak
5. Have you read the written description of the board’s role?
I have read the Ethics Commission charge as outlined in paragraph 10.15 of the Fairfield Town Charter
6. Do you have any potential conflict of interest?
| am not aware of any conflicts of interest.

7. Do you know the time, date and location of meetings and will you be able to attend and fulfill the
obligations of the position?

I understand the Commission meets annually in December and whenever an issue is brought before
the Commission


mailto:firstselectmanffld@town.fairfield.ct.us
mailto:firstselectmanffld@town.fairfield.ct.us
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8. Participation requires that you are registered voter in the town of Fairfield. Additionally, the town
charter requires that party balance be maintained on all boards/commissions. Are you registered to
vote and what is your party affiliation?

I am a registered Republican

9. Please use this space to ask any questions you may have or to provide additional information you’'d

like to share.

Thank you for considering my application



FRANCIS L. O'REILLY, ESQ.
O'REILLY AND SHAW
ATTORNEY'S AT LAW
167 OLD POST ROAD

SOUTHPORT, CT 06890
203-319-0707

EDUCATION:

State University of New York, College at Brockport, Brockport, NY
Bachelor of Science, Finance 1986
Quinnipiac University School of Law Hamden, CT

Juris Doctor, Cum Laude, Member of Law Review 1996
EXPERIENCE:

Credit Suisse First Boston New York, NY
Financial Analyst September 1986 to

October 1990
e Assisted securities traders by reconciling their transactions

VentureTech Management Gladstone, NJ
Financial Analyst May 1991 to June 1993

e Assisted management consultants in preparing financial reports for clients

Law Offices of Francis L. O'Reilly Fairfield, CT
Principal January 1997 to
January 2000

e Practiced law in the areas of Criminal Law, Family Law and
Real Estate Transactions

O'Reilly and Shaw, LLC Fairfield, CT
Partner January 2000 to
present

e Practiced law in the areas of Criminal Law and Family Law



A RESOLUTION AMENDING AND RESTATING A RESOLUTION ENTITLED “A
RESOLUTION APPROPRIATING $3,088,000 FOR THE COSTS ASSOCIATED WITH
CONSTRUCTION OF BERM AND PUMPING STATION AND AUTHORIZING THE
ISSUANCE OF BONDS TO FINANCE SUCH APPROPRIATION” TO INCREASE THE
AMOUNT OF THE APPROPRIATION AND BOND AUTHORIZATION TO $7,419,265.

WHEREAS, the Representative Town Meeting approved on June 22, 2015 a resolution entitled
“A Resolution Appropriating $3,088,000 for the Costs Associated with Construction of Berm and
Pumping Station and Authorizing the Issuance of Bonds to Finance such Appropriation (the
“Original Resolution”); and

WHEREAS, the Original Resolution appropriated $3,088,000 for the costs associated with the
construction of a berm and pumping station to protect the Fairfield Waste Water Treatment Plant,
the Animal Control Facility, the Fire Training Center and the Conservation Department Workshop
(the *Project™); and )

WHEREAS, the estimated costs of the Project has increased to $7,419,265; and
WHEREAS, it is in the Town’s interest that the Project be completed.

NOW, THEREFORE, the Original Resolution is amended and restated to read as follows:
RESOLVED:

1. As recommended by the Board of Finance and the Board of Selectmen, the Town of
Fairfield hereby appropriates the sum of Seven Million Four Hundred Nineteen Thousand
Two Hundred Sixty-five and 00/100 Dollars ($7,419,265) for the costs associated with the
construction of a berm and pumping station to protect the Fairfield Wastewater Treatment
Plant, the Animal Control Facility, the Fire Training Center and the Conservation
Department Workshop.

2. To finance such appropriation and in lieu of a tax therefor, and as recommended by the
Board of Finance and the Board of Selectmen, the Town of Fairfield may borrow a sum
not to exceed Seven Million Four Hundred Nineteen Thousand Two Hundred Sixty-five
and 00/100 Dollars (37,419,265) and issue its general obligation bonds for such
indebtedness under its corporate name and seal and upon the full faith and credit of the
Town.

3. The Board of Selectmen, the Treasurer and the Fiscal Officer of the Town are hereby
appointed a committee (the “Committee’) with full power and authority to cause said bonds
to be sold, issued and delivered; to determine their form and terms, including provision for
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redemption prior to maturity; to determine the aggregate principal amount thereof within
the amount hereby authorized and the denominations and maturities thereof; to fix the time
of issue of each series thereof and the rate or rates of interest thereon as herein provided;
to determine whether the interest rate on any series will be fixed or variable and to
determine the method by which the variable rate will be determined, the terms of
conversion, if any, from one mode to another or from fixed to variable; to set whatever
other terms of the bonds they deem necessary, desirable or appropriate; to designate the
bank or trust company to certify the issuance thereof and to act as transfer agent, paying
agent and as registrar for the bonds, and to designate bond counsel. The Committee shall
have all appropriate powers under the Connecticut General Statutes, including Chapter 748
(Registered Public Obligations Act) and Chapter 109 (Municipal Bond Issues) to issue, sell
and deliver the bonds and, further, shall have full power and authority to do all that is
required under the Internal Revenue Code of 1986, as amended, and under rules of the
Securities and Exchange Commission, and other applicable laws and regulations of the
United States, to provide for issuance of the bonds in tax exempt form and to meet all
requirements which are or may become necessary in and subsequent to the issuance and
delivery of the bonds in order that the interest on the bonds be and remain exempt from
~Federal income taxes, including, without limitation, to covenant and agree to restriction on
- investment yield of bond proceeds, rebate of arbitrage earnings, expenditure of proceeds
within required time limitations, the filing of information reports as and when required,
and the execution of Continuing Disclosure Agreements for the benefit of the holders of
the bonds and notes.

The First Selectman and Treasurer or Fiscal Officer, on behalf of the Town, shall execute
and deliver such bond purchase agreements, reimbursement agreements, line of credit
agreement, credit facilities, remarketing, standby marketing agreements, standby bond
purchase agreements, and any other commercially necessary or appropriate agreements
which the Committee determines are necessary, appropriate or desirable in connection with
or incidental to the sale and issuance of bonds, and if the Committee determines that it is
necessary, appropriate, or desirable, the obligations under such agreements shall be secured
by the Town’s full faith and credit.

The First Selectman and Treasurer or Fiscal Officer shall execute on the Town’s behalf
such interest rate swap agreements or similar agreements related to the bonds for the
purpose of managing interest rate risk which the Committee determines are necessary,
appropriate or desirable in connection with or incidental to the carrying or selling and
issuance of the bonds, and if the Committee determines that it is necessary, appropriate or
desirable, the obligations under such interest rate swap agreements shall be secured by the
Town’s full faith and credit.

The bonds may be designated "Public Improvement Bonds of the Town of Fairfield", series
of the year of their issuance and may be issued in one or more series, and may be
consolidated as part of the same issue with other bonds of the Town; shall be in serial form
maturing in not more than twenty (20) annual installments of principal, the first installment




to mature not later than three years from the date of issue and the last installment to mature
not later than twenty (20) years from the date of issuance or as otherwise provided by
statute. The bonds may be sold at an aggregate sales price of not less than par and accrued
interest at public sale upon invitation for bids to the responsible bidder submitting the bid
resulting in the lowest true interest cost to the Town, provided that nothing herein shall
prevent the Town from rejecting all bids submitted in response to any one invitation for
bids and the right to so reject all bids is hereby reserved, and further provided that the
Committee may sell the bonds on a negotiated basis, as provided by statute. Interest on the
bonds shall be payable semi-annually or annually. The bonds shall be signed on behalf of
the Town by at least a majority of the Board of Selectmen and the Treasurer, and shall bear
the seal of the Town. The signing, sealing and certification of the bonds may be by
facsimile as provided by statute.

The Committee is further authorized to make temporary borrowings as authorized by the
General Statutes and to issue temporary notes of the Town in anticipation of the receipt of
proceeds from the sale of the bonds to be issued pursuant to this resolution. Such notes
shall be issued and renewed at such time and with such maturities, requirements and
limitations as provided by the Connecticut General Statutes. Notes evidencing such
borrowings shall be signed by the First Selectman and Treasurer or Fiscal Officer, have the
seal of the Town affixed, which signing and sealing may be by facsimile as provided by
statute, be certified by and payable at a bank or trust company incorporated under the laws
of this or any other state, or of the United States, be approved as to their legality by bond
counsel, and may be consolidated with the issuance of other Town bond anticipation notes.
The Committee shall determine the date, maturity, interest rates, form and manner of sale,
including negotiated sale, and other details of said notes consistent with the provisions of
this resolution and the Connecticut General Statutes and shall have all powers and authority
as set forth above in connection with the issuance of bonds and especially with respect to
compliance with the requirements of the Internal Revenue Code of 1986, as amended, and
regulations thereunder in order to obtain and maintain issuance of the notes in tax exempt
form.

Pursuant to Section 1.150-2, as amended, of the Federal Income Tax Regulations the Town
hereby declares its official intent to reimburse expenditures (if any) paid for the Project
from its General or Capital Funds, such reimbursement to be made from the proceeds of
the sale of bonds and notes authorized herein and in accordance with the time limitations
and other requirements of said regulations.

The First Selectman, Director of Finance and Town Treasurer are hereby authorized, on
behalf of the Town, to enter into agreements or otherwise covenant for the benefit of
bondholders to provide information on an annual or other periodic basis to the Municipal
Securities Rulemaking Board (the “MSRB”) and to provide notices to the MSRB of
material events as enumerated in Securities and Exchange Commission Exchange Act Rule
15¢2-12, as amended, as may be necessary, appropriate or desirable to effect the sale of the
bonds and notes authorized by this resolution.
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WASTEWATER TREATMENT PLANT HARDENING

PROJECT COST 57,419,265 ( originally approved $3,088,000- June of 2015)

Town Share - $4,087,163  (originally approved $772,000 — June 2015)

1.

BACKGROUND - The Fairfield Wastewater Treatment Plant (WWTP) is a 9.0 MGD plant
located near the coast of Long Island Sound in the southerly end of Fairfield. Locate
directly adjacent to the WWTP are critical facilities such as the Fairfield County Fire
Training Center (currently undergoing substantial State funded upgrades), the Fairfield
Animal control Shelter and the Conservation Departments Workshop/maintenance
facility. During Superstorm Sandy, portions of the WWTP and surrounding facilities
were submerged in up to two feet of water due to the coastal storm surge from Long
Island Sound. The WWTP did not treat influent at full levels for more than one week
and exceeded required discharge limits due to the flooding and damage caused by
Superstorm Sandy. The location of this facility lies within a FEMA defined Special Flood
Hazard Area subject to inundation by the 1% annual chance flood and is in the AE Zone
with a Base Flood elevation of 13 NAVD88. Post-flood maintenance costs exceeded
$55,000. Had the storm surge from Superstorm Sandy gone any higher, the south side of
the WWTP would have been fully submerged. The 1% annual chance flood event, as
defined by FEMA would inundate the entire WWTP. This would result in damage to the
entire sewer system pump station, influent building, Administration building,
transformers, electric, mechanical systems, UV systems and plant infrastructure, causing
an estimate $35,000,000 in damages.

PURPOSE - The proposed project is to construct an earthen berm and storm water
pump station to protect the Fairfield WWTP and other critical facilities in this area from
future flood events. This facility needs to be protected from storm surges to properly

convey and treat wastewater. Without proper protection, there is a risk of sanitary
sewer overflows and non-treatment. In addition, flood protection would enable
installation of a microgrid to provide greater level of storm resiliency by ellmmatmg
dependence on outside power during major storm events,

DESCRIPTION OF PROPOPSAL - An earthen berm or flood wall will be constructed
around the WWTP {in its entirety), the Animal Control Facility, the Fire Training Center

and the Conservation Department Workshop. A storm water pump will be installed
within the dike system to remove storm water that accumulates within the berm.
RELIABILITY OF COST ESTIMATE - Reliability is an 9 based on a scale of 1 to 10.
INCREASED EFFICIENCY AND PRODUCTION — WWTP will be operational duringAextreme
weather events. '




6. ADDITIONAL LONG RANGE COSTS - Pump station will need periodic maintenance of

pumps, dependent on frequency of use,

7.. ADDITIONAL USE OR DEMAND — None,
8. ALTERNATIVES TO THIS REQUEST - None
S.

to LI Sound maintaining a safe environment.

SAFETY- Knowledge that wastewater will be fully treated as designed prior to discharge

10. ENVIRONMENTAL CONSIDERATIONS — Environment will not be adversely affected due

to untreated effluent reaching the waters of LI Sound.
11. INSURANCE - Plant is insured.

12. FINANCING ~ ~ Original (2015} Current {2019)
Total Project Cost : $3,088,000 $7,419,265
State of CT CDBG-DR: cost share(2015) $2,316,000 $2,326,000
Additional grant funding by DOH, (7/3/2019) $1,016,102
Town side cost share: (2015, 25%) S 772,000 $4,087,163
50% Town contribution S 386,000 52,043,582
50% WPCA contribution ' . $ 386,000 $2,043,582

Request
(Additional)

$4,331,265

$1,016,102 -

$1,657,582%
$1,657,582%

13. OTHER CONSIDERATIONS - If not approved, State of CT CDBG-DR grant for Microgrid
will be compromised. Plant upgrade will involve additional costs to protect WPCF to 500
year storm event, costing approximately $10 to $20 million or more.

14. APPROVALS - Board of Selectman - September 4, 2019

Board of Finance September 3, 2019

RTM September 16 and/or 23, 2019

*Current (2019) minus original approval from 2015




WWTP Hardening Timeline

August 8, 2014 Submitted CDBG-DR application to State of CT
' ' Department of Housing (DOH) for WWTP Hardening
Project '
December 9, 2014  Receives award letter from State of CT DOH for project
June 25, 2015 Resolution to accept $2,316,000 grant award by RTM is

certified by Town Clerk

January 14, 2016 ‘Ac.:lvertise RFQ for design servicgs for project

February 1, 2016 Bid opening for design service

March 7 2016 | Award bid to Tighe and Bond — Design commences
May 31, 2016 Infrastructure Assistance Agreement'issued to ToWn Of

Fairfield from State of Connecticut- project dates
4/1/2016 —9/30/17

May 9, 2016 Subsurface geotechnical testing completed
June 20, 2016 Progress meeting on design with Tighe and Bond
July 19, 2016 Meeting with State of CT DEEP to discuss permitting

required for this project

July 25, 2016 Meeting with Department of Housing to review
requirements of grant

August 31, 2016 Progress meeting with Tighe and Bond - discussion
regarding challenges of project

September 27, 2016 Additional subsur_face geotechnical testing




November 11, 2016

January 9, 2017
March 7, 2017

April 2017

April 10 & 14, 2017

July 2017

July 25, 2017

October 19, 2017

January 2018
March 20, 2018

June 7, 2018

June 22, 2018

July 3, 2019

Progress meeting with Tighe and Bond to discuss results
of Geotech Testing and cost of project, looking at
alternatives to earthen dike

Progress meeting with Tighe and Bond

Progress meeting with Tighe and Bond

Submitted Coastal Site Plan Review to Town Of Fairfield
TPZ

Dam Safety Permit submitted and advertised in CT Post

Received Certificate of Wetland Compliance from
Town Of Fairfield Conservation Department

1°t Amendment to Assistance Agreement from State of CT
DOH, changed completion date from 9/30/17 to
12/31/18

Progress meeting with Tighe and Bond, proceed to
Construction Drawings, review comments from CT DEEP
for Dam Safety Permit — CT DEEP should have submitted
to US Army Corps of Engineers

US Army Corps of Engineers permit submitted

Public information meeting with adjacent homeowners
2" Amendment to Assistance Agreement from State of
CT DOH, changed completion date from 12/31/18 to
6/30/19

Final design of WWTP Hardening completed

Approval for additional grant money in amount of
$1,016,102 for total grant amount $3,332,102




July 13, 2018

July 18, 2018
August 21, 2018

September 6, 2018

November 26, 2018

August 2, 2019

August 21, 2019

August 27, 2019

September 17, 2019

September 17, 2019

September 18, 2019

Dam Safety Permit and Water Quality Certificate issued
by CT DEEP

Advertise for bid for construction of WWTP Hardening
Bid opening, select Holzner Electric

Request additional grant money and time line extension
from State of CT DOH

Holzner submits revised bid after review and value eng.

Received US Army Corps of Engineers Permit
NAE-2018-01576

Received revised project cost from Holzner based on

revised Scope of Work after further review (i.e.
permanent pump now included, added contingencies,
project oversight, project administration and fill material

Submit to Conservation Dept. for renewal of Cert. of
Wetlands Conformance

Amendment to Assistance Agreement to change
completion date to 9/30/2020 and project cost to
S$5,106,900, based on revised Holzner bid of 11/26/18

Submit request for amendment to assistance agreement
using revised Holzner bid dated August 21, 2019 for

project cost change to $7,419, 265

WPCA unanimously approves to move forward with the
project




REVISED PROPOSALISOW, 8721719 L. Holzner Electric Company L. Holzuer Electric Company
REVISED BID AMOUNTS ORIGINAL BID AMOUNTS
T Ttem Namo h‘:e':;:;k %'::"“':i" Unit Price Total Amonint Unit Priee | Tou Amount
i Mobilizanon and Demobilization: (adjusted} Lump Sum 1 5 200,000.00] § 200000001 § 244320001 § . 244,320.00°
2 Ci ion Stuking Lump Sum 1 & 31,00000¢ & 31,000.00 S 31,000.00{ § 31.000.00.
3 Clearing & Gmbbjﬂs Lump Sum| . 1 $ 40,00000} § 40,000.00 | 5 40,000.00] S 4(),0002?_‘
4 Sedimentation & Erosion Conhol Lump Sum 1 s 12000000} $ 12000000 | § - 120,000.004 § 120,000,060
5 Water Handling & Dewatering Lump Sum 1 5 60,000001 % £0,000.00 |5 60.00000] § 60,000.00°
-] Sheet Pile-Wall (eliminate sealant) Lump Sum ) $ 1,750,000.00| § 1,750,000.00: § 1,750.000001 $ 1,750,000.00
7 Concrete Encasenient at Pipe Penetrations Each 6 $ 10,00000) 3 60,000.00 | 10,000,001 § 60,000.00°
8 Structural Fill Behind Sheet Pile LY 1,500 3 5000 8 75,000.00 | $ 50.004 § L 7500000
9 Earthen Berm Lump Sum 3 $ 340,000.00] § 340,000.00 | § 340000001 § 340,000,060
10 Unguitable Material Excavation & Fill Sta, 28+00 cy 400 H %0.00| § 32,000,060 | § . 80001s “32,000.00
11 Ground Improvement Lump Sum 1 $ 200,000,00| $ 200,000.00 | § 200,600.004 § 200.660.00 |
12 Granlas Fill (Roadways) cy 9,000 b 15.00] § 135,000.00 { § 15001 § 135,600.00
13 Processed Aggregate Base lead 2,300 3 27.00] § 62,100.00 { § 27.004 § =62,100.00"
14 Rip Rap CcY 150 b3 95.001 § 14250001 8 9500 % 14,250.00
1 _ GonsmiteCuth (by others) - LF 4550 | % I — &
16 RB-MASH Guiderat{by others) LE Pl E 5
12 Bitunrinous Conerete-Closs-2(by others) TONS spe s
18 Biteminous Conerete;-Class 1-(by othors) TONS 806 3 4 8.
19 12" HDPE Storm Pipe L¥ 410 | § 60.00] § 2460000 | $ 6000] § 24,600.00
20 15" HDPE Storn Pipe LF 575 s 0.00] § 40,250.00 | § 000§ 40.250.00
21 24" HDPE Storm Fipe LF 30 $ 10000 § 31,000.00 k $ 100.00| § 31.000.00
22 24" DRY HDPE Pump Station Oulfull LF 1m0 [s 130.00] § 14,3500.00 | § 11000 5 ~14,300.00-
23 &' DRY HDPE Pump Siation Qutfalt LP 55 $ S0.00) § . 2,750.00 | § 5000] S 2,750.00
24 8" Solid PVC Pipe L¥ 135 3 50.00] § 6,750.00 | § 50008 6,750.00
25 & Duckbill Cheek Valve Bach ! 3 4,00000f § 4,00000 | § - 4,000.00 | S 4,000.00
26 §" Duckbill Check Valve Rach 2 3 4,500.00{ § 9,000.00 | § 450000 § 9,0060.00
27 15" Duckbill Check Valve Tiach 1 5 6,750.00| § 6,750.00 | § 67500018 6,750.00-
28 24" Duckbill Check Valve - Each 2 $ 9,500.00| $ 19,000.00 | § 9,500,001 S 19,000.00:
29 Gabion Hendwall {adjusie) Lump Sum 1 5 50000001 5 50,006,001 '$ 50.00000] § 50,000.00
10 8" Chuin Link Fence LF 1,050 $ 5000} § 52,50000 | § 50000 5 52,500 00
31 Chain Link Fence Gate Each 2 $ 3,500.00} $ 700000 | § 3,50000| § 7,000.00
32 i Calch Basing Fach 12 5 4,750.00{ $ $7,000.00 | § 475000 § 57,000 00
33 Raise Catch Basin to Grade Each 7 5 4,500.001 31,500.00 | § 450000 § 31,500:00:
34 Storm Manhole Each 74 3 5000000 § 3500000 §'§ 500000 8 35,000.00
35 Raise Manhols to Grade Each 5 $ 4,500.00] § 22,500.00 | § 4,500.00] § 22, 500,04
36 Segmental Block R Wall (adjus ‘Lump Sum 1 5 90,000.60] § 90,000.00:1 § 50,000,056 §. 00,000.00
37 Stormawater Pump Station #1 (revised SOW) Lumip Sum \ < 32,41000] $ 32,410.00°f § CASD 000,00 § 450,000.00
38 Stormwater Pump Station #2 (revised SOW) Lump Sum | $ 24,250.00] $ 24,250.00 | § 350,000.00.] 'S 350.000.00-
ELd Wetland-Plantings (by others) Eutrp-Sunt 1 - $ 1$ 50,000.00 50,000.00
48 FepsoibdeSead{by athers) 5¥ 560 $ § = 10.00] § 25,000.00,
41 Project Sign Lump Sum 1 ¥ 5,000.000 3 5,000.00 | § 5,000001 § 5,000.00
4 Traffiey {244 pel-Poliee-Oflicer)(by others) HA BA £ & e 1 NA b3 =
TOFAL AMOUNT OF BID ~ Items 1 through 42 $ 3,684,910,00| § : 4,883,470.00
Al Add coating on Sheet Pile Wall Lump Sum 1 ] 400,000 00| $ 400,000.00 |- § 400,000.00( § - 400,600.00
A-2 Provide Uncoated Alwminum Sheet Pile jn lieu of Steel |Lump Sum | 5 - 750,000.00 | § 750000001 5 750,000,001 & TI0,000.00
A3 Add Granular Structural Fill cy 10,500 |8 45001 § 472,500.00 1 § 45000 s 472,500.00
A-3 Add Berm Fill Borrow. CY 3,306 | § 21001 § RO 100001 $ 270048 §5,100.00
A3 Add Processed Apgregate Buse CY 2300 |'§ 4500} § 103,500.001 ¢ 45001 % 103, 500.00
Ad Add Processed Fill Borrow cY 400 s 4200] § 16.900.00] § 4200/ § 16.800.00
A-d Add Landscaping Lump Sum 1 s 7506000 § 75,000,008 § 75000000 3 75,000.00
A-5 Add Gabion Wall, Granular Fili and Topsail Lump Sum 1 $ 235000004 § 235,000,004 £ 135000.00] 235,000.00
' Add Alternates $ 681,900.00
Total 3 5,565,370.00
Project, —_— st D o)
Contingency {20%) $ 3,113,074,00
Contract/Construction Monitoring $ 500,000.00
Total ; $ 7,419,265.00
Grant Funding _ S 3,332,102,00
Total Costs 3 4,087,163.00




S STATE OF CONNECTICUT

Kot DEPARTMENT OF HO USING Seila Mosquera-Bruna
Clovernor . Commissioner

March 13, 2019

Honorable Michael C, Tetreau
First Selectman

Town of Fairfield

611 Old Post Road

Fairfield, CT 06824

Subject: CDBG-DR Infrastructure Grant Funds Transfer
Dear First Selectman Tetreau:

The Connecticut Department of Housing (DOH) is in receipt of your letter dated March 1, 2019
requesting a transfer of the remaining CDBG-DR funds in the amount of §21 6,102.08 from the
Shoreline Resiliency at Penfield Beach Infrastructure Project to the Wastewater Treatment Plant
Hardening Project. According to your letter, the Penficld Beach Project is experiencing delays because
of Flood Management Certification design acceptance,

The DOH has reviewed your request and is willing to transfer $216,102.08 of CDBG-DR funds from
the Penficld Beach Infrastructure Project to the Wastewater Treatment Plant Hardening.

DOH will hold off on providing a contract amendment until we locate some or all of the $800.,000 in
additional CDBG-DR funds the Town has requested to restart the Wastewater Treatment Plant
Hardening and Micro-grid Projects,

This letter is not a contract and the State shall not be bound until an amended Assistance Agreement
has been fully executed in accordance with F ederal, State and Local Laws. If you have any questions
about this letter, please contact John Rosenthal, Feconomic and Com munity Development Agent at
860-270-8173. ' '

Thank you for your participation in the CDBG-DR program,

Sincerely,
P ‘ i
Seila Mosquera Br (

Commissioner
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g STATE OF CONNECTICUT I
Dannel P. Malloy DEPARTMENT OF HOUSING Evonne M. Klein

Governer Commisiioner

July 3, 2019

Honorable Michael C. Tetreau
First Selectman

Town of Fairtield

611 Old Post Road

Fairfield, CT 06824

Subject: CDBG-DR Project #7206 WWTP- Request for Additional Funds & Timeline Extension

Dear First Selectman Tetreau;

The Connecticut Department of Housing (DOH) is in receipt of your letter dated September 6,
2018 requesting additional funding and a timeline extension for CDBG-DR Project #7206,
Hardening of the Waste Water Treatment Plant (WWTP). According to your letter, the
procurement process is mostly complete and after a thorough value engineering effort, a
financing gap remains.

The DOH has reviewed your request and is willing to provide additional CDBG-DR funding and
to extend the timeline until September 30, 2020. According to your letter and updated by recent
emails, the current project cost is approximately $5,106,900. This cost does not include town
supplied earthen materials valued at $681,900. The difference between the original project cost
of $3,088,000 and the current project cost of $5,106,900, results in a funding gap of $2,018,900,

The DOH cannot fill the entire funding gap with CDBG-DR funds. We can provide an additional
$800,000 in CDBG-DR funds and together with the previously approved transfer of funds from
the Penfield Beach Hardening project of $216,108.08, equates to an increased contribution of

$1 ,OE(&,]QZS’.OS. The remaining gap of $1,002,792 will need to be filled by the town of Fairfield.

DOH staff will prepare the necessary Assistance Agreement amendments and forward them to
you for your review and execution.

This letter is not a contract and the State shall not be bound until an amended Assistance
Agreement has been fully executed in accordance with Federal, State and Local Laws. If you
have any questions about this letter, please contact John Rosenthal, Beconomic and Community
Development Agent at 860-270-8173,

Sincerely, /

”j ;}"” @ ‘{
A

Seila Mosquéra- Bjuno

Commissioner

505 Hudson Street | Hartford, CT 06106 | www.ct.gov/doh
An Affivinative Action/Tgual Opportunity Lmployer An Equal Gppartunity Lender
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DEPARTMENT OF HOUSING

Contractor: The Town of Fairfield
Contractor Address: ' 725 Old Post Road, Fairfield, Connecticut 06824
Contract: 7206-Amended and Restated Infrastructure Assistance Agreement between

the State of Connecticut and Town of Fairficld under the Community
Development Block Grant-Disaster Recovery Program

Amendment Number: 2
Amount as Amended: $3,332,102.00

Contract Term as Amended: April 1, 2016 through September 30, 2020

The contract between the Town of Fairficld (zhe "Contractor”) and the Department of Housing (the
"Agency”), entered into by the parties on July 25, 2017 (the “Amended and Restated Agreement”) was amended on
June 7, 2018  (the “First Amendment”). The Amended and Restated Assistance Agreement as modified by the
First Amendment is hereinafter referred to as the “Agreement”. The Agreement is hereby further amended
as follows:

1. On Page 2, Article 1.1 of the agreement, replace $3,088,000.00 with $5,106,900.00 and replace
$2,316,000.00 with $3,332,102.00.

2. Exhibit A Project Financing Plan and Budget is deleted in its entirety and is replaced with the attached
Amended Exhibit A Project Financing Plan and Budget.

3. On page 18, Article 13.15 of the agreement, replace “June 30, 2019” with “September 30, 2020.”

4. Amended Exhibit B Project Schedule is deleted in its entirety and is replaced wlth the attached Amended
Exhibit B Project Schedule,

5. On pages 6-7 of the Agreement, the first paragraph of Article 5.2 is deleted in its entirety and replaced
with the following;

Pursuant to CGS § 4a-60, (1) Contractor agrees and warrants that in the performance of the contract such
Contractor will not discriminate or permit discrimination against any person or group of persons on the
grounds of race, color, religious creed, age, manital status, national origin, ancestry, sex, gender identity or
expression, status as a veteran, intellectual disability, mental disability or physical disability, including, but
not limited to, blindness, unless it 1s shown by such Contractor that such disability prevents performance
of the work involved, in any manner prohibited by the laws of the United States or of the State of
Connecticut. The Contractor further agrees to take affirmative action to ensure that applicants with job
related qualifications are employed and that employees are treated when employed without regard 1o their




STATE OF CONNECTICUT
DEPARTMENT OF HOUSING

race, color, religious creed, age, marital status, national origin, ancestry, scx, gender identity ot expression,
status as a veteran, intellectual disability, mental disability, or physical disability, including, but not limited to,
blindness, unless it is shown by such Contractor that such disability prevents performance of the work
involved; (2) the Contractor agrees, in all solicitadons or advertisements for employees placed by or on
behalf of the Contractor, to state that it is an “affirmative action-equal opportunity employer” in accordance
with regulations adopted by the Commission; (3) the Contractor agrees to provide each labor union or
representative of workers with which such Contractor has a collective bargaining agreement or other
contract or understanding and each vendor with which such Contractor has a contract or understanding, a
notice to be provided by the Commission advising the labor union or workers' representative of the
Contractor's commitments under this section, and to post copies of the notice in conspicuous places
available to employees and applicants for employment; (4) the Contractor agrees to comply with each
provision of CGS §§ 4a-60, 46a-68¢, and 46a-68f and with each regulation ot relevant order issued by said
Commission pursuant to CGS §§ 46a-56, 46a-68e, 46a-68f and 46a-86; (5) the Contractor agrees to provide
the Commission with such information requested by the Commission, and permit access to pertinent books,
records and accounts, concerning the employment practices and procedures of the Contractor as relate to
the provisions of this Article 5 and CGS § 46a-56.

6. The Effective Date of this Second Amendment is the date that it is approved by the Attomey General of
the State of Connecticut following its exccution by the parties hereto (the “Effective Date”).

7. Except as amended hereby, the Agreement remains unchanged and in full force and effect.

IN WITNESS WHEREOL, the parties have executed this Contract amendment by their duly authorized
representatives with full knowledge of and agreement with its terms and conditions.




STATE OF CONNECTICUT & Eﬁ

DEPARTMENT OF HOUSING

Contractot

Town of Fairfield

Contractor

Signature

Name and Title of Authorized Official Date

Department of Housing

Seila Mosquera- Bruno, Commissioner Date

Connectcut Attorney General appraved as io form:

Signatare Title Date




TQWN OF FAIRFIELD
PLAN & ZONING DEPARTMENT
SULLIVAN INDEPENDENCE HALL
725 OLD POST ROAD
FAIRFIELD, CT 06824
PHONE (203) 256-3050

DATE: September 30, 2019

TO: Michael Tetreau, First Selectman & Betsy Browne, Town Clerk
FROM: Jim Wendt, Planning Director FU

SUBJECT: 1150 Westport Turnpike, Proposed Town Open Space

CC: Brian Carey, Conservation Director

On September 26, 2017, the Town Plan and Zoning Commission approved a two lot
sub-division as shown on map entitled: “Subdivision Map Prepared for Aspetuck Farms
I, LLC, 1150 Westport Turnpike, Fairfield, Connecticut”, dated February 15, 2009,
revised to July 7, 2017, and prepared by Land Surveying Services, LLC.

Pursuant to Section 2.3 of the Subdivision Regulations, an open space dedication was
required. The Town Plan and Zoning Commission recommended Town acceptance of the
3.66 acre open space parcel abuts existing town open space.

Pursuant to Section 2.3.4 of the Subdivision Regulations, the following is hereby
submitted for approval of the R.T.M.

- Warranty deed from Aspetuck Farm 1, LLC to the Town
- Certificate of Title, dated September 19, 2019

- Copy of the above referenced Subdivision Map

- Copy of the September 26, 2017 TPZ Approval

- Copy of Section 2.3.4 of the Subdivision Regulations

Please let me know if you require any additional information.
JRW/ds

Enc: 5
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RECORD & RETURN T70:

WARRANTY DEED - STATUTORY FORM

TO ALL PERSONS TO WHOM THESE PRESENTS SHALL COME, KNOW YE THAT
Aspetuck Farms 1, LLC c/o John F. Fallon, Esq., 53 Sherman Street, Fairfield, CT
06824, for ONE ($1.00) DOLLAR and other good and valuable consideration, grant to The
Town of Fairfield, with offices at 725 Old Post Road, Fairfield, CT 06824 with
WARRANTY COVENANTS all that portion of certain real property known as 1150
Westport Turnpike, Fairfield, CT, as more particularly described in Schedule A attached
hereto and made a part hereof.

Said Premises are conveyed subject to:

1. Any and all provisions of any municipal, ordinance or regulation or public or private law
with special reference to the provisions of any zoning regulations and regulations
governing the said Premises.

2. Such additional encumbrances, if any, as more particularly set forth
in Schedule A attached hereto.

In all references herein to any parties, persons, entities or corporations, the use of any
particular gender or the plural or singular number is intended to‘include the appropriate
gender or number as the text of the within instrument may require.

IN ﬂlTNESS WHEREOF, the Grantor has caused these presents to be executed on this
B Yay of June, 2018.

ASPETL& FARMS 1, LL

BY WITCHAEL VESSELS,
MANAGING MEMBER

Signed, s@d\and delivered in the presence of or attested by:

{ & 4O
Yohn . Fallon )

Withess: m} i ?%AJ‘Q

Withess:




STATE OF CONNECTICUT }
} ss. Fairfield

COUNTY OF FAIRFIELD }

Personally appeared Michael Vessels, Managing Member of Aspetuck Farms 1, LLC,
signer and sealer of the foregoing instrument. known to me (or satisfactorily proven) to be
the person whose name is subscribed to the within instrument and acknowledged that he
executed the same for, the purposes therein contained in the capacity therein stated,
before me, on this _&™day of June, 2018,

(\Y/% b?:é@;

John %, allon
Commissioner of the Superior Court




SCHEDULE A
DESCRIPTION

All of that Parcel designated as “OPEN SPACE Area 159,611 + s.f. or 3.664 + acres” on a certain
map entitled “SUBDIVISION MAP prepared for ASPETUCK FARMS 1, LLC 1150 Westport
Turnpike, Fairfield, Connecticut” scale: 1” = 40’ dated Feb. 15, 2009, Last revised 07-07-17,

prepared by Land Surveying Services, LLC; said map recorded on the Land Records of the Town
of Fairfield as Map No. Z28Y5.

Said parcel being more particularly described as follows:

BEGINNING at a point on the Northwesterly subject property corner,
THENCE South 16 Degree 37 Minutes 3 Seconds E, 334.94 Feet:
THENCE South 60 Degree 58 Minutes 12 Seconds E, 313.76 Feet:
THENCE South 18 Degree 4 Minutes 40 Seconds E, 104.00 Feet:
THENCE South 17 Degree 7 Minutes 10 Seconds E, 198.05 Feet;
THENCE South 13 Degree 32 Minutes 30 Seconds E, 29.52 Feet;
THENCE South 18 Degree 11 Minutes 10 Seconds E, 10.54 Feet:
THENCE South 14 Degree 29 Minutes 32 Seconds W, 11.00 Feet;
THENCE South 15 Degree 40 Minutes 6 Seconds E, 11.77 Feet;
THENCE South 79 Degree 2 Minutes 50 Seconds W, 244.91 Feet;
THENCE North 16 Degree 57 Minutes 44 Seconds W, 85.90 Feet:
THENCE North 14 Degree 10 Minutes 33 Seconds W, 71.32 Feet;
THENCE North 20 Degree 36 Minutes 19 Seconds W, 115.07 Feet:
THENCE North 43 Degree 25 Minutes 44 Seconds W, 57.56 Feet;
THENCE North 48 Degree 6 Minutes 32 Seconds W, 47.27 Feet:
THENCE North 13 Degree 3 Minutes 33 Seconds W, 182.19 Feet:
THENCE North 24 Degree 11 Minutes 20 Seconds W, 291.05 Feet;
THENCE North 43 Degree 8 Minutes 2 Seconds E, 127 74 Feet;
PLACE OF BEGGINING containing 159,623.97 sq. ft. or 3.664 acres




CERTIFICATE OF TITLE
ISSUED TO

Attorney John Fallon &
Attorney J. Brian Fatse

This is to certify thal aller an examination of the Land Records, as indexed, of
the Town of Fairfield, Connecticut, to the date hereof, the records show that

Aspetuck Farms 1, LLC

are owners of marketable title, except as noted below, in fee simple of the property
described in the Warranty deed, a copy of which is attached hereto,
and that title to said property is free from all encumbrances except the following:

L Real estate taxes on the list of October 1, 2018, payable quarterly.
Total Taxes $3,398.04. First quarter $849.51 due 7/2019 — Not Paid. Add interest charges of $38.23
(Totaling $887.74), if paid in 9/2019. Second quarter due 10/2019. Third quarter due 1/2020.
Fourth quarter due 4/2020. ($€8 wax Bill attached.) Account #22884.

No WPCA Charges. No Sewer Ass ssment.

2, Violations of an
public or private law,

afid all provisions of any ordinances, municipal regulations, or

3. Any state of facts which an accurate survey or physical inspection of said premises
might disclose, but which do not appear of record.

4. Beach rights or other riparian or littoral rights, and any rights in rivers, brooks,
E streams, lakes, ponds, bays, or navigable waters.

h Any and all claims, loss or damage by reason of any consumer credit protection, or
|| State or Federal so-called “Truth in Lending” laws or regulations.

6. Errors in the indexing of public records.

7. Inchoate liens, not perfected by recording with the Town Clerk.

8. Mechanic’s liens prior to the time that notice of the lien or the lien itself is

recorded. The existence of such liens does not appear of record and must be covered by waiver or
release of lien and the affidavit or affidavits of the contractors or vendors.

9. The title to land under tights of way appurtenant to the premises unless a special

search is directed covering such rights of way and a special fee charged therefore.

Property is known as 1206 Westport Turnpike, Fairfield, Connecticut
Assess Map 214, Lot 16C, Zone AAA, Survey Map No. 7845, “Open Space”.

Westport Turnpike - Public

Assessment $126,840.00 {Vacant Res. Land}

Chain of Title:

Quit Claim Deed from Fairport Realty Company to Mariin Flug dated January 26, 1966 and recorded
February 3, 1966 in Volume 495 at Page 689 of the Fairfield Land Records.

Quit Claim Deed from Martin Flug to Aspetuck Farms 1, LLC dated June 9, 2005 and recorded June 14,
2005 in Volume 3538 at Page 148 of the Fairfield Land Records

PLUS: Quit Claim Deed from Farmhouse 2, LLC to Aspetuck Farms 1, LLC dated December 2, 2005
and recorded February 7, 2006 in Volume 3702 at Page 169 of the Fairfield Land Records. (24885+/- SF
or 0.571+/(- Ac., Map #7117)

LESS: Quit Claim Deed from Aspetuck Farms 1, LLC to Farmhouse 2, LLC dated December 2, 2005
and recorded February 7, 2006 in Volume 3702 at Page 170 of the Fairfield Land Records, (2423+/- SF
or 0.056+/- Ac., Map #7117)

LESS: Quit Claim Deed from Aspetuck Farms 1, LLC to Fammhouse 2, LLC dated January 4, 2008 and
recorded January 4, 2008 in Volume 4082 at Page 48 of the Faarﬁeld Land Records. (4754+- SF or
0.109+/- Ac., Map #7313)

LESS: Quit Claim Deed from Aspetuck Farms 1, LLC to Callan, LLC dated March 3, 2009 and recorded
March 4, 2009 in Volume 4244 at Page 223 of the Fairfield Land Records. (Parcel B, Map #7383)

See Description on Schedule A attached.

Title Searchers
COUNTY SEARCH LTD.

P.O.BOX 5173 .
WESTPORT, CT 06881 NOTE: Property is in Zone AE — Flood Zone. Community Panel No.: 08001C0404F (6/18/10)

Property is partially in wetlands.




Title Searchers
COUNTY SEARCH LTD.
P.O. BOX 5173
WESTPORT, CT 06881

10. Restrictive covenants, casements, rights of way, encumbrances and agreements
affecting the property are set out in this Certificate, and the Warranty attached hereto. Violations of
these covenants and agreements, unless they are such as appear of record, can be ascertained only by
an examination of the premises and frequently only by a survey.

1L Rights of tenants in possession, if any.
12. Effect of Connecticut General Statutes Sec. 12-144b.
13. No Mortgage of Record.

" See Subject To’s on Schedule A attached.

Dated at Westport, Connecticut this 19" day of September, 2019
at = 8:00AM

This Certificate of Title and our liability hercunder is limited to $

COUNTY SEARCH LTD.

I = George R Blanks =~




SCHEDULE A

ALL THAT CERTAIN piece, parcel or tract of land, situated in the Town of Fairfield, County of
Fairfield and State of Connecticut, designated as “OPEN SPACE Area 159,611 +/- S.F. or 3.664 +/- Acres"
on a cerfain map entitled, “SUBDIVISION MAP PREPARED FOR ASPETUCK FARMS 1, LLC
1150 Westport Turapike, Fairfield Connecticut” Scale: 17 = 40’ dated Feb. 15, 2009, Last Revised 07-07-
17, prepared by Land Surveying Surfaces, LLC, which map is on file in'the Office of the Town Clerk of the
Town of Fairfield as Map No. 7845.

SAID parcel being more particularly described as follows:

BEGINNING at a point on the Northwesterly subject property comer;
THENCE South 16 Degree 37 Minutes 3 Seconds E. 334.94 Feet;
THENCE South 60 Degree 58 Minutes 12 Seconds E. 313.76 Feet;
THENCE South 18 Degree 4 Minutes 40 Seconds E. 104.00 Feet;
THENCE South 17 Degree 7 Minutes 10 Second E. 198.05 Feet;
THENCE South 13 Degree 32 Minutes 30 Seconds E. 29.52 Feet;
THENCE South 18 Degree 11 Minutes 10 Seconds E. 10.54 Feet;
THENCE South 14 Degree 29 Minutes 32 Seconds W. 11.00 Feet;
THENCE South 15 Degree 40 Minutes 6 Seconds E. 11.77 Feet;
THENCE South 79 Degree 2 Minutes 50 Seconds W. 24491 Feet,
THENCE North 16 Degree 57 Minutes 44 Seconds W. 85.90 Feet;
THENCE North 14 Degree 10 Minutes 33 Seconds W, 71.32 Feet,
THENCE North 20 Degree 36 Minutes 19 Seconds W. 115.07 Feet;
THENCE Norih 43 Degree 25 Minutes 44 Seconds W. 57.56 Feet;
THENCE North 48 Degree 6 Minutes 32 Seconds W. 47.27 Feet;
THENCE North 13 Degree 3 Minutes 33 Seconds W. 182.19 Feet;
THENCE North 24 Degree 11 Minutes 20 Seconds W. 291.05 Feet;
THENCE North 43 Degree 8 Minutes 2 Seconds E. 127.74 Feet;
PLACE OF BEGINNING containing 159,623.97 sq. fi. or 3,664 acres.

Property Is known as 1206 Westport Turnpike, Fairfield, Connecticut

Said premises are conveyed subject to:

1. Any and all provisions of any ordinance, municipal regulation or public or private law inclusive of
zoning, building and planning laws, rules and regulations as established in and for the Town of
Fairfield.

2. Taxes of the Town of Fairfield, on the List of October, 2018, next becoming due and payable whsch

taxes the Grantee assumes and agrees to pay as part of the consideration.

Public improvement assessments, and/or any unpaid installments thereof, which assessments and/or
installments become duc and payable after the date of the delivery of the deed, which assessments
and/or installments the Purchaser shall assume and agree to pay as part of the consideration for the deed.

vy

4. Riparian rights of others in and to any brooks, streams or watercourses in, on, crossing or bounding
said premises.

Sz Effect, if any of Land Record Notice for Inland Wetland Permit No, 2016-17-06 approved by the
Fairfield Conservation Commission dated June 12, 2017 and recorded June 27, 2017 in Volume 5561
at Page 227 of the Fairfield Land Records.

6. Notes and notations on Map No(s). 7117, 7287, 7313, 7383, 7384 & 7385 on file in the Fairfield Town
Clerk's Office.




CounTY SEARCH LTD.
P.O. Box 5173
275 Post Road East
Westport, Connecticut 06880
Phone: (203) 249-7161 Fax: (203) 316-3123
countysearchitd@hotmail.com

September 19, 2019
J. Brian Fatse, Attormney at Law

53 Sherman Street
Fairfield, CT 06824

Dear Brian:

Enclosed is your bill for the Title Examination of property in the name of Aspetuck Farms 1, LLC,
1206 Westport Turnpike, Fairfield, Connecticut

If you have any questions, please call me.

Search Fee: $250.00

Copies: $ 38.00
Total Fee: $238.00




@oton of Haivfield

Sullivan Independence Hall Fairfield, Connecticut 06824
725 Old Post Road Town Plan and Zoning Commission
September 28, 2017

Atty. John Fallon
53 Sherman Street
Fairfield, CT 06824

Re: 1150 Westport Turnpike, Aspetuck Farms 1, LL.C

Dear Mr. Fallon:

After a public hearing held on September 12, 2017, the Town Plan and Zoning
Commission voted on September 26, 2017, to approve the Subdivision application of
Aspetuck Farms 1, LLC., for two (2) lots in a AAA Zone as shown on plans entitled:
“Subdivision Map Prepared for Aspetuck Farms 1, LLC” dated July 7, 2017, and
prepared by Land Surveying Services, LLC subject to the following conditions:

1. The offer of open space to the Town must be formalized and the deed recorded prior
to or concurrently with the recording of the final map.

2. Compliance with the following numbered items on the attached Subdivision
Conditions of Final Approval: 1,2, 3,4,5,6, 8,9, 10, 11, 12, 14, 15, 16, 17, 18, 19,
2123,

Sincerely,

Dolores Sansonetti
Clerk

Enc:

Certified Mail No. 7015 3010 0000 7897 0860

(203) 256-3050

TRy o,
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6. Association’s documents shall provide that if maintenance or
preservation of the dedication no longer complies with the
provisions of the document, the Town may take all necessary
action to assure compliance and assess against the association all
costs incurred by the Town for such purposes.

Any Open Space covenants or restrictions shall be subject to the
approval of the Commission in form and content. After review by
the Town Attorney and approved by the Commission, said
document shall be filed by the subdivider in the Office of the Town
Clerk.

Transfer: In each case the transfer of land shall be conditioned on
the grantee’s observance of one or more of the open space objectives in
Section 2.3.1

Properly executed legal documents, including warranty deeds for any title
transfers, shall be prepared in accordance with the provisions of this Section and
shall be submitted in triplicate with the final subdivision map to be endorsed
and filed. All warranty deeds shall be accompanied by a certificate of title,
prepared by an attorney admitted to the bar of the State of Connecticut,
certifying that such conveyance passes good title to the described property or
property interest and that it is free and clear of any defect or encumbrances, or
that any such encumbrance has been subordinated to the conveyance. All
documents must be acceptable to the Commission and its attorney and shall
refer to the subdivision maps by title. All warranty deeds for dedication of land
to the Town shall be held in escrow by the Commission to be recorded on the
Town Land Records upon acceptance by the R.T.M. In the event that
acceptance is rejected by the R.T.M., the deed shall be returned and the
subdivider shall return to the Commission for determination of an alternative
means of preserving the Open Space. In no case shall the acceptance of any
deed by the Commission or an employee of the Town be deemed as acceptance
of the Open Space by the Town.

Alteration of Open Space: Prior to its transfer, any excavation, filling,
re-grading, or other alteration of Open Space; any construction or expansion of
any building, structure or other improvements thereon; or any paving or
surfacing of Open Space subsequent to the date of approval of the Subdivision,
other than work required by the plans as approved; shall require an amendment
to the Subdivision approval granted in accordance with the applicable Sections
of these Regulations.

I5




YADWGS\2005\2005239_THOMPSON_WESTPORT-TURNPIKE_FAIRFIELDV2005239_FINAL-SUBDIVISION.DWG, 6/19/2018 2:44:50 PM, Admin,
1:1, NEAL

GENERAL NOTES

1. This Map has been prepared pursuarit 1o the Reguiation of Connecticut
State Agencies Section 20-300b-1 through 20-300b-20 and the "Standards for
Surveys and Maps in the State of Connecticut as adopied by the Connecticut
Association of Land Surveyors, Inc. on Sept. 26, 1996.

2. This Survey conforms to Class A-2.

3. The Type of survey performed is a Limited Property / Boundary Survey,
and fs infended to be Existing Building Location Sunvey.

4. Boundary determination is based upon a Dependent Resurvey (see MAP
REFERENCES and Record Deeds.)

5. North Arrow is based on Connecticut (3rid.

6. This map is NOT VALID without a LIVE SIGNATURE and EMBOSSED
SEAL.

7. This map is NOT VALID if alfered or used by any party other than the one
depicted in title block of this map.

8. Property Lines Established According o Record Deeds as exist &

g. Physical Features Such as Stone Walls, Wire Fences, Monuments, iron @ .
Pins or Pipes, Etc. taken under consideration to establish current deed lines. ,3;;‘,‘ c;&-, Q‘\ &

10, Underground Utility, Structure and facility Locations depicted and noted %\D‘ & - "

hereon have been compiled, in parn, from record mapping supplied by the & vy . , e
respective utility companies or government agencies, from parole testimony &

and from other sources. These Locations must be considered as approximate -, 8§
in naturs. Additionally, other such features may exist on the site, the existence é S & WTL 75 /
of which are unknown to this firm. The size, Location and existence of ail suche D,g\f T 3
features must be field determined and verified by the appropriate authorities 2 f o 5

prior to constiuiction. CALL BEFORE YOU DIG 1-800-022-4455. o f & e

11. Lot served by on site system system and individual well water. y "~

12.  Alf property corners to be set by iron bars.

| / ~ ya LOCATION MAP
13.  AREA = 460,425~ SQ.FT. OR 10.57+ ACRES | ) LOT AREA DISTRIBUTION

&
!‘i‘ e _ DESCRIPTION | NET AREA EASEMENT AREA TOTAL AREA WETLANDS AREA
/ WL 73 4 o
18.  Error of Closure 1:20,000 ~ ¢ T8 ASPETUCK RIVER | LoT #1
WATERSHED LINE

14.  No Lot s building lot unless approved by
all appropriate municipal authorities.

99,141 SF 10,636 SF 109,777 SF 0 SF
LOT #2 191,037 SF 0 SF 191,037 SF 8,207 SF

MAP REFERENCES

1. RECORD MAP # 1805 & / yd : 5
2. REGORD MAP # 2003. : V7 .

OPEN SPACE 159,611 SF 0 SF 159,611 SF N/A
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TOWN OF FAIRFIELD
LAND ACQUISITION COMMISSION
SPECIAL MEETING MINUTES - Draft
July 11, 2018

Present: Michael Widmer, Adam Goodman, Jeff Galdenzi, Tara Hawley, James Pjura, Bob Daly, Brian Carey

VI.

Chair called the special meeting to order at 6:05 pm in the John J Sullivan Independence Hall 2™ Floor
conference room.

Pledge of Allegiance
No minutes were voted on because this was a special meeting at a different time.

Chairman’s Report: Currently there are two vacancies for alternate LAC members. The LAC is seeking
recommendations from any party affiliation.

Conservation Director Brian Carey discussed the Westport Turnpike property also known as Aspetuck Farms LLC
at 1150 Westport Turnpike Road in Fairfield. The wetlands and zoning applications for a two-lot subdivision
were approved for the property and include a 2.61 and 4.38 acre lot for development, a 3.66 acre parcel for
open space, and 0.7 acre conservation easement. There are drainage issues and potential potable water and
septic concerns for developing the lots. The open space parcel could be deeded to the town. Although
approximately 70% of it is wetlands, this parcel could be used as a small parking lot and access point into Brett
Woods. Additionally, it would help protect the riparian corridor in that area.

Daly motioned to support accepting the donation of land as referenced as “Open Space” on the
September 26, 2108 map for Aspetuck Farms 1, LLC of 1150 Westport Turnpike, Map # 214, Parcel #16.
Hawley seconded and the motion passed unanimously at 6:28 pm.

Adjournment: Pjura motioned for adjournment and Galdenzi seconded. Widmer called the meeting at 6:30pm.
Next meeting October 3, 2018.

Respectively submitted by,

Adam Goodman Secretary, LAC

DRAFT



Toton of Fairfield

Stanton H. Lesser Fairfield, Connecticut 06824

Town Attorney

July 9, 2019

John F. Fallon
53 Sherman Street
Fairfield, Connecticut 06824

Re: 135 Pine Creek Avenue (portion thereof) — Town of Fairfield to
123 Pine Creek Associates, LLC

Dear Attorney Fallon:

Enclosed herewith please find fully executed Contract in regard to the
above captioned matter.

Should you have any questions please feel free to contact the undersigned.

SHL:pd
Enc:

ONE ELIOT PLACE - FAIRFIELD, CT 06824 - (203) 336-1811 - FAX (203) 255-8883 - SHLFLY@AOL.COM



BAR ASSOCIATION
STANDARD FORM RESIDENTIAL REAL ESTATE SALES AGREEMENT

AGREEMENT made as of the day of . 2019 between THE TOWN OF FAIRFIELD
(hereinafter referred to as the SELLER) and 123 PINE CREEK ASSOC,, LLC (hereinafter referred to
as the BUYER).

WITNESSETH:

1. PROPERTY. The SELLER, in consideration of the purchase price hereinafter specified, hereby
agrees to sell and convey, and the BUYER hereby agrees to purchase that certain parcel of land
specifically described in Schedule A attached hereto (the "Premises”)

2 CONSIDERATION. The purchase price is SIXTY SIX THOUSAND AND §01/100 DOLLARS
($66,000.00), which the BUYER agrees to pay as follows:

a. As the deposit before or upon the signing of this Agreement, 5 6,600.00
receipt of which is hereby acknowledged, subject 1o collection;

h. Upon the delivery of the deed, by certified check or official bank check drawn S 59,400.00
on a bank which is a member of the New York Clearing House, the proceeds
of which are immediatety available to SELLER at a local bank (this amount
may vary depending cn adjustments pursuant to this Agreement);

TOTAL: S 66,000.00

Any deposit made hereunder shall be paid to the SELLER's attorney who shall hold the same
subject to the terms and conditions hereof and release same to SELLER at the time of closing or
to the party entitled thereto upon sooner termination of this Agreement. Prior to any release of
the funds to either party for any reason other than a closing, SELLER's attorney shall provide not
less than seven (7) days notice to both parties. If there is a dispute as 1o the deposit the
SELLER's attorney may pay the deposit into court whereupon the SELLER's attorney shall be
relieved of all further obligation.

Mortgage company checks or similar holding company checks, unless certified, DO NOT
represent immediate funds and will not be accepted at the ime of closing. Trustee checks are
NOT satisfactory funds for any payment required by this Agreement at the time of closing. in the
event SELLER or his attorney accepts BUYER's attorney's trustee check in lieu of other funds,
BUYER agrees that no stop payment order or direction will be issued with respect to such
check(s). This provision shall survive the closing.

It is specifically understood and agreed that pursuant to
the Real Estate Customs of the Fairfield County Bar
Association (effective May 9, 2007), at closing, BUYER
shall tender to SELLER wired funds, or cashier's
check(s) or bank treasurer's certified check(s) payable or
endorsed to SELLER's attorney as trustee for Seller, for
the balance of the purchase price due at closing as set
forth in this Agreement less the amounts of all mortgage



payoffs. Additionally, BUYER's attorney shall tender to
SELLER separate cashier's, bank treasurer's certified
check(s) for payoff of SELLER's mortgage obligations.

DEED. The SELLER, on receiving the total purchase price, shall, at the SELLER's cost and
expense, execute, acknowledge, and deliver to the BUYER, or BUYER's permitted assigns, the
usual Connecticut full covenant Warranty Deed {or appropriate Fiduciary's Deed) in proper form,
to convey to the BUYER, or BUYER's permitted assigns, the fee simple of the Premises, free of
all encumbrances except as aforesaid. The SELLER shall thereupon pay all real estate
conveyance taxes and shall complete and deliver to the BUYER the conveyance tax forms.

CLOSING. The deed shall be delivered at the offices of Stanton H. Lesser, Esq., One Eliot
Place, Fairfield, Connecticut, or at such place in Fairfield County, Connecticut, as may be
designated by BUYER's lending institution thirty (30) days after final authorization of the sale by
the Representative Town Meeting of the Town of Fairfield or sooner by mutual agreement of the
parties.

TITLE.

a. If, upon the date for the delivery of the deed as hereinafter provided, the SELLER shall be
unable to deliver or cause tc be delivered a deed or deeds conveying a good and marketable
title to the Premises, subject only to the items set forth in Schedule A and Paragraph 6{e}
hereof, then the SELLER shall be allowed a reasonable postponement of closing not to
exceed thirty (30) days, or such shorter time as may be within the term of the BUYER's
mortgage commitment, within which to perfect title. If at the end of said time the SELLER s
stilt unable to deliver or cause to be delivered a deed or deeds conveying a good and
marketable title to said Premises, subject as aforesaid, then the BUYER may elect to accept
such title as the SELLER can convey, without modification of the purchase price, or may reject
such title. Upon such rejection, all sums paid on account hereof, together with any expenses

actually incurred by the BUYER (the total cost of which shall not to
exceed the cost of fee title insurance based on the amount of

the pu rchase price), for attorneys’ fees, nonrefundable fees of lending institutions,
survey costs and inspection fees { fHe
based-on-the amount-of the purchase price) shall be paid to the BUYER without interest
thereon. Upon receipt of such payment, this Agreement shall terminate and the parties hereto
shall be released and discharged from all further claims and obligations hereunder.

b. The title herein required to be furnished by the SELLER shall be marketable, subject only to
the items set forth in Schedule A and Paragraph 6(e) hereof, and the marketability thereof
shall be determined in accordance with the Standards of Title of the Connecticut Bar
Association now in force. Any and all defects in or encumbrances against the title, which
come within the scope of said Title Standards, shall not constitute valid objections on the part
of the BUYER, if such Standards do not so provide, and provided the SELLER furnishes any
affidavits or other instruments which may be required by the applicable Standards, and further
provided title will be insurable at standard premiums by a title insurance company licensed in
the State of Connecticut.

c. NO VIOLATIONS: The SELLER represents that the Premises and the present use thereof are
not in viclation of any governmental rules, codes, permits, regulations or limitations, unless
same have become legally nonconforming, and there are no violations of any restrictive
covenant, agreement or condition subject to which title to the Premises is be conveyed in



accordance with the terms hereof. Between the date of this Agreement and the date of
closing the SELLER will not do anything or allow anything to be done on or about the
Premises which will result in any such viclation. The SELLER represents that SELLER has
not received any notice of zoning or building viclations and that there has been no attempt to
enforce same against the SELLER during the time in which the SELLER has owned the
Premises. SELLER represents that SELLER has no knowledge of any special assessments
levied or to be levied against the Premises which are not yet a lien on the Premises and has
no knowledge of any existing improvements or work done on the Premises which may result in
special taxes or assessments to be paid thereon.

EXCEPTIONS TO TITLE: The Premises will be conveyed to and accepted by the BUYER
subject to:

i.  Any and all zoning and/or building restrictions, limitations, regulations, ordinances, and/or
laws; any and all building lines; and all other restrictions, limitations, regulations,
ordinances and/or laws imposed by any governmental authority and any and all other
provisions of any governmental restrictions, limitations, regulations, ordinances and/or
public laws, provided the Premises are not in violation of same at the time of closing.

ii. Real Property Taxes on the Current Grand List and any and all existing tax payments,
municipal liens and assessments, coming due on or after the date of ciosing; the BUYER
shall by acceptance of the deed assume and agree to pay, any and all such tax payments,
liens and assessments which may on or after the date hereof be assessed, levied against
or become a lien on the Premises.

ii. Any state of facts which a survey and/or physical inspection of the Premises might reveal,
provided same do not render title unmarketable (such exception is for purposes of this
Agreement only and shall not be included in the deed.

iv. Common law, riparian or littorai rights of others and/or other rights, if any, in and to any
natural watercourse or body of water flowing through or adjoining the Premises, and all
statutory and other rights of others in and to any such watercourse or body of water.

v. WUnless otherwise specifically agreed between the parties in writing, any municipal
assessment other than taxes (such as for sewers and the like) shall be paid on a current
basis by the SELLER and the balance assumed by the BUYER at closing.

vi. Such encumbrances as shown on Schedule A, if any.

LIEN. All sums paid on account of this Agreement and the reasonable expenses as set forth in
Paragraph 6 or 11 hereof are hereby made liens on the Premises, but such liens shall not
continue after default by the BUYER under this Agreement,

AFFIDAVITS. The SELLER agrees to execute, at the time of closing of title, an affidavit,

Verifying the non-existence of mechanics' and materialmen's lien rights,
Verifying the non-existence of any tenanis' rights, other than as set forth herein,

Verifying the non-existence of any security interests in personal property and fixtures being sold with the
Premises,

Affirming that SELLER is not a "foreign person” pursuant to Internal Revenue Code Section 1445;
together with any other affidavit reasonably requested by the BUYER's lender or title company as to
facts within SELLER's knowledge.



10.

11.

12.

13.

DELIVERY OF PREMISES. The SELLER agrees to deliver, simultaneously with the closing of
title, exclusive possession of the Premises (except as may be otherwise provided herein), free of
all debris and litter. BUYER shall have the right to make a final inspection of the Premises prior
to the closing of title.

LIABILITY FOR DELAYED CLOSING. In the event of a delay in closing as set forth herein,
other than as provided for under the provisions of this Agreement, through no fault of the
SELLER, beyond one (1) business day, then the BUYER will reimburse the SELLER from the
second (2nd) business day to the day of actual closing of title for the SELLER's carrying costs of
said property, including taxes, mortgage interest, utilities and per diem interest on SELLER's
equity in the Premises, which amount shall be calculated at the rate of 1/30th of 1% of the
purchase price for each day of delay up to the actuat date of closing. Further, in the event of a
delay in the closing by more than one (1) business days, through no fault of the BUYER,
SELLER shall reimburse BUYER for carrying costs for temporary housing, temporary storage of
personal property, living expenses and other miscellaneous expenses at the same per diem rate
of 1/30th of 1% of the purchase price for each day of delay up to the actual date of closing. [Far
example, the per diem cost of a $450,000 transaction would be $150 per day.]

DEFAULT. If BUYER is in default hereunder, or, on or before the date of closing as set forth
herein, indicates that BUYER is unable or unwilling to perform and SELLER stands ready to
perform SELLER's obligations, SELLER's sole remedy shall be the right to terminate this
Agreement by written notice to BUYER or BUYER's attorney and retain the down payment as
reasonable liquidated damages for BUYER's inability or unwillingness to perform. It is the
intention of the parties hereto freely to make advance provision on the date of this Agreement for
such event in order (a) to avoid controversy, delay and expense, and (b) to specify now a
reasonable amount agreeable to both for compensation to the SELLER for losses which may not
be readily ascertainable or quantifiable, such as any of the following which might be necessary to
place SELLER in the position SELLER would have been in had BUYER made timely
performance: costs of carrying, maintaining, insuring and protecting the property; loss of interest
income on the proceeds; loss of optimum market time, value and conditions; the uncertainty,
delay, expense and inconvenience of finding a substitute buyer; additional commissions, fees,
taxes and borrowing expenses to meet obligations entered into in anticipation of performance. In
such event and upon SELLER's written notice of termination, the Premises shall be free of any
claims of interest of the BUYER therein by virtue of this Agreement. In no event shall the
closing, or any extension thereof, take place later than four (4) weeks from the date of closing set
forth in Paragraph 4 hereof, subject to the provisions of Paragraphs 6 and 11. In the event
closing has not taken place by the end of said four (4) week period, through no fault of the non-
deiaying party, the delaying party shall be deemed in default.

UTILITIES. The SELLER represents that no utility lines cross the property of an adjoining owner
to serve the Premises unless specifically set forth in this Agreement, and that no utility lines
cross the Premises and serve property of an adjoining owner unless specifically set forth herein.

KNOWLEDGE OF HEARINGS. The SELLER represents that SELLER has neither knowledge
nor notice of any pending public agency (including but not limited to Planning, Zoning, Inland
Wetlands, etc.) hearings or appeals therefrom affecting the Premises or any abutting property
and will promptly notify the BUYER if the SELLER receives notice or learns of any such hearings
after the signing of this Agreement and prior to closing.

UNDERGROUND STORAGE TANKS. The SELLER represents that there are no above-ground
or underground storage tanks on the Premises which leak or have leaked and that any such
storage tank(s) are not currently in disrepair and SELLER has no knowledge of any underground
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storage tank(s). The SELLER further represents to the best of its knowledge and belief that the
Premises are not contaminated by any oil, petroleum product or hazardous waste which, if
known to the state and federal authorities, could result in remedial clean-up work and expense {o
the BUYER subsequent o the passing of title. Seller shall prior to closing delivery to BUYER
documentation that an underground fuel tank was previously abandoned in accordance with ail
applicable state and local regutations and requirements.

NOTICES. All notices under this Agreement shall be in writing and shall be delivered perscnally
and receipted or shall be sent by facsimile transmission or registered or certified mail or by
overnight courier, addressed to the attorney for the respective party. Notice signed by the
respective attorneys shall be deemed sufficient within the meaning of this paragraph without the
signature of the parties themselves.

Notices to the SELLER shall be sent to: Notices to the BUYER shall be sent to:
John F. Fallon, Esqg. Stanton H. Lesser, Esq.

53 Sherman Street Cne Eliot Place

Fairfield, CT 06824 Fairfield, CT 06824

Phone: (203) 256-3247 Phene: (203) 336-1811

Fax: (203) 256-8796 Fax: (203)255-8883

ASSIGNMENT. This Agreement and BUYER'S rights hereunder may not be assigned by
BUYER without the written consent of SELLER, and any purported assignment without such
written consent shall be void and of no effect. Consent of the SELLER to assignment shail not
unreasonably be withheld or delayed. Upon any effective assignment of BUYER's rights
hereunder, BUYER and BUYER's assignee shall be jointly and severally liable hereunder, unless
otherwise agreed by SELLER.

IRS REPORTING COMPLIANCE. Unless otherwise required by law or as set forth in a separate
designation agreement, BUYER shall cause BUYER's attorney to comply with any reporting
requirements of the Internal Revenue Service as to this transaction. The provisions of this
paragraph shall survive the closing.

ACCEPTANCE OF DEED. The delivery and acceptance of the deed herein described shall be
deemed to constitute full compliance with all the terms, conditions, covenants and
representations contained herein, or made in connection with this transaction, except as may
herein be expressly provided and except for the warranties of title.

REPRESENTATIONS. Unless otherwise specified in writing to the contrary, none of the
representations made in this Agreement or any addenda attached hereto shall survive delivery of
the deed and all representations by SELLER are made to the best of SELLER's knowledge and
belief.

EFFECT. This Agreement shall be binding upon and inure to the benefit of the heirs, executors,
administrators, successors, and permitted assigns of the respective parties.

COSTS OF ENFORCEMENT. Except as otherwise expressly provided herein, in the event of
any litigation brought to enforce any material provision of this Agreement, the prevailing party
shall be entitled to recover its reasonable attorneys' fees and court costs from the other party.

ENTIRE AGREEMENT. All prior understandings, agreements, representations and warranties,
orat and written, between Seller and Purchaser are merged in this Agreement. This Agreement
which includes the Buyer's Rider attached hereto, completely expresses the agreement of the

parties, and has been entered into by the parties after discussion with their respective attorneys
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and after full investigation, neither party relying upon any statement made by anyone else that is
not set forth in this Agreement. Neither this Agreement nor any provision hereof may be waived,
changed or cancelled except by a written instrument signed by both parties.

CAPTIONS. The captions preceding the paragraphs in this Agreement are for ease of reference
only and shall be deemed to have no effect whatsoever on the meaning or construction of the
provisions of this Agreement.

ALTERATION OF STANDARD FORM. The Parties agree that unless a provision which is not a
part of, or which varies from the Standard Form, is printed in bold typeface of not less than 16
points or handwritten, which includes the Buyer’s Rider attached hereto, such provision shall be
deemed not to be a part of this Agreement for any purpose, and any provision of the Standard
Form that has been eliminated shall be deemed to be a part of this Agreement unless a
reference to its deletion in such typeface or handwriting is inserted in its place and is described in
a separate cover letter. Addendums, exhibits and riders to this Agreement are not subject to the
foregoing requirement of this paragraph.

APPROVAL CONTINGENCY. The obligation of the Seller is contingent and dependent upon
final approval by the Board of Selectmen and Representative Town Meeting of the Town of
Fairfield authorizing the First Selectman to execute on behalf of the Town such documents as
are necessary to effectuate the conveyance to Buyer as contemplated herein.

In the event that such final approval from the Board of Selectmen on the Representative Town
Meeting is not obtained then the obligation under this Agreement shall be null and void and the
Seller shall return to the Buyer the deposit made pursuant to Paragraph 2a. of this Agreement.

EASEMENT. BUYER agrees that at the time of closing it will grant to the SELLER a
nonexclusive easement of access over the Parcel for purposes of providing ingress and egress to
the SELLER, it's employees, agents and assigns for purposes of al! activities involving
maintenance and repair of the pump station located on the property of the SELLER at 135 Pine
Creek Avenue. Notwithstanding this grant, the SELLER as Grantee agrees that it shalf take no
action which shall impair, burden or be inconsistent with the occupation, use, enjoyment or
ownership of the Parcel by the Buyer/Grantor or it's successors, heirs and assigns.



N WITNESS WHEREOF, the parties to these presents have hereunto set their hands and seals, the day first
above written.

TOWN OF FAIRFELD

BY: %d y  SELLER

'MICHAEL/fETKEAU, FIRST SELECTMAN

123 PINE CREEK ASSOC,, LLC

BY , BUYER

kEW CHARETTE MEMBER———



SCHEDULE A
A

BEGINNING at a point in the Southeasterly property corner of #123 Pine Creek Avenue which point also
marks the Southwesterly property corner of #135 Pine Creek Avenue;

THENCE North 19 degrees 11 minutes 28 seconds East, a distance of 100.00 feet to a point;

THENCE South 70 degrees 48 minutes 32 seconds East, a distance of 8. 00 feet to a2 point;

THENCE South 19 degrees 11 minutes 28 seconds West, a distance of 100.00 feet to a point;

THENCE North 70 degrees 48 minutes 32 seconds West, a distance of 8.00 feetf

to the PLACE OF BEGGINING containing 800 square feet or .018 acres.
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KERIN FAZIO
September 7, 2018
Mr. Keith Charette

Re: Appraisal of Residential Land at; 135 Pine Creek Avenue
Fairfield, Connecticut 06824

Dear Mr. Charette,

At your request and authorization, Kerin & Fazio, LLC has prepared a Real Estate Appraisal Report of the
above referenced real property. We have provided the current market value of the fee simple interest on
an As Is basis. The intended use of the appraisal is to assist the Client and intended users in connection
with a possible purchase.

The subject is comprised of a 0.30 acre site, in Fairfield, Connecticut. There are 130.00 feet of frontage on
Pine Creek Avenue. The site has level topography, and all public utilities are available. The property is
located within the BD (Beach District) zone. The highest and best use is for residential development.

The subject property is currently improved with a 192 square foot pump station, and is known as Pine
Creek Park. The pump station and parking cover approximately 1,620 square feet of land at the southwest
corner of the property. The town is considering the disposition of a 0.043 acre portion of the property to
the abutting property owner at 123 Pine Creek Avenue.

In estimating the value of the 0.043 acre portion of the subject property, the standard “Before and After”
technique is utilized, i.e., the estimate of value is based on the difference between the market value of 135
Pine Creek Avenue, Fairfield immediately before and after the sale of the 0.043 acres of vacant land. The
before value reflects the As Is value of 135 Pine Creek Avenue. The after value represents the market value
of the 135 Pine Creek Avenue after the sale of the 0.043 acres of vacant land. The difference between the
before and after values is the market value of the 0.043 acre parce! of vacant land.

Kerin & Fazio, LLC + Valuation & Advisory Services « www.kfvaluation.com
1129 Post Road -« Fairfield, CT 06824 + 203-259-9500 voice - 203-259-9501 fax



The property was inspected by and the report was prepared by Vincent OBrien, under the supervision of
David Herbst, MAI. Based upon the results of the analyses contained in the following report, the current
market value of the As Is fee simple interest as of August 31, 2018 is concluded:

Valuation Summary

Market Value of 135 Pine Creek Avenue Before Sale $912,000 +X
Market Value of 135 Pine Creek Avenue After Sale $846,000 +X
Market Value of Subject Land 566,000

The existing improvements ta 135 Pine Creek Avenue are not impacted by the sale of the vacant land. The
value contribution of the improvements does not change; therefore, the value contribution of the
improvements is desighated as a constant “X” in the analysis.

The appraisal was completed in accordance with the current issue of the Uniform Standards of Professianal
Appraisal Practice (USPAP) FIRREA regulations, and in compliance with the Appraisal and Evaluation
Interagency Guidelines dated December 2, 2010. The marketing/exposure period corresponding with the
value conclusion is 6-9 months

You will find the data, analyses and conclusions in support of this opinion in the following report. It has

been a pleasure to assist you in this assignment. If yau have any questions, or if we can be of further
service, please feel free to contact us.

Respectfully submitted,
Kerin & Fazio, LLC

Vincent OBrien

State Certified General Appraiser,
Connecticut No. RCG.1476
04-30-2019

David Herbst, MAI

State Certified General Appraiser,
Connecticut No. RCG.1252
04-30-2019

Kerin & Fazio, LLC - Valuation & Advisory Services « www kfvaluation.com
1129 Post Road « Fairfield, CT 06824 - 203-259-3500 voice « 203-259-9501 fax



135 Pine Creek Avenue, Fairfield, Connecticut Certification of Value

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

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

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

* We have no present or prospective interest in the property that is the subject of this report, and no
personal interest with respect to the parties involved.

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

¢ QOur engagement in this assignment was not contingent upon developing or reporting
predetermined results. Furthermore, our engagement was not conditioned upon the appraisal
producing a specific value, a value within a given range or the approval of a loan.

¢ Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

* Our analysis, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Code of Professional Ethics and Standards of Professional
Practice of the Appraisal Institute as well as the Uniform Standards of Professional Appraisal
Practice.

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

* No one provided significant professional assistance to the person(s) signing this report.

¢ Vincent OBrien has personally inspected the subject property. David Herbst, MAI did not personally
inspect the subject property.

* As of the date of this report, David Herbst, MAI has completed the requirements of the continuing
education program of the Appraisal Institute.

s Vincent OBrien and David Herbst, MAI have performed no services, as an appraiser or in any other
capacity, regarding the property that is the subject of this report within the three-year period
immediately preceding the acceptance of this assignment.

N
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%
Vincent OBrien David Herbst, MAI
State Certified General Appraiser, State Certified General Appraiser,
Connecticut No. RCG.1476 Connecticut No. RCG.1252
04-30-2019 04-30-2019
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135 Pine Creek Avenue, Fairfield, Connecticut Subject Photographs

Subject Photographs
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Subject prbperty looking north
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135 Pine Creek Avenue, Fairfield, Connecticut Subject Photographs

Portion of subject to be sold
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135 Pine Creek Avenue, Fairfield, Connecticut Subject Photographs

View of subject land and 123 Pine Creek Avenue looking west

View of subject land and 123 Pine Creek Avenue looking northwest
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135 Pine Creek Avenue, Fairfield, Connecticut Summary of Salient Facts

Summary of Salient Facts

Identification and Property Summary

Address 135 Pine Creek Avenue, Fairfield, Connecticut
Tax ID 238/51
Current Owner Town of Fairfield
Site Summary
Site Size 0.30 acres
Usable Acres 0.30 acres
Topography Level
Utilities All public utilities are available
Traffic Count Minimal
Zoning BD (Beach District)
Permitted Uses Single-family dwellings, home occupations, private garages (accessory
use), etc.
Highest & Best Use
Present Use Land
As Vacant Residential development
Valuation Premise Asls
Date of Valuation August 31, 2018
Interest Appraised Fee Simple
Exposure Time 6-9 months

Value Indication

Valuation Summary

Market Value of 135 Pine Creek Avenue Before $912,000 +X
Market Value of 135 Pine Creek Avenue After $846,000 +X
Market Value of 0.043 Acres of Land $66,000

The existing improvements to 135 Pine Creek Avenue are not impacted by the sale of the vacant land.
The value contribution of the improvements does nat change; therefore, the value contribution of the
improvements is designated as a constant “X" in the analysis.

Extraordinary Assumptions: The appraisal is subject to the extraordinary assumption that tn the
‘After' scenaric the vacant land to be acquired is part of 123 Pine
Creek Avenue, Fairfield.

Hypothetical Conditions: No hypothetical conditions

1111774
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135 Pine Creek Avenue, Fairfield, Connecticut Intreduction

Introduction

Address: 135 Pine Creek Avenue
Fairfield, Connecticut 06824

Location Description: The subject is located on the north side of Pine Creek Avenue, and
the south side of French Street.

Assessor’s Parce! Number: 238/51

Legal Description: Contzined in deed filed in Fairfield land records in Volume 603 Page
1042.

Dates and Interest Appraised

Inspection Date: August 31, 2018
Date of the Report: September 7, 2018
Effective Date of Value: August 31, 2018
Interest Appraised: As ls - Fee Simple

Fee Simple estate is defined by The Dictionary of Real Estate
Appraisal, Fifth Edition, published by the Appraisal Institute, as
follows:

“Fee Simple Estate is absolute ownership unencumbered by any other
interest or estate, subject only to the limitations imposed by the
governmental powers of taxation, eminent domain, police power,
and escheat.”

The above assumes that title is good and marketable, free and clear
of all liens, mortgages, and other indebtedness.

Client and Intended Users

Client: Keith Charette

Intended Use: The intended use of the appraisal is to assist the Client and intended
users in connection with a possible purchase

Intended Users: Keith Charette

QOwnership and Property History

Current Owner: Town of Fairfield

Sales History: The property has not sold in the previous three years. It should be
noted that the abutting property, 123 Pine Creek Avenue, was
purchased for $570,000 on August 1, 2016. The existing dwelling was
subsequently demolished, and a new home is under construction.

Current Listing/Contract: The subject is not currently available for sale or lease.

Valuation & Advisory Services 10
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135 Pine Creek Avenue, Fairfield, Connecticut Introduction

Extraordinary Assumptions and Hypothetical Conditions

Extracrdinary Assumptions: The appraisal is subject to the extraordinary assumption that In the
‘After' scenario the vacant land to be acquired is part of 123 Pine
Creek Avenue, Fairfield.

Hypothetical Conditions: No hypothetical conditicns

Exposure/Marketing Time

Exposure and marketing time describe the length of time necessary to sell the subject property at the
concluded market value, Exposure time is a retrospective estimate. It assumes that the subject had been
openly and effectively marketed for a specified period prior to the date of valuation in order to sell for the
concluded market value as of the effective date of valuation. Marketing time is the period a prospective
investor would forecast to sell the subject property immediately after the date of value, at the estimated
value.

Estimates of exposure/marketing time are based on one or more of the following:
e statistical and survey information
¢ information gathered through sales verification

¢ interviews of market participants

Based on the foregoing, the exposure/marketing time is concluded as follows:

Valuation Premise Exposure/Marketing Time

Asls 6-9 months

Scope of the Appraisal
Elements of Assignment

The scope of work relates to the type and extent of research and analysis applied in an assignment, based
upon the following elements:

= (Client and intended users *  |ntended use
= Type of value = [ffective date of value
* Subject property characteristics = Assignment conditions

Summary of Appraisal Problem
The intended use of the appraisal is to assist the Client and intended users in connection with a possible
purchase; the current market value of the fee simple interest is concluded.

In estimating the value of the 0.043 acre portion of the subject property, the standard “Before and After”
technique is utilized, i.e., the estimate of value is based on the difference between the market value of 135
Pine Creek Avenue, Fairfield immediatety before and after the sale of the 0.043 acres of vacant land. The

Valuation & Advisory Services 11

KERN FAZIO




135 Pine Creek Avenue, Fairfield, Connecticut Introduction

before value reflects the As Is value of 135 Pine Creek Avenue. The after value represents the market value
of the 135 Pine Creek Avenue after the sale of the 0.043 acres of vacant land. The difference between the
hefore and after values is the market value of the 0.043 acre parcel of vacant land.

The subject is 1dentrfred via the postal address, survey map, assessor’s records GIS maps, and the legal
description contained in the most recent deed. An exterior (from street) inspection of the subject, and the
surrounding neighborhood was completed on August 31, 2018. The recent sales history of the subject is
researched, including identification of any active or expired listings for sale or lease.

Market research includes real estate market trends, property tax data, flood zone status, comparahle
market data, and zoning regulations. Data sources include public records, local market participants,
proprietary databases, and the Kerin & Fazio, LLC transaction datahase.

Type and Extent of Analysrs A ; -
The opinion of market value is concluded via the Sales Comparrson Approach

“Type and Extent of Reportmg i S L : G
To convey the opinion of value to the mtended users, an As Is Apprarsal Report is developed in accordance
with Standard 2 of USPAP.

!;,,
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135 Pine Creek Avenue, Fairfield, Connecticut Before Value

Before Value
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135 Pine Creek Avenue, Fairfield, Connecticut Local Area Analysis - Before

Local Area Analysis - Before

Local Area Map
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135 Pine Creek Avenue, Fairfield, Connecticut Local Area Analysis - Befare

Location and Linkages

Fairfield is located in Fairfield County in the southwestern section of the State of Connecticut. This region
falls within the Greater Bridgeport Planning Area, which also includes the city of Bridgeport, and the towns
of Easton, Monroe, Trumbull, and Stratford. Fairfield benefits from its proximity to major commercial
centers in the Northeastern United States.
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Transportation and Access

In terms of linkage and access, several modes of transportation are readily available to Fairfield.

" Interstate #95 (1-95): A major, limited-access highway running through Connecticut from
Greenwich, northeast through New Haven, and on to Rhode Island; 1-95 passes through the
southerly portion of the city.

" Connecticut Route #15: A major, limited-access highway running north/south through the
central section of Connecticut. This highway extends north from the Hutchinson River Parkway
in New York, connecting with Interstate #91 north of New Haven.

Fairfield is on the New Haven Line of MTA Metro-North Railroad, which provides frequent commuter
service to Grand Central Station in New York City as well as local service. Amtrak is available for travel to
Boston, Washington DC and beyond. CT Transit provides fixed route bus transportation to the Bridgeport
metro area.
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135 Pine Creek Avenue, Fairfield, Connecticut Local Area Analysis - Before

Airports providing national service are located in Bridgeport (Sikorsky Memorial Airport), White Plains
{Westchester Airport) and New York {LaGuardia Airpart} while both national and international flights are
available from Bradley International Airport in Windsor Locks, Connecticut, John F. Kennedy International
Airport in New York, and Newark International Airport in New Jersey.

Fairfield Demographics
Population and Income

Fairfield has the second highest population out of all the cities and towns in the Greater Bridgeport

Planning Area. Population growth is projected to be one of the lowest in the GBPA, below Fairfield County
and the state.
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135 Pine Creek Avenue, Fairfield, Connecticut Local Area Analysis - Before

Employment Trends

Commuting Patterns

The majority of Fairfield residents are employed inside the town, in the surrounding lower Fairfield County
communities, and New York. Major commuter focations for Fairfield residents within Connecticut include
Bridgeport, Norwalk, and Stamford. In addition to local residents, the labor force within the town is largely

supplied by Bridgeport, Stratford, Trumbull, and Shelton. The following table highlights the commuting
pattern in Fairfield.
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Identifying Areas of Basic Employment - Location Quotient

The location guotient is a measure to identify sectors of basic employment. Basic goods and services are
exported to areas outside the local community, providing the primary sources of economic activity. A
location quotient greater than 1.0 indicates basic employment, a higher ratio of employment within the
sector relative to the nation as a whole. Fairfield has a high density of employment in educational services,
arts, entertainment, and recreation, and other services.

Fairfield Location Quotient
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135 Pine Creek Avenue, Fairfield, Connecticut Local Area Analysis - Before

Unemployment Rate Trend
As of June 2018, the Fairfield Unemployment Rate is 4.4% compared to the statewide rate of 4.5%.
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135 Pine Creek Avenue, Fairfield, Connecticut

Local Area Analysis - Before

Development Trend : . LT o : o
The majority of office inventory was developed in the 1970’s and 1980's W|th over 1,500,000 square feet
developed. Since 1990, office development has been slow. Fairfield has had strong retail development

throughout the decades, peaking in the 1990's with over 570,000 square feet developed. Since the 1990s,

development in the retail sector has begun to slow.
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Vacancy and Rental Rate Trends - : S . .
The Fairfield Commercial Real Estate Markets are performmg weII The office rental rate is near peak levels

and vacancy rates remain relatively low at 2.7%. Vacancy rates in the industrial market are alsc low at 2.9%;

however, the industrial market in Fairfield is small, The average rental rate for retail properties is near a ten

year peak and the current vacancy rate is the highest of any sector at 4.8%.
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135 Pine Creek Avenue, Fairfield, Connecticut Local Area Analysis - Before

Residential Real Estate Markets
Housing Stock
Fairfield has a predominantly single-family housing stock. Attached/detached single-family residences

comprise approximately 84.3% of stock, and housing within buildings of 10 or more units is 3.0%. The
following chart summarizes the Fairfield housing stock.
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Single Family Housing Sales Trend

Following the national trend, median home prices increased steadily through 2007, and fell sharply in 2008
and 2009. The median sales price has increased steadily since the trough in 2010 and is up 15.4% overall
through 2017, Sales volume appears to have stabilized since 2012, The 2017 Fairfield median sale price is
6% below peak level, compared to a 19% decline in Fairfield County.
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135 Pine Creek Avenue, Fairfield, Connecticut Local Area Analysis - Before

Conclusion

The Fairfield real estate markets are performing well, fueled by a relatively high median household income
and resilient job market. The unemployment rate has been trending downwards since 2012. Median single-
family sale prices remain 6% below peak levels; however, they have risen 15.4% since the trough in 2010, In
addition, vacancy rates across all sectors are below their respective ten-year average. A negative sign is a

below average projected population growth in the town through 2020. Gverall, Fairfield’s reat estate
markets are stable and improving.
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135 Pine Creek Avenue, Fairfield, Connecticut Neighborhood Analysis - Before

Neighborhood Analysis - Before

Neighborhood Map
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Neighborhood Description

The subject is located in the southern section of Fairfield. Property use in the area is dominated by single-
family dwellings and recreational uses. Single-family dwellings line Pine Creek Avenueg, South Pine Creek
Road, and French Street, among athers. To the subject’s north are golf courses and recreational fields. The
Country Club of Fairfield lies to the subject’s west. Larger single-family dwellings on larger lots are also
located to the west, along Sasco Hill Road. South of the subject is South Pine Creek Beach, a public beach
owned by the town of Fairfield.
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135 Pine Creek Avenue, Fairfield, Connecticut Site Analysis - Before

Site Analysis - Before

Survey Map - Before
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135 Pine Creek Avenue, Fairfield, Connecticut

Site Analysis - Before
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135 Pine Creek Avenue, Fairfield, Connecticut

Site Analysis - Before

Site Description

Location Description
Address:

Description:

Parcel Type:

Traffic Count:
Physical Description
Gross Land Area:
Usable Land Area:
Frontage:

Shape:
Topography:
Easements:

Utilities to Site:

135 Pine Creek Avenue

Fairfield, Connecticut

The subject is located on the north side of Pine Creek Avenue, and the
south side of French Street,

Mid-Block

Minimal

0.30 acres /13,068 SF

0.30 acres /13,068 SF

130.00 linear feet on Pine Creek Avenue with 1 curb cut
Irregular

Level

None Adverse

All public utilities are available

Flood Map Number & Date:

Flecod Zone:

Flood Zone Description:

Map # 09001C0557G, dated 07-08-2013
AE

The subject is located in flood zone 'AE’, the 100-year flood zone.

Soil Conditions:

Environmental Issues:

Site Improvements

Assumed adequate to support highest and best use

There does not appear to be any adverse environmental conditions.

The subject property is currently improved with a 192 square foot pump station operated by the Town of
Fairfield. The pump station and parking cover approximately 1,620 square feet of land at the southwest

corner of the property.
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135 Pine Creek Avenue, Fairfield, Connecticut Zoning Analysis — Before

Zoning Analysis - Before
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135 Pine Creek Avenue, Fairfield, Connecticut Zoning Analysis — Before

Zoning Summary

Zoning Description
Zoning District: BD, Beach District
Permitted uses include single-family dwellings, home occupations,

Permitted Uses: )
private garages {accessory usej, etc.

Bulk Requirements Required Actual
Minimum Lot Area: 9,375 SF 13,068 SF
Minimum Frontage: 20 feet 130.00 feet
Maximum Height: 2 stories, 30 feet N/A
Maximum Floor Area Ratio: N/A N/A
Building Coverage: 20% N/A
Residential Density: N/A N/A
Parking Requiremenis Required Actual
Office; 1 per 250 SF
Retail: 1 per 200 SF
Single-Family: 2 per unit N/A
Multifamily: 5-10 Fa.r?ﬁilies: 2.5 pe.r family.
11+families: 3 per family
Industrial: 1 per 1.25 employees

1 per 200 SF GFA. 1 per 250 SF
GFA in buildings >100,000 SF

Medical Office:

Subject Approvals and Conclusion

Conclusion: The subject property is a legal lot in the BD zone. It meets the bulk
requirements of the zone.
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135 Pine Creek Avenue, Fairfield, Connecticut Real Property Taxes & Assessments - Before

Real Property Taxes & Assessments - Before

Current Assessment

The property is subject to the taxing jurisdiction of the town of Fairfield. Per state statue, municipalities
within Connecticut conduct a Revaluation of all real estate on a five year cycle. Fairfield underwent a
Revaluation as of October 1, 2015. The most recent information pertains to the Grand List of 2017. The
subject’s assessment and corresponding tax burden is allocated as follows:

Current Property Tax Data Portion of Tax

Parcel No. 238/51
Land Assessed Market Value $348,300
Improvements Assessed Market Value $35,600
Total Market Value $383,900
Assessment Ratio 70%
Total Assessed Value $268,730
Mill Rate 26.3600
Total Property Taxes 57,084
Total Property Taxes per Acre $23,613
Taxes Current Exempt

The mill rate changes for the town of Fairfield have been comparable to other municipalities in Connecticut.
There is no indication that the subject is any more or less competitive on the basis of its tax burden.

The subject property is currently owned by the town of Fairfield, and is tax exempt.
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135 Pine Creek Avenue, Fairfield, Connecticut Highest and Best Use Analysis - Before

Highest & Best Use Analysis - Before
Highest and best use is defined in the Dictionary of Real Estate Appraisal (Fifth Edition} as:

The reasonably probable and legal use of vacant land or an improved property that is physically
possible, appropriately supported, financially feasible, and that results in the highest value. The
four criteria the highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity. Alternatively, the probable use of land or improved
property-specific with respect to the user and timing of the use-that is adequately supported and
results in the highest present value.

Highest and Best Use as Vacant

Legally Permissible
The subject is located in the BD zone, which allows for a variety of uses including single-family dwellings,

home occupations, private garages (accessory use), etc. Based on our review of the zoning restrictions, the
maost reasonable probable lega! use of the site is for residential development.

Physically Possible

The subject site has an average overall rating with level topography and all public utilities are available. The
subject site can support any of the legally permissible uses.

Financially Feasible/ Maximum Profitability

Financial feasibility is dependent on the relationship between supply and demand and the cost to create
the use. In order to meet the test of financially feasibility, a use must provide a positive return on
investment. The single-family market is generally stabilized; current rent levels are sufficient to support

new construction. New construction is financially feasible. Residential development is the most profitable
use.
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135 Pine Creek Avenue, Fairfield, Connecticut Appraisal Methodology - Before

Appraisal Methodology - Before

There are three generally accepted approaches to value; the Cost Approach, the Income Capitafization
Approach, and the Sales Comparison Approach. An approach to value is included or omitted based on its
applicability to the appraisal problem and the availability of relevant market data. Once each approach to
value is developed, the value indications are reconciled into a single opinion of value. The reconciliation
considers the strengths and weaknesses of each approach, and their significance and applicability as it
relates to the type of property being appraised. Following is a brief description of each approach to value.

Cost Approach

In the Cost Approach, the current cost to construct a reproduction or replacement of the improvements is
developed including entrepreneurial profit. Physical, functional, and econcmic depreciation are deducted
to conclude the depreciated value contribution of the improvements. The site value is developed and
added to the value contribution of the improvements to conclude the fee simple interest in the property.
An adjustment may be necessary, if property rights other that the fee simple interest are appraised.

Sales Comparison Approach

The Sales Compariscn Approach is developed by comparing the subject property to recent sales of simifar
properties. This approach is used to value improved properties and is the preferred method to value
vacant land when comparable data is available. To develop the Sales Comparisen Approach, a common
unit of comparison is selected, and adjustments are applied to the comparable sales to reflect differences
including property rights conveyed, market conditions, and physical characteristics.

Income Capitalization Approach

The Income Capitalization Approach converts the anticipated benefits {cash flows and reversion) into a
value indication. There are two methods of applying the Income Capitalization Approach; direct
capitalization, and vield capitalization (discounted cash flow analysis). Direct capitalization converts income
into value by dividing one year's income by an appropriate capitalization rate. The capitalization rate
implicitly considers expected changes in income and value. Yield capitalization projects the annua! cash
flows for the holding period and a reversion value. The resulting cash flows are discounted back to a single
present value using a discount rate.
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135 Pine Creek Avenue, Fairfield, Connecticut Appraisal Methodology - Before

Methodology Applicable to the Subject

The property at 135 Pine Creek Avenue, Fairfield is being appraised on the basis of its “As Is” value utilizing
the Sales Comparison Approach. The Cost Approach is not applicable to the valuation of vacant land. The
Income Approach is not applicable to the valuation of vacant land.

In estimating the value of the 0.043 acre portion of the subject property, the standard “Before and After”
technique is utilized, i.e., the estimate of value is based on the difference between the market value of 135
Pine Creek Avenue, Fairfield immediately before and after the sale of the 0.043 acres of vacant land. The
before value reflects the As Is vatue of 135 Pine Creek Avenue. The after value represents the market value
of the 135 Pine Creek Avenue after the sale of the 0.043 acres of vacant land. The difference between the
before and after values is the market value of the 0.043 acre parcel of vacant land.

The existing improvements to 135 Pine Creek Avenue are not impacted by the sale of the vacant land. The
value contribution of the improvements does not change; therefore, the value contribution of the
improvements is designated as a constant “X” in the analysis.
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135 Pine Creek Avenue, Fairfield, Connecticut Sales Comparison Approach - Before

Sales Comparison Approach - Before

The Sales Comparison Approach develops an opinion of value by comparing the subject to similar
properties that have sold in the competitive market area. This approach is based on the principle of
substitution, which states that no commodity has a value greater than a similar commodity offering similar
uses, utility, and function that can be purchased within a reasonable time frame.

Units of Comparlson o : DR , .
Using a common unit of comparison aI|ows the appllcatlon of adjustments to comparable sales while
controlling for scale or some other factor. For land such as the subject, the predominant unit of comparison
is sale price per acre, which is used in this analysis.

Elements of Comparison’

There are 10 major comparison categorles con5|dered in the Sales Comparlson Approach These include the
following:

s Property Rights Conveyed ¢ Financing

» Conditions of Sale s Expenditures Made Immediately After Purchase
s Market Conditions * Location

¢ Physical Characteristics ¢ Economic Characteristics

¢ Use/Zoning * Non-realty Components

sale Selection Criteria . L
Sale Period: 1/1/2014 through the effective date of value

Location / Neighborhood: Fairfield
Physical Attributes: Between 0.090 and 0.400 acres in size
Highest and Best Use: Residential development

-Sale Coilection Results _ o _ :
Of the sales reviewed, based on the above criteria, the following sales represent the best avallable from the
market to determine the subject’s market potential under this valuation approach.

11
il

=

Valuation & Advisory Services 32 Z; =

KERiN FATID



135 Pine Creek Avenue, Fairfield, Connecticut

Sales Compariseon Approach - Before

Comparable Sales Map

Land sale No. 3

Fairfield

tand Saie No. 3
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135 Pine Creek Avenue, Fairfield, Connecticut

Sales Comparison Approach - Before

Land Sale No. 1

Gross Land Acres:

Approved GBA:
Utilities:
Frontage:
Zoning Code:
Site Comment:

Sale Price:
Sale Price/Unit:
Date of Sale:

Sale Conditions:

Days on Market
Grantor:
Grantee:

Sale Financing:
Sale Remarks:

123 Pine Creek Avenue
Fairfield, Connecticut 06824
Fairfield County

Property Type: Land

Property Use: Residential (Single-Family) Land

Site Data
0.11 Usable Land Acres: 0.11
1,935 Achievable Units: 1
All public utilities are available
50.00 Traffic Count: Minimal
BD Zoning Type: Beach District

The property is located on the north side of Pine Creek Avenue, and the scuth side of French
Street. The property is located across Pine Creek Avenue from the Long Island Sound. The
parcel is rectangular in shape, and has average access. At the time of sale, the property was
improved with a small single-family dwelling. It should be noted the entire parcel is located
within the 100-year flood zone.

Sale Transaction

$570,000 Sale Price/Acre: $5,181,818
$570,000 Sale Price/SF GBA:  $294.57
August 1, 2016 Recording Date: August 1, 2016
Arm's Length Rights Conveyed: Fee Simple
N/A Confirmed With: Public Records

Judie Fixler
123 Pine Creek Asscciates, LLC
No public financing.
The property was purchased by develapers. After the sale, the existing single-family dwelling
was demolished, and a new single-family dwelling was constructed (1,935 square feet).
Site Maps
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135 Pine Creek Avenue, Fairfield, Connecticut

Sales Comparison Approach - Before

Land Sale Ng. 2

Gross Land Acres:

Approved GBA:
Utilities:
Frontage:
Zoning Code;
Site Comment:

Sale Price:
Sale Price/Unit:
Date of Sale:

Sale Conditions:

Days on Market
Grantor:
Grantee:

Sale Financing:
Sale Remarks:

165 Pine Creek Avenue
Fairfield, Connecticut 06824
Fairfield County

Property Type:  bLand

Property Use: Residential (Single-Family} Land

Site Data
0.11 Usable Land Acres: (.11
2,752 Achievable Units: 1
All public utilities are available
50.00 Traffic Count: Minimal
BD Zoning Type: Beach District

The property is located on the north side of Pine Creek Avenue and the south side of French
Street. The property is located across the street from the Long Island Sound. The shape of the
parcel is rectangular, and access to the site is average. The site is located completely within
the 100-year floor zone. At the time of sale, the property was improved with a 600 square
foot bungalow,

Sale Transaction

$475,000 Sale Price/Acre: 54,318,182
$475,000 Sale Price/SF GBA:  5$172.60

February 7, 2014 Recording Date: February 7, 2014
Arm's Length Rights Conveyed: Fee Simple

249 Confirmed With: Public Records, MLS

Richard & Darby Kilian
Douglass & Susan Shankman
No public financing.
The property listed for sale on the market at $550,000 for 249 days, both as a single-family
dwelling and as land, prior to selling. Subsequent to the sale, the buyers constructed a 2,752
square foot dwelling on the site.

Site Maps
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135 Pine Creek Avenue, Fairfield, Connecticut

Sales Comparison Approach - Before

Land Sale No. 3

Gross Land Acres:

Approved GBA:
Utilities:
Frontage:
2oning Code:
Site Comment:

Sale Price:
Sale Price/Unit:
Date of Sale:

Sale Conditions:

Days on Market
Grantor:
Grantee:

Sale Financing:
Sale Remarks:

35 Penfield Place
Fairfield, Connecticut 06824
Fairfield County

-
Property Type: Land
Property Use: Residential {Single-Family) Land

Site Data

0.12 Usable Land Acres: 0.12

2,327 Achievable Units: 1

All public utilities are available

74.00 Traffic Count: Minimal

A Zoning Type: Single-Family Residential

The property is located on the southwest side of Penfield Place, just off of Fairfield Beach
Road, and in close proximity to Fairfield Beach and the Long Island Sound. The shape of the
parcel is irregular, and contains a portion of Penfield Place. The entire site is lecated within
the 100-year flood zone. The site is level and has no wetlands. At the time of sale, the lot was
improved with a 1,512 square foot single-family dwelling in below average condition,

Sale Transaction

$565,000 Sale Price/Acre: 54,708,333
$565,000 Sale Price/SF GBA:  5242.80

August 17, 2015 Recording Date: August 17, 2015
Arm's Length Rights Conveyed: Fee Simple

978 Confirmed With: Public Records, MLS
Frank Hudson
Phyllis Bartoli

No public financing.
The property was listed on and off the market for 78 days with a final asking price of
$599,000 (original asking price of $744,000]) prior to selling. Subsequent to the sate, the buyer
constructed a 2,327 square foot single-family dwelling on the property.

Site Maps
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135 Pine Creek Avenue, Fairfield, Connecticut

Sales Comparison Approach - Before

Land Sale No. 4

Gross Land Acres:

Approved GBA:
Utilities:
Frontage:
Zoning Code:
Site Comment:

Sale Price:
Sale Price/Unit:
Date of Sale:

Sale Conditions:

Days on Market
Grantor:
Grantee:

Sale Financing:
Sale Remarks:

184 Edward Street
Fairfield, Connecticut 06824
Fairfield County

Property Type: Land

Property Use: Residential {Single-Family} Land

Site Data
0.15 Usable Land Acres: (0.15
2,919 Achievable Units: 1
All public utilities are availabie
134,00 Traffic Count: Minimal

A Zoning Type: Single-Family Residential
The property is located on the northern corner of Penfield Road and Edward Street. The site
is rectangular in shape and access to the property is average. The parcel is located in close
proximity to the Long Island Sound. At the time of sale, the property was improved with a
single-family dwelling.

Sale Transaction

$562,000 Sale Price/Acre; $3,746,667
$562,000 Sale Price/SF GBA:  $192.53

January 13, 2015 Recording Date: January 13, 2015
Arm's Length Rights Conveyed: Fee Simple

N/A Confirmed With:
Anneliese Urpin & Elisabeth Walter
SFC 184 Edward Street, LLC
No public financing,
Subsequent to the sale, the existing dwelling was demolished for the construction of a 2,919
square foot single-family dwelling.

Site Maps

Public Records
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135 Pine Creek Avenue, Fairfield, Connecticut

Sales Comparison Approach - Before

Subject Sale #1 Sale #2 Sale #3 Sale #4
ComplD 710 7155 7121 7123 7124
Address 135 Pine Creek 123 Pine Creek 165 Pine Creek| 35 Penfield Place| 184 Edward Street
Avenue Avenue Avenue
City Fairfield Fairfield Fairfield Fairfield Fairfield
Date of Sale N/A 8/1/2016 2/7/2014 8/17/2015 1/13/2015
Sale Price N/A $570,000 $475,000 $565,000 $562,000
Land Acres 0.300 0110 0.110 g.120 0.150
Usable Acres 0.300 0.110 0.11C 0.120 0.150
Primary Frontage 130 50 50 74 134
Zone BD BD BD A A
Price/Acre N/A $5,181,818 $4,318,182| $4,708,333 $3,746,667
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple
Adjustment 0.0% 0.0% 0.0% 0.0%
Financing Terms Cash to Seller Cash to Seller Cash to Seller Cash to Seller
Adjustment 0.0% 0 0% 0.0% 0.0%
Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length
Adjustment 0.0% 0.0% 0.0% 0.0%
Expenditures lmmediately After Purchase
Adjustment 0.0% 0.0% 0.0% 0.0%
Time/Market Conditions {months elapsed) 25.0 54.8 36.5 436
Market Conditions Adjustment 6.2% 13.7% 9.1% 10.9%
Subtotal Price/Acre $5,505,504 $4,909,477 $5,137,887 $4,259,703
Location 0.0% 0.0% 0.0% 15.0%
Physical Characteristics - Shape/Frontage 0.0% 0.0% -5.0% -10.0%
Pump House (Usability) -15.0% -15.0% -15.0% -15.0%
Physical Characteristics - Topography 0.0% 0.0% 0.0% 0.0%
Zaning 0.0% 0.0% 0.0% 0.0%
Parcel Size -25.0% -25.0% -25.0% -20.0%
Net Percent Adjustment -40.0% -40.0% -45.0% -30.0%
Adjusted PricefAcre $3,303,302 $2,945,686 $2,825,838 $2,981,792
N
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135 Pine Creek Avenue, Fairfield, Connecticut Sales Comparison Approach - Before

Discussion and Analysis

Property Rights Conveyed

The fee simple interest of the subject is appraised. The comparable sales transferred as fee simple estates
or as leased fee with no evidence of non-market leases. No adiustments for property rights conveyed are
indicated.

Financing Terms

The sale price of a property can be impacted by non-market financing terms. Favorable financing terms,
such as below market interest rates or above market loan to value ratios can result in higher sale prices.
Conversely, interest rates at above-market levels can result in lower sales prices. The sales transferred in all
cash transactions or with market financing. No adjustment for financing terms is indicated.

Conditions of Sale
Adjustments for conditions of sale reflect atypical mativations of the buyer and/or seller. There is no
evidence of non-market conditions of sale; no adjustments are indicated.

Expenditures Immediately after Purchase

Expenditures after purchase can impact sale price; a knowledgeable buyer will factor in these expenditures
during the negotiation process. Such expenditures may include the building demalition, tenant fit-up costs,
leasing costs, or environmental remediation costs. If the sale requires expenditures upon purchase, the
sale is adjusted upward to compensate. The sales did not have any extraordinary expenditure needed
immediately after purchase. No adjustments for expenditures after purchaser are indicated.

Market Conditions
All of the sales occurred after February 2014. Market conditions within the Fairfield residential market have
generally improved since then, The sales are adjusted upwards at an annual rate of 3%.

Location

The subject has average access, and is located in close proximity to the Long Island Sound. Sales #1 through
#3 are located in similar proximity to the Long Island Sound, and require no adjustments. Sale #4 is located
farther from the Long Island Sound, and requires an upward adjustment,

Physical Characteristics — Shape/Frontage

Typically, rectangular lots with good frontage sell for more than irregularly shaped lots with inadequate
frontage. This is due to increased site appeal. Sales #1 and #2 have similar shapes and frontage per acre
compared to the subject, and require no adjustments. Sales #2 and #4 have similar shapes, but superior
frontage per acre compared to the subject. Negative adjustments are indicated.
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135 Pine Creek Avenue, Fairfield, Connecticut Sales Comparison Approach - Before

Pump Station (Usability}

The subject property is improved with a pump station operated by the town of Fairfield. Due to the pump
station, a portion of the subject property is not usable. Any potential development would need to be done
around the pump station. None of the comparable sales have any improvements which limit the usahility of
the site. The sales are each adjusted downwards.

Physical Characteristics — Topography :

Typically, residential land with level topography and no wetlands sells for more on a per acre basis than
sloping land with wetlands due to increased usability and superior flexibility in site configuration. Each of
the sales has similar topography to the subject, and requires no adjustment.

Zoning
The zone a property is located in can have a positive or negative impact on value. Zones which are less
restrictive typically have a positive impact on value, whereas zones which are mare prohibitive have a

negative impact on value, The subject is located in the BD zone. Each of the sales is located in either the 8D
zone, or a comparable zone, and requires no adjustment.

Parcel Size
Typically, there is an inverse relationship between sale price per acre and parcel size due to economies of

scale and a smaller pool of purchasers for larger properties. Each of the sales is considerably smaller than
the subject and is adjusted downwards.

Conclusion
The subject property is compared to four sales of residential land in Fairfield. Sales #1 And #2 are given the
most weight; they are located on the subject street.

Maximum § 3,303,302 Concluded Value Per Acre s 3,040,000
Average S 3,014,155 Acres 0.3000
Minimum 5 2,825,838 Indicatad Value S 912,000
Rounded [ 912,000
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135 Pine Creek Avenue, Fairfield, Connecticut Reconciliation of Value

Reconciliation of Value - Before

The value indications for 135 Pine Creek Avenue, Fairfield from the approaches to value are summarized as
follows:

Summary of Value Conclusions

As fs on August 31, 2018

Cost Approach N/A
Sales Comparison Approach $912,000 + X
Income Approach N/A
Reconciled Value $912,000 + X

The existing improvements to 135 Pine Creek Avenue are not impacted by the sale of the vacant land. The
value contribution of the improvements does not change; therefore, the value contribution of the
improvements is designated as a constant “X” in the analysis.

The Sales Comparison Approach is based upon an analysis of actual sales of other similar properties.
Comparable sales represent the actions of typical buyers and sellers in the marketplace. When there are an
adequate number of sales of truly similar properties with sufficient information for comparison, a range of
value for the subject property can be developed. Strengths in the approach include the availability of
recent sales in the subject market. Overall, the Sales Approach provides a goed indication of value.

Based on the foregoing, the Before market value of land at 135 Pine Creek Avenue, Fairfield, is concluded as
follows:

Value Interest Effective Exposure indicated

i Market Ti
Value Type Value Premise Perspective  Appraised Date arket Yime Time Value

Market Value As s Current Fee Simple  08/31/2018 6&9months  6-9months $912,000
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135 Pine Creek Avenue, Fairfield, Connecticut After Value

After Value
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135 Pine Creek Avenue, Fairfield, Connecticut Property Description - After

Property Description — After

Proposed Sale

The town is considering the disposition of a 0.043 acre portion of the property to the abutting property
owner at 123 Pine Creek Avenue. The vacant land will be utilized to support the under construction single-
family dwelling,

Effects of the Sale

In the After scenario, the vacant land area is now part of 123 Pine Creek Avenue, Fairfield. The total land
area of 135 Pine Creek Avenue, Fairfield is decreased from 0.300 acres to 0.257 acres.

Local Area Analysis and Neighborhood

The Local Area Analysis and Neighbarhood descriptions are the same as in the Before section of this
appraisal report.

Site Analysis
The Site Analysis in the After scenario is the same as in the Before scenario of this appraisal report, with the
exception that the site size of 135 Pine Creek Avenue, Fairfieid has been decreased from 9.300 acres to

0.257 acres, and the total frontage has decreased from 130 feet to 127 feet. Please see the survey map on
the following page:
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Property Description - After

135 Pine Creek Avenue, Fairfield, Connecticut
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135 Pine Creek Avenue, Fairfield, Connecticut Property Description - After

Highest and Best Use Analysis

The Highest and Best Use Analysis in the After scenario is the same as in the Before section of this report.

Appraisal Methodology

The property at 135 Pine Creek Avenue, Fairfield, is being appraised on the basis of its After value utilizing
the Sales Comparison Approach. The Cost Approach is not applicable to the valuation of vacant land. The
income Approach is not applicable to the valuation of vacant land.

In estimating the value of the 0.043 acre portion of the subject property, the standard “Before and After”
technique is utilized, i.e., the estimate of value is based on the difference between the market value of 135
Pine Creek Avenue, Fairfield immediately before and after the sale of the 0.043 acres of vacant land. The
before value reflects the As Is value of 135 Pine Creek Avenue. The after value represents the market value
of the 135 Pine Creek Avenue after the sale of the 0.043 acres of vacant land. The difference between the
before and after values is the market value of the 0.043 acre parcel of vacant land,

The existing improvements to 135 Pine Creek Avenue, Fairfield are not impacted by the sale of the vacant
land. The value contribution of the improvements does not change; therefore, the value contribution of the
improvements is designated as a constant “X” in the analysis.
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135 Pine Creek Avenue, Fairfield, Connecticut Sales Comparison Approach - After

Sales Comparison Approach - After

The same sales are utilized in the Sales Comparison Approach — After section as in the Befare analysis.
Please refer to that section of the report for the discussion of the sales. The adjustment table for the Sales
Comparison Approach — After section is shown below:

Sales Adjustment Grid - After

Subject Sale #1 Sale #2 Sale #3 Sale #4
ComplD 7120 7155 7121 7123 7124
Address 135 Pine Creek 123 Pine Creek 165 Pine Creek| 35 Penfield Place| 184 Edward Street
Avenue Avenue Avenue
City Fairfieid Fairfield Fairfield Fairfield Fairfield
Date of Sale N/A 8/1/2016 2/7/2014 8/17/2015 1/13/2015
SalePrice N/A $570,000 $475,000 $565,000 $562,000
Land Acres 0.257 0.110 0.110 0.120 0.150
Usable Acres 0.257 0.110 0.110 0.120 0.150
Primary Frontage 127 50 50 74 134
Zone BD BD BD A A
Price/Acre N/A $5,181,818 $4,318,182|. $4,708,333 $3,746,667
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple
Adjustment 0.0% 0.0% 0.0% 2.0%
Financing Terms Cash to Seller Cash to Seller Cash to Seller Cash to Seller
Adjustment 0.0% 0.0% 0.0% 0.0%
Conditions of Sale Arm's Length Arm's Length Arm's tength Arm's Length
Adjustment 0.0% 03.0% 0.0% 0.0%
Expenditures Immediately After Purchase
Adjustment 0.0% 0.0% 0.0% 0.0%
Time/Market Conditions {months elapsed) 25.0 54.8 365 436
Market Conditions Adjustment 6.2% 137% 9.1% 10.9%
Subtotal Price/Acre ' $5,505,504 $4,909,476 $5,137,888 $4,259,703
Location 0.0% 0.0% 00% 15.0%
Physical Characteristics - Shape/Frontage 0.0% 0.0% -5.0% -10 0%
Pump House {Usability} -15.0% -15.0% -15.0% -15.0%
Physical Characteristics - Topography 0.0% 0.0% 0.0% 0.G%
Zoning 0.0% 0.0% 0.0% 0.0%
Parcel Size -20.0% -20.0% -20.0% -15.0%
Net Percent Adjustment -35.0% -35.0% -40.0% -25.0%
Adjusted Price/Acre $3,578,578 $3,191,160 53,082,733 $3,194,777
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135 Pine Creek Avenue, Fairfield, Connecticut Sales Comparison Approach - After

Discussion and Analysis

Property Rights Conveyed

The fee simple interest of the subject is appraised. The comparable sales transferred as fee simple estates
or as leased fee with no evidence of non-market leases. No adjustments for property rights conveyed are
indicated.

Financing Terms

The sale price of a praperty can be impacted by non-market financing terms. Favarable financing terms,
such as below market interest rates or above market loan to value ratios can result in higher sale prices.
Conversely, interest rates at above-market levels can result in lower sales prices. The sales transferred in all
cash transactions or with market financing. No adjustment for financing terms is indicated.

Conditions of Sale
Adjustments for conditions of sale reflect atypicat motivations of the buyer and/or seller. There is no
evidence of non-market conditions of sale; no adjustments are indicated.

Expenditures Immediately after Purchase

Expenditures after purchase can impact sale price; a knowledgeable buyer will factor in these expenditures
during the negotiation process. Such expenditures may include the building demolition, tenant fit-up costs,
leasing costs, or environmental remediation costs. If the sale requires expenditures upon purchase, the
sale is adjusted upward to compensate. The sales did not have any extraordinary expenditure needed
immediately after purchase. No adjustments for expenditures after purchaser are indicated.

Market Conditions
All of the sales occurred after February 2014, Market conditions within the Fairfield residential market have
generally improved since then. The sales are adjusted upwards at an annual rate of 3%.

Location

The subject has average access, and is located in close proximity to the Long island Sound. Sales #1 through
#3 are located in similar proximity to the Long Island Sound, and require no adjustments. Sale #4 is located
farther from the Long Island Sound, and requires an upward adjustment.

Physical Characteristics — Shape/Frontage

Typically, rectangular lots with good frontage sell for more than irregularly shaped lots with inadequate
frontage. This is due to increased site appeal. Sales #1 and #2 have similar shapes and frontage per acre
compared to the subject, and require no adjustments. Sales #2 and #4 have similar shapes, but superior
frontage per acre compared to the subject. Negative adjustments are indicated.

Valuation & Advisory Services a7

.
Vil

% it

O wisitts

KERIN A



135 Pine Creek Avenue, Fairfield, Connecticut Sales Comparison Approach - After

Pump Station (Usability)

The subject property is improved with a pump station operated by the town of Fairfield. Due to the pump
station, a portion of the subject property is not usable. Any potential development would need to be done
around the pump station. None of the comparable sales have any improvements which limit the usability of
the site. The sales are each adjusted downwards.

Physical Characteristics — Topography

Typically, residential land with level topography and no wetlands sells for more on a per acre basis than
sloping land with wetlands due to increased usability and superior flexibility in site configuration, Each of
the sales has similar topography to the subject, and requires no adjustment.

Zoning

The zone a property is located in can have a positive or negative impact on value. Zones which are less
restrictive typically have a positive impact on value, whereas zones which are more prohibitive have a
negative impact on value. The subject is located in the BD zone. Each of the sales is located in either the BD
zone, or a comparable zone, and requires no adjustment.

Parcel Size
Typically, there is an inverse relationship between sale price per acre and parcel size due to economies of

scale and a smaller pool of purchasers for larger properties. Each of the sales is considerably smaller than
the subject and is adjusted downwards.

The subject property is compared to four sales of residential land in Fairfield. Sales #1 And #2 are given the
most weight; they are located on the subject street.

Maximum 5 3,578,577 Concluded Value Per Acre 5 3,290,000
Average 5 3,261,812 Acres 0.2570
Minimum S 3,082,732 Indicated Value S 845,530

Rounded $ 846,000

f

14

& Hisre

Valuation & Advisory Services 43

= it
I////////

KLRIN FA

o



135 Pine Creek Avenue, Fairfield, Connecticut Reconciliation of Value - After

Reconciliation of Value - After

The value indications for 135 Pine Creek Avenue, Fairfield from the approaches to value are summarized as
follows:

Summary of Value Conclusions

As |s on August 31, 2018

Cost Approach N/A
Sales Comparison Approach $846,000 + X
Income Approach N/A
Reconciled vValue S846,000 + X

The existing improvements to 135 Pine Creek Avenue, Fairfield are not impacted by the sale of the subject
land. The value contribution of the improvements does not change; therefore, the value contribution of the
improvements is designated as a constant “X” in the analysis.

The Sales Comparison Approach is based upon an analysis of actual sales of other similar properties.
Comparable sales represent the actions of typical buyers and sellers in the marketplace. When there are an
adequate number of sales of truly similar properties with sufficient information for comparison, a range of
value for the subject property can be developed. Strengths in the approach include the availability of
recent sales in the subject market. Overall, the Sales Approach provides a good indication of value.

Based on the foregoing, the After market value of the land at 135 Pine Creek Avenue, Fairfield, is coencluded
as follows:

. Value interest Effective Exposure Indicated
Value Type Value Premise . . Market Time '
Perspective  Appraised Date Time Value

Market Value Asls Current Fee Simple  08/31/2018 6-9menths  6-Smonths 5846,000
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135 Pine Creek Avenue, Fairfield, Connecticut Property Description - After

Reconciliation of Value

In estimating the value of the 0.043 acre portion of the subject property, the standard “Before and After”
technigue is utilized, i.e., the estimate of value is based on the difference between the market value of 135
Pine Creek Avenue, Fairfield immediately before and after the sale of the 0.043 acres of vacant land. The
hefore value reflects the As Is value of 135 Pine Creek Avenue. The after value represents the market value
of the 135 Pine Creek Avenue after the sale of the 0.043 acres of vacant land. The difference between the
before and after values is the market value of the 0.043 acre parcel of vacant land.

The existing improvements to 135 Pine Creek Avenue are not impacted by the sale of the vacant land. The
value contribution of the improvements does not change; therefore, the value contribution of the

improvements is designated as a constant "X” in the analysis.

Based upon the foregoing, the market value of the vacant land is concluded as fallows:

Valuation Summary

Market Value of 135 Pine Creek Avenue Before Sale $912,000 +X
Market Value of 135 Pine Creek Avenue After Sale S846,000 +X
Market Value of Subject Land $66,000
Vafuation & Advisory Services 50 =S
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135 Pine Creek Avenue, Fairfield, Connecticut Assumptions & Limiting Conditions

Assumption & Limiting Conditions

We suggest that anyone using this appraisal read the following limiting conditions and assumptions thoroughly. The

acceptance and/or use of the appraisal report constitutes acceptance of the following canditions.

In rendering my opinions, we have made certain assumptions and our opinions are conditioned upon and are subject

to certain qualifications including, but not limited to, the following:
Information Used

No responsibility is assumed for accuracy of information furnished by others or from others, including the client, its
officers and employees, or public records. | am not jiable for such information or for the work of contractors,
subcontractors and engineers. The comparable data relied upon in this appraisal has been confirmed with one or
more parties familiar with the transaction unless otherwise noted; all are considered appropriate for inctusion to the

best of my factual judgment and knowledge.

Certain information upon which the opinions and values are based may have been gathered by research staff working
with the appraiser. Names, professional qualifications and extent of their participation can be furnished to the client
upon request,

Legal, Engineering, Financial, Structural or Mechanical Nature, Hidden Components, Soil

No responsibility is assumed for matters legal in character or nature, nor matters of survey, nor of any architectural,
structural, mechanical or engineering nature. No opinion is rendered as to the legal nature or condition of the title to
the property, which is presumed to be good and marketable. The property is appraised assuming it is free and clear of

all mortgages, liens or encumbrances, unless otherwise stated in particular parts of this report.

The legal description is presumed to be correct, but | have not confirmed it by survey or otherwise. | assume no
responsibility for the survey, any encroachments or overlapping or other discrepancies that might be revealed
thereby.

We have inspected, as far as possible by observation, the land and improvements thereon; however, it was not
possible to personally observe conditions beneath the soil or hidden structural or other components, or any
mechanical components within the improvement; as a result, no representation is made herein as to such matters
unless otherwise specifically stated. The estimated market value assumes that na such canditions exist that would

cause a loss of value. | do not warrant against the occurrence of problems arising from any of these conditions.

i
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135 Pine Creek Avenue, Fairfield, Connecticut Assumptions & Limiting Conditions

It is assumed that there are no hidden or unapparent conditions to the property, soil, subsoil or structures, which
would render them more or less valuable. No responsibility is assumed for any such conditions or for any expense or
engineering to discover them. All mechanical components are assumed to be in operating condition standard for the
properties of the subject's type. The condition of the heating, cooling, ventilation, electric and plumbing equipment is
considered to be commensurate with the condition of the balance of the improvements, unless otherwise stated. No
judgment is made as to the adequacy of insulation, engineering or energy efficiency of the improvements or
equipment.

Information relating to the location or existence of public utilities has been obtained through verbal inquiry to the
appropriate utility authority, or has been ascertained from visual evidence. No warranty has been made regarding the
exact location or capacities of public utility systems. Subsurface oil, gas or mineral rights were not considered in this
report unless otherwise stated.

Legality of Use

The appraisal is based on the premise that there is or will be full compliance with all applicable Federal, State and local
environmental regulations and laws, unless otherwise stated in the report; and that all appropriate zoning, building
and use regulations and restrictions of all types have been or will be complied with, unless otherwise stated in the
report. It is assumed that all require licenses, consent, permits or other legislative or administrative authority,
whether local, State, Federal and/or private, have been or can be obtained or renewed for the use intended and

considered in the value estimate.
Component Values

The distribution of the total valuation of this report hetween land and improvements applies only under the proposed
program of utilization. The separate valuations of land and buildings must not be used in conjunction with any other

appraisal, and are invalid if 50 used.

A report related to an estate that is less than the whole fee simple estate applies only to the fractional interest
involved. The value of this fractional interest, plus the value of all other fractional interests, may or may not egual the
value of the entire fee simple estate considered as a whole.

A report relating to the geographic portion of a larger property applies only to such geographic portion and should not
be considered as applying with equal validity to other portions of the larger property or tract. The value for such
geographic portions, plus the value of all other geographic portions, may or may not equal the value of the entire
property or tract considered as a single entity.

All valuations in the report are applicable anly under the estimated program of the highest and best use and are not

necessarily appropriate under other programs of use.
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135 Pine Creek Avenue, Fairfield, Connecticut Assumptions & Limiting Conditions

Auxiliary and Related Studies

No environmental or impact studies, special market study or analysis, highest and best use analysis study or feasibility
study has been requested or made by us unless otherwise specified in this report or in my agreement for services. |
reserve the unlimited right to alter, amend, revise or rescind any of these statements, findings, opinions, values,
estimates or conclusions upon any subsequent study or analysis or previous study or analysis that subsequently

becomes available to us.

Dollar Values, Purchasing Power

The value estimates and the costs used herein are as of the date of the estimate of value. All dollar amounts are

based on the purchasing power and price of the United States dollar as of the date of value estimate.

Inclusions

Furnishings and equipment or business operations, except as otherwise specifically indicated, have been disregarded,

with only the real estate being considered.

Proposed Improvements Conditioned Value

For the purpose of this appraisal, on- or off-site improvements proposed, if any, as well as any repairs required, are
considered to be completed in a good and workmanlike manner according to information submitted and/or
considered by us. In cases of proposed construction, the report is subject to change upon inspection of the property
after construction is complete. The estimate of value, as proposed, is as of the date shown, as if completed and

operating at levels shown and projected.

Value Change, Dynamic Market Influences

The estimated value is subject to change with market changes over time. Value is highly related to interest rates,
exposure, time, promotional effart, supply and demand, terms of sale, motivation and conditions surrounding the
offering. The value estimate considers the productivity and relative attractiveness of the property both physically and
economically in the marketplace.

The estimate of value in this report is not based in whole or in part upon race, color or national origin of the present

owners or occupants of the properties in the vicinity of the property appraised.

/
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135 Pine Creek Avenue, Fairfield, Connecticut Assumptions & Limiting Conditions

In the event this appraisal includes the capitalization of income, the estimate of value is a reflection of such benefits
and my interpretation of income and yields and other factors which were derived from general and specific market
information. Such estimates are made as of the date of the estimate of value. As a result, they are subject to change,
as the market is dynamic and may naturally change over time. The date upon which the value estimate applies is only
as of the date of valuation, as stated in the letter of transmittal. The appraisal assumes no responsibility for economic

or physical factors occurring at some later date which may affect the opinion stated herein.

An appraisal is the product of a professionally trained person, but nevertheless is an opinion only, and not a provable
fact. As a personal opinion, a valuation may vary between appraisers based upon the same facts. Thus, the appraiser
warrants only that the value conclusions are his best estimate as of the date of valuation. There are no guaranties,

either written or implied, that the property would sell for the expressed estimate of value.

Sales History

Unless otherwise stated, the appraiser has not reviewed an abstract of title relating to the subject property. No title
search has been made, and the reader should consult an attorney or title company for information and data refative
to the property ownership and legal description. It is assumed that the subject title is marketable, but the title should
be reviewed by legal counsel. Any information given by the appraiser as to a sales history is information that the

appraiser has researched; to the best of my knowledge, this information is accurate, but not warranted.

Management of the Property

It is assumed that the property which is the subject of this report will be under prudent and competent ownership and
management over the entire life of the property. If prudent and competent management and ownership are not

provided, this would have an adverse effect upon the value of the property appraised.
Confidentiality

We are not entitled to divulge the material (evaluation or valuation} content of this report and analytical findings or
conclusions, or give a copy of this report to anyone other than the client or his designee, as specified in writing, except
as may be required by the Appraisal Institute, as they may request in confidence for ethic enforcement, or by a court

of law with the power of subpoena.

All conclusions and opinions concerning the analyses as set forth herein are prepared by the appraisers whose
signatures appear. No change of any item in the report shall be made by anyone other than the appraiser, and the

firm shall have no responsibility if any such unauthorized change is made.
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135 Pine Creek Avenue, Fairfield, Connecticut Assumptions & Limiting Conditions

Whenever our opinion herein with respect to the existence or absence of fact is qualified by the phrase or phrases "to
the best of our knowledge”, "it appears” or "indicated”, it is intended to indicate that, during the course of our review
and investigation of the property, no information has come to our attention which would give us actual knowledge of

the existence or absence of such facts.

The client shall notify the appraiser of any error, omission or invalid data herein within 10 days of receipt and return of
the report, along with all copies, to the appraiser for corrections prior to any use whatsoever. Neither our name nor
this report may be used in connection with any financing plans which would be classified as a public offering under

State or Federal Security Laws.
Copies, Publication, Distribution, Use of Report

Possession of this report, or any copy thereof, does not carry with it the right of publication, nor may it be used-for
other than its intended use. The physical report remains the property of the firm for the use of the client, with the fee
being for the analytical services only. This report may not be used for any purpose by any person or corporation other
than the client or the party to whom the report is addressed. Additional copies may not be made without the written

consent of an officer of the firm, and then only in its entirety.

Neither all nor any part of the contents of this report shall be canveyed to the public through advertising, public

relations effort, news, sales or other media without my prior written consent and approval of the client.

It has been assumed that the client or representative thereof, if soliciting funds for his project, has furnished to the
user of this report complete plans, specifications, surveys and photographs of land and improvements, along with all

other information which might be deemed necessary to correctly analyze and appraise the subject property.

Trade Secrets

This appraisal was obtained from Kerin & Fazio, LLC or related companies and/or its individuals and consists of "trade
secrets and commercial or financial information” which is privileged and confidential. Notify the appraisers signing

the report or an officer of Kerin & Fazio, LLC of any request to reproduce this report in whole or in part.
Testimony, Consultation, Completion of Contract for Appraisal Services
A contract for appraisal, consultation or analytical services is fulfilled and the total fee payable upon completion of the

report. The appraisers or those assisting in the preparation of the report will not be asked or required to give

testimony in court or hearing because of having made the appraisal in full or in part, nor will they be asked or required

i
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135 Pine Creek Avenue, Fairfield, Connecticut Assumptions & Limiting Conditions

to engage in post appraisal consultation with client or third parties except under separate and special arrangement
and at an additional fee.

Any subsequent copies of this appraisal report will be furnished on a cost plus expenses basis, to be negotiated at the

time of request.

Client’s Duty to Indemnify Appraiser

Client agrees to defend, indemnify and hold harmless Appraiser from any damages, tosses or expenses, including
attorneys’ fees and litigation expenses at trial or on appeal, arising from allegations asserted against Appraiser by any
third party that if proven ta be true would constitute a breach by Client of any of Client’s obligations, representations
or warranties made in this Agreement, or any violation by Client of any federal, state or local law, ordinance or
regulation, or common law (a “Claim”). In the event of a Claim, Appraiser shall promptly notify Client of such Claim,
and shall cooperate with Client in the defense or settlement of any Claim. Client shall have the right to select legal
counsel to defend any Claim, provided that Appraiser shall have the right to engage independent counsel at
Appraiser’s expense to monitor the defense or settlement of any Claim. Client shall have the right to settle any Claim,
provided that Appraiser shall have the right to approve any settlement that results in any modification of Appraiser’s
rights under this Agreement, which approval will not be unreasonably withheld, delayed or conditioned.

/
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135 Pine Creek Avenue, Fairfield, Connecticut

Definitions and Other Terms

Definitions and Other Terms

Assessed value

Assessed value applies in ad valorem taxation and refers to
the value of a property according to the tax rolls.  Assessed
value may not conform to market value, but it is usually

caleulated in relation to a market value base. |

Cash equivalency
The procedure in which the sale of prices of comparable
properties sold with atypical financing are adjusted to reflect

typical market terms.

Contract, coupon, face, or nominal rent

The nominal rent payment specified in the lease contract. It
does not reflect any offsets for free rent, unusual tenant
improvement conditions, or other factors that may modify

the effective rent payment.

Coupon rent

See Contract, Coupon, Face or Nominal Rent

Effective rent

1) The rental rate net of financial cencessions such as
periods of no rent during a lease term; may be calculated on
a discounted basis, reflecting the time vatue of money, or on
a simple, straight-line basis. ' 2} The economic rent paid by
the lessee when normalized to account for financial
concessions, such as escalation clauses, and other factors.
Contract, or normal, rents must be converted to effective
rents to form a consistent basis of comparison between

comparables.

Excess land

In regard to an improved sit, the land not needed to serve or
support the existing improvement. In regard to a vacant site
or a site considered as though vacant, the land not needed

to accommodate the site’s primary highest and best use.

Such land may be separated from the larger site and have its
own highest and best use, or it may allow for future
expansion of the existing or anticipated improvement.

See also surplus land ii

Face rent

See Contract, Coupon, Face or Nominal Rent

Fee simple estate

Absolute ownership unencumbered by any other interest or
estate, subject only te the limitations imposed by the
governmental powers of taxation, eminent demain, police

power, and escheat. ii

Floor area ratio (FAR)

The relationship between the above-ground floor area of a
building, as described by the building code, and the area of
the plot on which it stands; in planning and zoning, often
expressed as a decimal, e.g., a ratio of 2.0 indicates that
permissible floor area of a building is twice the total land

area; also called building-to-land ratio.

Full service lease

A lease in which rent covers all operating expenses.
Typically, full service leases are combined with an expense
stop, the expense level covered by the contract lease
payment. Increases in expenses above the expense stop
level are passed through to the tenant and are known as

expense pass-throughs.

Going concern value

Going cencern value is the value of a proven property
operation. [t includes the incremental value associated with
the business concern, which is distinct from the value of the
real estate onty. Going concern value includes an intangible
enhancerment of the value of an operating business

enterprise which is produced by the assemhblage of the land,
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building, labor, equipment, and marketing operation. This
process creates an economically viable business that is
expected to continue. Going concern value refers to the
total value of a praperty, including both real property and
intangible personal property attributed to the business

value. i

Gross building area (GBA)
The sum of all areas at each floor as measured to the

exterior walls.

Insurable value

Insurable Value, is based on the replacement and/or
reproduction cost of physical items that are subject to loss
from hazards. Insurable value is that portion of the value of
an asset or asset group that is acknowledged or recognized
under the provisions of an applicable loss insurance policy.
This value is often controlled by state taw and varies from

state to state. i

Investment value

Investment value is the wvalue of an investment tc a
particular investor based on his or her investment
requirements. In contrast to market value, investment value
is value t¢ an individual, not value in the marketplace.
Investment wvalue reflects the subjective relationship
between a particular investor and a given investment. When
measured in dollars, investment value is the price an
investor would pay for an investment in light of its perceived
capacity to satisfy his or her desires, needs, or investment
goals. To estimate investment value, specific investment
criteria must be known. Criteria to evaluate a real estate
investment are not necessarily set down by the individual
investor; they may be estabiished by an expert on real estate

and its value, that is, and appraiser. i

Leased fee

See leased fee interest

Leased fee interest

An pwnership interest held by a landlord with the rights of
use and occupancy conveyed by lease to others. The rights
of the lessar (the leased fee owner) and the lessee are

specified by contract terms contained within the lease. ii

Leasehold

See leasehotd interest

Leasehold interest
The interest held by the lessee (the tenant or renter)
through a lease transferring the rights of use and occupancy

for a stated term under certain conditions. ii

Load factor

The amount added tc usable area to calculate the renta_bte
area. It is also referred to as a “rentable add-on factor”
which, according to BCOMA, “is computed by dividing the
difference between the usable square footage and rentable
square footage by the amount of the usable area. Convert

the figure into a percentage by multiplying by 100.

Market rent

The most probable rent that a property should bring in a
competitive and open market reflecting all conditions and
restrictions of the specified lease agreement including term,
rental adjustment and revaluation, permitted uses, use

restrictions, and expense obligations. ii

Market value

Market value is ane of the central concepts of the appraisal
practice. Market value is differentiated from other types of
value in that it is created by the collective patterns of the

market. Market value means the maost probable price which
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a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and
seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of
a specified date and the passing of title from seller to buyer
under conditicns where by: 1) A reasonable time is allowed
for exposure in the open market; 2) Both parties are well
informed or well advised, and acting in what they consider
their own best interests; 3) buyer and seller are typically
motivated; 4} Payment is made in terms of cash in U.S.
dollars or in terms of financial arrangements comparable
thereto; and 5) The price represents the normal
consideration for the property sokd unaffected by special or
creative financing or sales concessions granted by anyone

associated with the sale. i

Marketing period
The time it takes an interest in real property to sell on the

market subsequent to the date of an appraisal. ii

Net lease

Lease in which ali or some of the operating expenses are
paid directly by the tenant. The Jandlord never takes
possession of the expense payment. |n a Triple Net Lease all
operating expenses are the responsibility of the tenant,
including praperty taxes, insurance, interior maintenance,
and other miscellaneous expenses. However, management
fees and exterior maintenance are often the responsibility of
the lessor in a triple net lease. A Medified net lease is one in
which some expenses are paid separately by the tenant and

some are included in the rent.

Net rentable area (NRA)
1) The area on which rent is computed. 2) The Rentable
Area of a floor shall be computed by measuring to the inside

finished surface of the dominant portion of the permanent

outer building walls, excluding any major vertical
penetrations of the floor. No deductions shall be made for
columns and projections necessary to the building. Include
space such as mechanical room, janitorial room, restrooms,

and lobby of the floor.¥

Neminal rent

See Contract, Coupon, Face, or Nominal Rent

Qccupancy rate

The relationship or ratio between the income received from
the rented units in a property and the income that would be
received if all the units were occupied. ii

Prospective future value “upon completion of
construction”

Prospective future value “upon completion of construction”
is the prospective value of a property on the future date that
construction is cempleted, based upon market conditions
forecast to exist, as of that completion date. The value
estimate at this stage is stated in current dollars unless

otherwise indicated.

Prospective future wvalue "upon reaching stabilized
occupancy”
Prospective future wvalue “upon reaching stabilized

accupancy” is the prospective value of a property at a future
point in time when all improvements have been physically
constructed and the property has been leased to its
optimum level of long-term occupancy. The value estimate
at this stage is stated in current dollars unless otherwise

indicated.

Reasonable exposure time _
The estimated length of time the property interest being
appraised would have been offered on the market prior to

the hypothetical consummation of a sale at market value on
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the effective date of the appraisal; a retrospective estimated
based upon an analysis of past events assuming a

competitive and open market. ¥

Rent

See

full service lease

net lease

market rent

contract, coupon, face, or nominal rent

effective rent

Shell space

Space which has not had any interior finishing installed,
including even hasic improvements such as ceilings and
interior walls, as well as partitions, floor coverings, wall

coverings, etc..

Surplus land

Land not necessary to support the highest and best use of
the existing improvement but, because of physical
limitations, building placement, or neighborhood norms,
cannot be sold off separately. Such land may or may not
contribute positively to value and may or may not
accommodate future expansion of an existing or anticipated

improvement. See also excess land.ii

Usable area

1) The area actually used by individual tenants, 2) The
Usable Area of an office building is computed by measuring
to the finished surface of the office side of corridor and
other permanent walls, to the center of partitions that
separate the office from adjoining usable area, and to the
inside finished surface of the dominant portion of the
permanent outer building walls. Excludes areas such as
mechanical rooms, janitorial room, restrooms, lobby, and

any major vertical penetrations of a multi-tenant floor.iv

Use value

Use value is a concept based on the productivity of an
economic good. Use value is the value a specific property
has for a specific use. Use value focuses on the value the
real estate contributes to the enterprise of which it is a part,
without regard to the property’s highest and best use of the

monetary amount that might be realized upan its sale. i

Value appraised

During the real estate development process, a property
typically progresses from a state of unimproved land to
construction of improvements to stabilized occupancy., In
general, the market value associated with the property
increases during these stages of development.  After
reaching stabilized occupancy, ongoing forces affect the
property during its life, including a physical wear and tear,
changing market conditions, etc. These factors continually
influence the property’s market value at any given point in

time,

See also

market value “as is” on the appraisal date

market value “as if compete” on the appraisal date
prospective  future value “upon  completion  of
construction”

prospective future wvalue “upon reaching stabilized

occupancy”

i The Appraisal of Real Estate, Twelfth Edition, Appraisal
Institute, 2001.

I The Dictionary of Real Estate Appraisal, Fourth Edition,
2002.
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i The Office of the Comptroller of the Currency, 12 CFR Part
34, Subpart C, #34.42 {f}, August 24, 1990. This definition is
compatible with the definition of market value contained in
The Dictionary of Real Estate Appraisal, Third Edition, and
the Uniform Standards of Professional Appraisal Practice
adopted by the Appraisal Standards Board of The Appraisal
Foundation, 1992 edition. This definition is also compatible
with the OTS, RTC, FDIC, NCUA, and the Board of Governors

of the Federal Reserve System definition of market value.

¥ 2000 BOMA Experience Exchange Report, Income/Expense
Analysis for Office Buildings (Building Owners and Managers

Association, 2000)

v Statement on Approisal Standard No. 6, Appraisal
Standards Board of The Appraisal Foundation, September
19, 1992.
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Vincent O'Brien - Outline of Qualifications, Education, and Experience
Biographical Data

Vincent has experience in the commercial appraisal field. A graduate of the University of Connecticut,
Vincent holds a Bachelor’s degree in Business Management with a concentration in Entrepreneurship. He
has earned his Certified General Real Estate Appraiser license.

Professional Affiliations

General Real Estate Appraiser, State of Connecticut #RCG.1476

Education and Training
Graduate, University of Connecticut, Storrs, CT — Earned BA in Business Management, Entrepreneurship

Completed courses and seminars offered by the University of Connecticut and the Appraisal Institute,
including the following:

e Basic Appraisal Principles * Basic Appraisal Procedures

s General Appraiser Income Approach | e General Appraiser Income Approach 1

e General Appraiser Sales Approach s USPAP

¢ Appraisal Law ¢ Real Estate Finance

e Real Estate Investments ¢  Market Analysis and Highest & Best Use

e Site Valuation & Cost Approach s Report Writing and Case Studies

e Advanced Income Capitalization Approach e Real Estate Finance Statistics and

Valuation Modeling

Representative Property Types
Office, retail centers, industrial, multi-family, single-family residential/subdivisions, commercial land,

nursing homes, assisted living facilities, condominium developments, easements, golf courses, marinas,
auto dealerships, and hospitality

Recent Employment
6/2013-7/2017: Provisional Rea! Estate Appraiser - Kerin & Fazio, LLC, Fairfield, CT
7/2017-Present: General Real Estate Appraiser - Kerin & Fazio, LLC, Fairfield, CT
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Connecticut License -

STATE OF CONNECTICUT + DEPARTMENT OF CONSUMER PROTECTION

Be it known that

VINCENT ] O'BRIEN

has been certified by the Departmem of Consumer Proteciion as & ieensed

CERTIFIED GENERAL REAL ESTATE APPRAISER

License # RCG.0001476

Effective: 05/01/2018 i : Z 2{ : ,

Expiration: 04/36/2019 bt Sengul Commionnt

I
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David J. Herbst, MAI - Outline of Qualifications, Education, and Experience
Biographical Data

David has a diverse real estate background that includes commercial leasing and sales, construction
management, and appraisal. A graduate of the University of Michigan, David holds a Bachelar's degree in
Economics. He has earned the Appraisal Institute's distinguished MAI membership designation, indicating
an advanced level of expertise in the valuation of commercial, industrial and other property types.

Professional Affiliations

Appraisal Institute — MAl Designation, Certificate #497388

Certified General Real Estate Appraiser, State of Connecticut # RCG.1252
Certified General Real Estate Appraiser, State of New York # 46000050523
Real Estate Salesperson, State of Connecticut # RES.0775550

Education and Training

Graduate, University of Michigan, Ann Arbor, Ml — Earned BA in Economics

Completed courses and seminars offered by the University of Michigan, the Appraisal Institute, as well as
other real estate institutions, including the following:

e Appraisal | s Appraisal |l

» Real Estate Economics » Money & Banking

s International Finance ¢ |nternational Trade Theory

* General Appraiser Income Approach I e Real Estate Finance and Statistics

+ Advanced Applications + Market Analysis and Highest & Best Use

e Tenant Credit Analysis » Advanced Income Capitalization

¢ Report Writing and Valuation Analysis s Advanced Sales Comparison and Cost
Approach

* Analyzing Distressed Real Estate s Separating Real Property, Personal Property,

and Intangible Business Assets

Representative Property Types
Office, retail centers, industrial, multi-family, single-family residential/subdivisicns, commercial land,
nursing homes, assisted living facilities, condominium developments, easements, golf courses, marinas,
auto dealerships, and hospitality
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Expert Witness Background

Qualified as expert witness in Fairfield County and New Britain Superior Courts

Recent Employment .- SR
1/1/2014-present: Partner of Kerin & Fazio, LLC, Fairfield, CT

1/2007-12/13/2013:  Commercial Appraiser - Kerin & Fazio, LLC, Fairfield, CT
9/2005-12/2006: Commercial Real Estate Agent / Appraiser — John D. Hastings, Inc. Westport, CT

Connectiéutiliceﬁﬁe: :

STATE OF CONNECTICUT + DEPARTMENT OF CONSUMER PROTECTION

Be it known that

DAVID ] HERBST

has been certified by the Department of Conswmer Protection as a licensed
CERTIFIED GENERAL REAL ESTATE APPRAISER

License # RCG.0001252

Effective: 05/01/2018
Expiration: 04/30/2019

Michebe Sengut], Commiiooer
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Y:\DWGS\2018\18187-135-PINE-CREEK-A VENUE-FAIRFIELD\EMAIL-LLR-135-PINE-CREEK-A VENUE-FAIRFIELD.dwg, 8/13/2019 8:23:03 AM, Admin,
1:10, NEAL

#123 PINE CREEK #135 PINE CREEK e g, a3,

o

MIN. REQUIRED | _ EXISTING EXISTING
STANDARD MAXALLOWED | conpimions*+ | PROPOSED | oconpmions | PROPOSED

Minimum Lot Area (lot area) 9,375 SF 5,000 SF 5,800 SF 13,000 SF 12,200 SF

Less Area Below El. 4.8' — 0 0 0 0 Senbi o
Less Road Area — 0 0 0 0 T

(NET AREA) 5000 SF 5,800 SF 13,000 SF 12,200 SF

Minimum Square on Lot 50.0' Sq. 50.0' 58.0' 100.0' 100.0'

Minimum Lot Frontage 20.0 50.0' 58.0' 130.0 122.0 South Pine Creek G

Average Widith of Lot 40.0' - 50.0' 50.0' 58.0' 130.0' 122.0'

Minimum Setback From Street Line 15.0' 17.3' 17.3' 15.7 15.7

N/A N/A N/A N/A N/A
VARIES 24.3 32.3' 113.5' 105.5'
6.0 6.6' 6.6' 40.0' 32.0'

Minimum Setback From Resr 5.0 229 229 229 229 B Frency, .

Minimum Setback From Rear (Creek Side) N/A N/A N/A N/A N/A

—_—
_—
_—
_—
_—
_—
_—
_—
_—
_—
_—
_—
_—
_—
—_—

Minimum Fioor Area Dwelling 750 SF 2762+ SF 2762+ SF 201+ SF 201+ SF

o
Meximum Helght for a Bullding or Stucture 30.0° 24.3 24.3 N/A N/A EDGE OF PAVEMENT —_— — 7y

Maximum Number of Stories Per Buliding 2 2 2 1 1 - - — — — — —

Maximum Building Lot Coverage Precentage 20.0% 29.0% 25.0% 1.5% 1.7% Sowuth Pine Creel

Minimum First Floor Elevation 14.0' 18.0' 18.0' N/A N/A Beach

** . REPRESENT PROPOSED CONDITIONS FOR NEW HOUSE
AS-BUILT NOT COMPLETED AS OF THE DATE ON THIS MAP —

Q
?é
%
3
¢
:
ﬂ

GENERAL NOTES

1. This Map has been prepared pursuant to the Regulaon . 500 feet 100 m NORTH
of Connecticut State Agencles Section 20-300b-1 through —— N —————— — _ _ _ EDGEOFPAVEMENT
20-300b-20 and the "Standards for Surveys and Maps In the
State of Connecticut as adopted by the Connecticut
Association of Land Surveys, Inc. on Sept. 26, 1996.

2. This Survey conforms to Class A-2.

3. The Type of survey performed Is a Limited Property /
Boundary Survey, and is intended to be Zoning Location
Survey.

4. Boundary determination Is based upon a Dependent
Resurvey (see MAP REFERENCES and Record Deeds.)

S70°4832°E S70°4832°E
A 122.00 130.00'

5. North Arrow is based on Magnetic North.

6. This map is NOT VALID without a LIVE SIGNATURE and
EMBOSSED SEAL.

7. This map is NOT VALID if altered or used by any party

IOUSE
other than the one depicted in titie block of this map. B H

n/f
MICHAEL MORAN

8. Property Lines Established According to Record Deeds
exist Vol. 1708 , Page 165

]

9. Physlcal Features Such as Stone Walls, Wire Fences,
Monuments, Iron Pins or Pipes, Etc. taken under
consideration to establish current deed lines.

7 P :

10. Underground Utility, Structure and facility Locations
depicted and noted hereon have been compiled, in part,
from record mapping supplied by the respective utility
companies or government agencies, from parole testimony
and from other sources. These Locations must be
considered as approximate in nature. Additionally, other
such features may exist on the site, the existence of which
are unknown to this firm. The size, Location and existence
of all such features must be fleld determined and verified by
the appropriate authorities prior to construction. CALL
BEFORE YOU DIG 1-800-922-4455

#123 PINE CREEK AVENUE
AREA = 5,000 SQ.FT.
OR 0.115% ACRES

S LL

NEW #123 PINE CREEK AVENUE
AREA = 5,800 SQ.FT.
OR 0.133+ ACRES

#135 PINE CREEK AVE
AREA = 13,000= sq
0.300 acres

NEW #135 PINE CREEK AVE
AREA = 12,200+ sq t
0.280 acres

11. Lot served by public water supply and town sewer
system.

12. Entire Subject Property Under Zone: AE EL. 14 per Flood
Insurance Rate Map, Community-Pannel Number

09001C0557G Panel 557 OF 626, EFFECTIVE DATE: PROPOSED STONE VENEER
July 08, 2013. (SEE ARCHITECT PLANS)

n/f
DOUGLAS & SUSAN SHANKMAN
Vol. 5103, Page 170

00°00L

0000}
M.8ZLIBLS

MBeLLELS

0000k M .BeLLELS

382416 N|
00001

PROPOSED 2 STORY HOUSE
PROPOSED FIRST FLOOR = 18.0'
PROPOSED GARAGE FLOOR = 5.5'

13. Benchmark provided by by Fairfield Engineering ;Z
Depariment. (BM-20)

14. Elevations are based on N.A.V.D. Datum 1988. n/f /zd
DENISE BIAGI

MAP REFERENCES Vol. 4908 , Page 275

17. 7

1. RECORD MAP #1475 EX HOUSE
2. RECORD MAP #679 =
3. RECORD MAP #3800

3. UNRECORDED MAP OF PROPERTY FOR JAMES P.
DILLON, FAIRFIELD, CT. DATED JU;LY 2, 1992, SCALE:
1"-10' PREPARED BY THE HUNTINGTON COMPANY

..-’-T’-"i-"-—

L I A

18.0°

g
!
P
12.3
£
>
g

[Proposenra | A
|| N[N

E/

of

e Lk

[PROPOSED CONCRETE WALL (TYP) |1 - ] STEPPING STONES

= on =0 =8 S8 ES S S E. .. .. ---r-----

130.00 . 122.00

_—
_—
—_—
—_—

S=======I=SS=ISI=SI=I=I==I=I=IE==Eg s M—H/}_)_NE CREEK AVENUE

ol \\\EDEOFAVEMM\@ ###### _ - — — — —

- —_—

U1 1381 — _

LOT LINE REVISION MAP
PREPARED FOR

KEITH CHARETTE

DESCRIPTIVE TITLE: LOT LINE REVISION 123 & 135 PINE CREEK AVENUE, FAIRFIELD, CONNECTICUT

To the best of my knowledge and belief this 10 20
map Is substantially comect as noted hereon , . ; |

LAND SURVEYING

SERVICES, LLC
135 FAIRCHILD AVENUE

FAIRFIELD, CONNECTICUT 06825
TEL. ?203; 922—-4177

FAX. (203) 615-0123
EMAIL: info@nealjain.com

10
DATE: AUG. 09, 2019

: | DESCRIPTION
NEAL K. JAIN LS. # 18139 REVISIONS

MAP|JL |DWG: 18187



Additional Proposed Funds Transfer for FY19-General Fund

Reserve for future uses:
Increase: Change in Mkt Valuation Revenue
Increase: Building Permit Revenue
Increase: PILOT Program Non-Profit
Increase: Transfers Out-Debt Svc

1,400,000 01084-44005
700,000 01005-42112
600,000 01082-41196

2,700,000 01010030-58950

v unn
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