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VIMINI ASSOCIATES

REAL ESTATE SERVICES
SINCE 1968

January 10, 2010

Mr. Andrew Nunn

Acting Director

Bridgeport Port Authority

330 Water Street

Bridgeport, Connecticut 06604

Re:  Bridgeport Port Authority Property
837 Seaview Avenue and O Stratford Avenue
Bridgeport, CT

Dear Mr. Nunn:

In accordance with your request to perform an appraisal of the above captioned property, 1
submit herewith this complete appraisal in a summary report format. The purpose of the appraisal is
to estimate the current market value, as defined in subsequent sections of the report. The function of
this report is reportedly to determine market value for eventual lease negotiations. The effective date
of this analysis is January 14, 2010, the date of the appraiser’s most recent inspection. The
opinion of value stated in this report is based on the Sales Comparison Approach since the subject
consists of vacant land, which is best valued by this method. As there is presently no known long-
term enforceable lease in effect, Fee Simple Estate is appropriately determined.

The undersigned appraiser certifies that this appraisal report has been prepared in
conformance with the Uniform Standard of Professional Practice (USPAP), and conforms to the
standards of the Appraisal Institute.

The property is located along the westerly side of Seaview Avenue in the East End of
Bridgeport. The property itself consists of the northem portion of an overall 43.18 acre peninsula
formerly improved with a specialty steel mill facility formerly operated by Carpenter Technology.
Some of the demolished buildings had dated back to the 1800's. The subject site consists of 14.6
acres (mean high water line) which is unimproved however, it presently contains a significant
amount of concrete foundation remnants, demolition debris, slag, and concrete floor slabs from the
demolished buildings are still in place. The site is bordered by Seaview Avenue to the east, land
owned by the State of Connecticut (exit ramp of 1-95) and land owned by the City of Bridgeport
along its northerly boundary. Yellow Mill Channel forms the westerly boundary and the bulk of the
overall site currently leased and used by Derecktor shipbuilders is the southerly boundary.

APPRAISAL SERVICES / COMMERCIAL & INDUSTRIAL BROKERAGE 7 LOAN BROKERAGE / PROPERTY MANAGEMENT
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Re:  Brdgeport Port Authority Property page two
837 Seaview Avenue and 0 Stratford Avenue
Brdgeport, CT

The site is an irregular shaped parcel, having rip rap frontage along the channel line and a
level topography. Primary access to the subject is provided by Seaview Avenue, the parcel has all
utilities available in city roadways, and zoning is I-HI (Heavy Industry). Soil content consists of fill
material primarily containing slag in a matrix of poorly graded sand and or poorly graded sand with
slit. Fill materials were also comprised of bricks, iron rebar, scrap metal, wood, cinders and some
ash and concrete debris. The soil content had formerly supported large steel mill buildings. The
reader is advised that the site is contaminated and requires remediation. A reported fuel oil spill
occurred in the late 1950’ during a routine filling of a 500,000 gallon above ground fuel tank, and
has resulted in the contamination of approximately eleven acres of the total 43.18 acre site. A field
inspection revealed the site has developed a sink hole in its northwest section (see photos) revealing
several large support footings and foundations as tidal changes affect the soil content.

A second parcel of land is located along the northern portion of the property, formerly owned
by the State of Connecticut. This parcel consists of 51,841 square feet, lacks access along Stratford
Avenue and is subject to perpetual slope easements and others in favor of the State of Connecticut.
For the purpose of rental analysis this parcel will be analyzed as if access rights are granted by the
State of Connecticut. A more detailed description of the properties are provided further in this report.

The analysis of the subject property required research of market data through many sources;
the appraisers files, commercial data banks, commercial record, local multiple listing service, local
brokers and appraisers, as well as the appraisers field review; and the review of city records. From
this collection of data, the appraiser determined that the sales comparison approach was the most
appropriate. My most recent personal inspection was performed on January 14, 2010.

Based on this inspection, and the investigation and analysis of the data secured, it is my
opinion that the Market Value of the Fee Simple Estate of the property, as of January 14, 2010, is
the amount of:

Five Million, Eight Hundred and Forty Thousand Dollars
(35,840,000.00)*

* See following page

The properties ""Fee Simple Estate” is appraised in this report. This is defined as: "Absolute
ownership unencumbered by any other interest or estate subject only to the four powers of
government."' This definition is limited to the four powers of government which are; eminent
domain, escheat, police power and taxation.

! The Dictionary of Real Estate Appraisal, published by the Appraisal Institute, third edition, 1993.
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Re:

Bridgeport Port Authority Property page three
837 Seaview Avenue and 0 Stratford Avenue
Bridgeport, CT

The appraiser is aware of several documents regarding the soil content and proposed uses of

the subject property. These include the following:

1. Memorandum dated September 15, 2005 from Robert Lamonica; GZA
GeoEnvironmental, Inc,

2. Letter discussing “Cost of Base Line Conditions” from TPA Design Group dated
December 1, 2005.

3. Supplement #1 regarding Existing Conditions of the subject dated August 4, 2005 (2
pages) by TPA Design Group

4. Draft Memorandum from Alex Danzberger to Bert Sacco of TPA, dated October 9, 2005
(2 pages)

5. Copy of Introduction of Phase One Remedial Action Plan prepared by GEI Consultants,
dated October 2004 (4 pages)

6. Letter from the State of Connecticut department of Environmental Protection, dated
March 20, 2009. See appendix

7. Relevant CCMA Findings/Policies for the development of the Former CarTech Site, one
page provided by client. See appendix

The following underlying assumptions were used in preparing this analysis:>

The estimate of market value excludes consideration of environmental conditions related to
hazardous materials that are known to exist on the Subject Property as of the effective date of
the appraisal. This is consistent with appraisal practice since the full scope of contamination
is unknown and is not within the expertise of the appraiser.

The estimate of market value does not take into account the influence of site improvement
costs necessary to facilitate a sale to a buyer who would develop the Subject Property to its
highest and best use. The appraiser is instructed to assume normal site development cost as
compared to competitive properties. This is consistent with appraisal practice since the full
scope of site development costs associated with the buried debris, foundations, slabs, and
associated former building structures is unknown and is not within the expertise of the
appraiser. Site improvement costs estimates, provided from the above reference documents
are dated, and apply to the overall 43.18 acre.

The estimate of market value does not take into consideration soil conditions or soil stability
issues pertaining to the excavated UST grave site located in the northwest portion of the
property. This area is designated as wetland soils limiting development. The appraiser has
been instructed to assume DEP approval for wetlands mitigation with minimal impact on the

property.

The appraiser reserves the right to amend or revise this report, as well as the underlying anelysis and conclusion, based on the
discovery of additional facts or other changed circumstances.
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Re:  Bndgeport Port Authority Property page four
837 Seaview Avenue and 0 Stratford Avenue
Bridgeport, CT

Underlying assumptions, Continued

The second parcel fronting along Stratford Avenue and was conveyed to the Port Authority

from the State Dot, with several easements, restrictions and a non access line along Stratford
Avenue. The appraiser is asked that the deed restriction against leasing will be removed and
the non access line will also be removed and access established. This is a hypothetical
condition, as defined in the Summary of Salient Facts and Conditions.

Market Value Definition

"Market Value" referred to in this report is defined by the Title XI of the Federal Financial
Institution Reform, Recovery and Enforcement Act of 1989 (FIRREA), to mean the most probable
price which a property should bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller, each acting prudently, 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 conditions whereby:

1. Buyer and seller are typically motivated;

Both parties are well informed or well advised, and each acting in what they consider

their own best interests;

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

4, Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

5. The price represents the normal consideration for the property sold unaffected by
special 3or creative financing or sales concessions granted by anyone associated with
the sale’.

(9]

Respectfully submitted,

S

/i
\RéEr A. Vimini, MAI

The "most probable price" as stated in this definition is defined by the appraiser to be the same as "most probable selling price”
which is defined in the Dictionary of Real Estate Apprisal, published by the Appraisal Institute, third edition, 1993, as follows;
“The price at which a property would most probably sell if exposed on the market for a reasonable time, under the market
conditions prevailing on the date of the appraisal”.

Reasonable exposure time inherent in the market value concept is always presumed to precede the effective date of the appraisal.
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Property Owner: Bridgeport Port Authority

Property Address: 837 Seaview Avenue, and Stratford Avenue, Bridgeport, CT

Property Rights Appraised:  Fee Simple Interest

Value Appraised: Market Value

Inspection Dates: December 30, 2009 and January 14, 2010

Date of Valuation: January 14, 2010

Special Assumptions: The opinion of value does not reflect any possible limitations on the

marketability or mortgaging of the property as a result of conditions governed by Connecticut Public
Act 84-535 “An act conceming clarifications of permits for hazardous liability resulting from any
soil contamination”. The report does not take into consideration environmental conditions, which
would negatively impact the value of the property.

Hypothetical Conditions The Uniform Standards of Professional Appraisal Practice defines a
hypothetical condition as “that which is contrary to what exists but is supposed for the purpose of
analysis. Hypothetical conditions assume conditions contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions extemal to the property, such as
market conditions or trends; or about the integrity of data used in an analysis. See page 3 of this
report.

Extraordinary Assumptions The Uniform Standards of Professional Appraisal Practice defines an
Extraordinary Assumption as “an assumption, directly related to a specific assignment, which, if
found to be false, could alter the appraiser’s opinions or conclusions. Extraordinary assumptions
presume as fact otherwise uncertain information about physical, legal or economic characteristics of
the subject property; or about conditions external to the property, such as market conditions or trends;
or about the integrity of data used in an analysis.” See page 3 of this report.

Parcel No. 1

Total Land Area: 14.60 Acres

Zoning Classification: I-HI (Heavy Industrial)

Highest and Best Use: Commercial/Industrial uses permitted as of right

Present Use: Vacant Land

Opinion of Value: $5,840,000

Rental Value: $ 318,000 Annually

Parcel No. 2

Total Land Area: 51,841 square feet or 1.1928Acres, useable area estimated by
appraiser is calculated to be 1 acre.

Zoning Classification: OR-G formerly I-LI

Highest and Best Use: Commercial uses permitted as of right

Present Use: Vacant Land

Opinion of Value: $400,000 if assembled with Parcel No. 1

Rental Value: $ 21,780 annually if assembled with Parcel No. 1
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PHOTOGRAPH OF THE PROPERTY

OVERALL VIEW OF 837 SEAVIEW AVENUE

OVERALL VIEW of 775 STRATFORD AVENUE



PHOTOGRAPH OF THE PROPERTY

VIEW OF 837 SEAVIEW PARCEL FRONTING ALONG WATER



PHOTOGRAPHS OF THE PROPERTY

VIEW OF 837 SEAVIEW PARCEL WATERFRONTAGE

VIEW OF 837 SEAVIEW PARCEL LOOKING EASTERLY TOWARDS STREET



PHOTOGRAPH OF THE PROPERTY

VIEW OF 837 SEAVIEW PARCEL (SOUTHWEST CORNER) WHICH HAS EXPOSED
FOOTINGS AND FOUNDATIONS AND IS SUBJECT TO WETLAND DESIGNATION

VIEW OF 837 SEAVIEW PARCEL ADJOINIGN 775 STRATFORD AVENUE



PHOTOGRAPH OF THE PROPERTY

STREET SCENE - SEAVIEW AVENUE LOOKING NORTHERLY

STREET SCENE - SEAVIEW AVENUE LOOKING SOUTHERLY
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PHOTOGRAPH OF THE PROPERTY

STREET SCENE — STRATFORD AVENUE LOOKING EASTERLY

STREET SCENE — STRATFORD AVENUE LOOKING WESTERLY
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PHOTOGRAPH OF THE PROPERTY

VIEW OF INTERSTATE 95 CLOVERLEAF ADJOINING PROPERTY
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SITE DATA
Location:

Size:

Shape:

Topography
& View:

Soil Content:

PROPERTY DESCRIPTION

Northwest comer of Stratford and Seaview Avenues; across from the cloverleaf
egress and entrance ramps of Interstate 95.

Per maps provided to the appraiser, the land area consists of 14.60 acres for the
main parcel and 51,841 or 1.19 acres for the Stratford Avenue parcel.

Irregular (see plot plans in appendix).

The main parcel has level topography with downward slopes on site along the
water. It is assumed that the site is above flood levels therefore no fill would be
required to raise any portion of the site above flood elevations. Minimum
elevation preferred is 11 to 12 feet above sea level. Site overlooks Yellow Mill
Channel, to the west, Derecktor of Shipyards to the south, Interstate 95 to the
north and residential and industrial uses across its frontage along Seaview
Avenue. Presently, the site has significant exposure coming from the south
bound lane of Interstate 95; some of which may be lost in the future when the
Steel Pointe development is built across the channel.

The second parcel fronting along Stratford Avenue is level, with slope easements
along exit ramp of Interstate 95. These easements reduce the usability of the
overall site.

Per reports,” the soil content consists of fill material primarily containing slag in
a matrix of poorly graded sand and or poorly graded sand with silt. Fill materials
were also comprised of bricks, iron rebar, scrap metal, wood, cinders and some
ash and concrete debris. The soil content does appear stable for development as
the site was formerly developed with large steel mill buildings. The reader is
advised that many of the obstacles or obstructions contain reinforced concrete
piers, grade beams, walls, pits, U-drains, grade slabs, brick floors, and asphaltic
concrete pavements.

4

*Enuironmental Subsurface Investigation, Connecticut Newsprint Recycling Plant, 837 Seaview Ate., Bndgeport, CT," ERL Project No.
06256.55, prepared by J. Camoll, 12/97.

"Preliminary Geotechnical [nvestigation Report, Proposed Connecticut Newsprint Recycling Plant, 837 Seaview Ave., Bridgeport, CT,"
prepared by Earth Design Associates, Inc., 12/22/97.

"Evaluation of Environmental Data and Estimate of Premium Site Development Costs, Carpenter Technology Corp. Property, 837 Seaview
Ave., Bridgeport, CT," prepared by TPA Design Group, 9/14/98.

13



PROPERTY DESCRIPTION, Continued

SITE DATA, Continued

Environmental
Concems:

Street Frontage:

Site
Improvements:

Utilities:

A reported fuel oil spill occurred in the late 1950’ during a routine filling of a
500,000 gallon above ground fuel tank, and has resulted in the contamination of
approximately eleven acres of area on the original 43 acre parcel. The appraiser
is aware of a consent order between the Department of Environmental Protection
(DEP) and Carpenter Technology dated July 22, 1992 and a grant of restrictive
covenant which outlines the spill area and agreement as to its remediation. The
covenant clearly sets forth provisions that prohibit development lacking DEP
approval. The deed restriction in place is believed to be based upon the premise
that the relatively low mobility of the highly viscous no. 6 fuel oil would prevent
significant seepage or movement of the oil in the subsurface sediment. This
appraisal report and the value estimates contained herein assume no potential
liability resulting from any soil contamination as outlined in the recorded
documents on the land records of the city, and the reports submitted for review.
The appraiser reserves the right to amend this report, at an additional fee,
pending the findings of any site or environmental assessment report as to the
presence of any on-site toxic, hazardous wastes or contaminants that may affect
the value of the property.

The maps of record are unclear to the actual frontages therefore the appraiser has
calculated the following;

Main parcel has approximately 375 feet along Seaview Avenue

Non access frontage along Stratford Avenue for the second parcel. This
appraisal assumes the non access restriction will be lifted by the State of
Connecticut allowing single access in some form for overall development of the
combined parcels.

Site is improved with asphalt paving in areas of former parking, loading, and
access. Concrete slabs and foundations of the steel fabricating mill remain in
place and significantly increase site development and preparation costs for reuse
if these improvements cannot be utilized in the reuse of the site. Sites are
enclosed with chain link fencing along their perimeters. Overall condition of the
fencing is good.

Those available to the site include:
Public Water
Sewage Disposal: City Sewers
Storm Sewers
Gas
Telephone and Electrical Services
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PROPERTY DESCRIPTION, Continued

SITE DATA, Continued
Water Frontage: The main parcel has extensive frontage along Yellow Mill channel.

- Approximately 800 feet along Yellow Mill Channel, none of which is useable
in its present state. See photo appendix. Frontage consists of stone rip rap with a
small pier jutting out along midway. It is believed to be formerly used for oil
delivery. Depths are unknown; however, at low tide the mud flats are visible
creating possible intertidal wetlands which are federally regulated and protected.
The channel narrows as it reaches the Stratford Avenue bridge preventing use
along the lower portion since the channel line is close to high water line.
Dredging and bulkheading is required for water dependent use.

One of the problems associated with the frontage along Yellow Mill Channel is its close
proximity to the channel’s outer limit, which is defined as its navigational boundaries, established
by Army Corps of Engineers. Any waterfront use is therefore prohibited, as it would interfere with
water traffic and protrude into the channel’s boundaries. As such, excavation of uplands would be
required to create more water area for the boat slips, and dockage ability. The creation of useable
waterfrontage along both Yellow Mill Channel is necessary for water dependent users. The cost
pertaining to excavation, removal, etc. is unknown but it is far beyond the financial feasibility to
create a new useable waterfront with bulkheads, revetment, etc..

H.U.D. Flood

Hazard Zone: The westerly boundary running along Yellow Mill Channel is located in an A4 flood
zone. This zone extends from the water to a short distance, at which point the
property is located in Zone B flood hazard area. The majority of the site is
designated as a flood zone C. These zone designations are explained as follows:

Zone A4 Areas of 100 year flood; base flood elevations and flood hazard factors determined.
Zone B Areas between limits of the 100 year flood and 500 year flood; or certain areas
subject to 100 year flooding with average depths less than one (1) foot or where the
contributing drainage area is less than one square mile; or areas protected by levels
from the base flood.
Zone C Areas of minimal flooding,
Reference is directed to the Department of Housing and Urban Development Flood Hazard

Boundary Maps No. 09002-0006 D, dated, June 16, 1992 and Map No. 090002-0004 C, dated
March 1, 1984, for the City of Bridgeport.
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PROPERTY DESCRIPTION, Continued

SITE DATA, Continued

Coastal Area Management

(CAM):

The property is located within 500 feet of a watercourse and therefore requires
Coastal Area Management (CAM) approval for future development. CAM was
established in the city in 1980 as approved by Connecticut General Statute’s section
222a-90 through 22a-112 entitled "The Connecticut Coastal Management Act.” As
part of the local land use planning and regulations, all properties located with the
coastal boundary established is subject to regulatory, development and planning
requirements of this act. The city has historically worked closely with DEP
regarding the approvals of such uses within the coastal boundary of Bridgeport's
watercourses. CAM approval is required prior to receiving zoning approval. The
city reference to CAM is better known in state statutes as Coastal Site Plan Review
Process - section 22-105-109.

Department of Environmental

Protection:

The DEP regulates all activities from the High Tide Line outward; whereas the local
municipalities control uplands, however, since the site falls within the Coastal Area
Boundary, public access to the waterfront is overseen by this department. The
objective of DEP is "to protect, manage, and restore coastal resources, and ensure
their availability and accessibility to the public, to foster water-dependent uses of the
shore front and to oversee the state's public trust responsibilities for tidelands."

According to the C.G.S., Section 22a-93(16), Water Dependent Uses are defined as:
"those uses and facilities which require direct access to, or location in, marine or
tidal waters and which therefore, cannot be located inland, including but not limited
to: marinas, recreational and commercial fishing and boating facilities, fin-fish and
shellfish processing plants, waterfront dock and port facilities, shipyards and boat
building facilities, water-based recreational uses, navigation aids, basins and
channels, industrial uses dependent upon water-bome transportation or requiring
large volumes of cooling or process water which cannot reasonably be located or
operated at an inland site and uses which provide general public access to marine or
tidal waters."

Adverse impacts on future water-dependent development opportunities and adverse
impacts on future water-dependent development activities include but are not
limited to (a) locating a non-water-dependent use at a site that (i) is physically suited
for a water-dependent use for which there is a reasonable demand or i1) has been
identified for a water-dependent use in the plan of development of the municipality
of the zoning regulations; (b) replacement of a water dependent use with a non-
water-dependent use; and (c) siting of a non-water-dependent use which would
substantially reduce or inhibit existing public access to marine or tidal waters.

16



PROPERTY DESCRIPTION, Continued
SITE DATA, Continued

Department of Environmental

Protection: ~ With regards to the subject, preferred development would be water dependent uses;
however, if these uses are not feasible DEP looks to public access of uplands
abutting water requiring substantial meaningful development. The second scenario
considers what is the reasonable balance between development and public access of
uplands. See letter in appendix.

The reader is directed to the Connecticut Department of Environmental Protection for detailed

information as to their reﬁlatoi rrocess. They can also be reached through their website at:

U.S. Army Corps Of Engineers

The Subject Property is located along Yellow Mill Channel which is under the
jurisdiction of the U.S. Army Corps of Engineers. The subject property is located within
close proximity of the Channel’s navigational boundaries. The Corps of Engineers
therefore would likely prohibit any use that interferes with water traffic. In addition, the
Corps regulates any type of dredging, filling, or other alterations to the existing shoreline.
Therefore, any water dependent uses on the Subject Property would be subject to
regulatory approval by them.

Utilities:
Those available to the site include:
Public Water
Sanitary Sewer Lines
Storm drains; however these are connected to the sewer lines and must be separated.
QGas

Telephone Services
Electrical Services
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PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the current market value of the overall site “AS
IS”, as defined in subsequent sections of this report. The function of this report is reportedly to
determine market value for sale negotiations. The opinions of value stated in this report are in “fee
simple” estate ownership.

Value Definition

"Market Value" referred to in this report is defined by the Title XI of the Federal Financial
Institution Reform, Recovery and Enforcement Act of 1989 (FIRREA), to mean the most probable
price which a property should bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller, each acting prudently, 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 conditions whereby:

1. buyer and seller are typically motivated;

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

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

4, payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and

5. the price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with
the sale’.

INTENDED USE & USER OF THE APPRAISAL

The intended use of the appraisal is to develop an opinion of the market value of the fee
simple interest of the subject property for use by the client, The Port Authority of the City of
Bridgeport, in the course of its deliberations towards negotiations with prospective buyers.

The "most probable price" as stated in this definition is defined by the appraiser to be the same as "most probable

selling price" which is defined in the Dictionary of Real Estate Appraisal, published by the Appraisal Institute,
third edition, 1993, page 236, as follows:

"The price at which a property would most probably sell if exposed on the market for a reasonable time under the
market conditions prevailing on the date of the appraisal.”

Reasonable exposure time inherent in the market value concept is always presumed to precede the effective date
of the appraisal.
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USPAP COMPETENCY RULE COMPLIANCE

Vimini Associates is a real estate appraisal and consulting firm, which has been involved in
a wide varety of appraisal assignments in its 55-year history. Our areas of experience include
residential, commercial, industrial and special purpose properties throughout the Bridgeport Area.
I, Peter A. Vimini, am a certified general appraiser in the State of Connecticut and hold the MAI
designation of the Appraisal Institute, a nationally recognized organization of professional
appraisers. [ have extensive experience in appraising income properties, vacant land, and am
competent to appraise the subject property.

SCOPE OF THE APPRAISAL

As an integral part of this report, the appraiser researched the Bridgeport Land Records
including the Assessors, City Clerk, and Zoning offices for information on the subject and
comparable properties. Local real estate participants were also contacted, and with this
information, the analysis to value was performed.

For establishing market value, all three approaches to value were considered, and the
subject is analyzed via the Sales Comparison Approach, since it generally consists of vacant land,
and is most appropriately valued by this method. The value indications of the sales used were
reviewed and reconciled into an estimate of market value the land, as if vacant. During this
process, consideration was given to the strong and weak points of each sale as it relates to the
market in which the property competes, the physical and economic impact of the surrounding area
upon the property; the demand for such property in it’s specific location; the physical and legal
limitations upon the use of the site; the condition of the site improvements, and their contribution to
value. The resulting conclusion represents the estimated defined value of the property, in the
condition it existed on the effective date of appraisal, subject to the assumptions and limiting
conditions contained within this report.

PROPERTY RIGHTS APPRAISED

The property of the "Fee Simple” estate is appraised in this report. This is defined as:

"Absolute ownership unencumbered by any other interest or estate, subject only to the
limitatior6ls imposed by the governmental powers of taxation, eminent domain, police power, and
escheat."

ESTIMATION OF EXPOSURE AND MARKET TIME

Market value is derived based on that of a current sale; one occurring within a reasonable
exposure time of twelve months. Reasonable exposure time inherent in the market value concept is
presumed to precede the effective date of the appraisal. Appropriate market time is forecasted to
occur within twelve months subsequent to the date of appraisal.

¢ The Dhctionary of Real Estate Appraisal, third edition, by the Appraisal Insttute, Chicago, thnois, 1993, page 140.
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TITLE HISTORY

The subject property consists of two parcel; the first being a 14.60 acre site which is part
of an overall parcel that was acquired from Carpenter Technology on August 6, 1999. Deed is
recorded in Volume 4179, Page 291 in the Bridgeport Land Records. The second parcel was
acquired from the State of Connecticut via Quit Claim Deed for $1,000 on August 25, 2008.
There is no legal description encompassing the first parcel as it is part of the overall site,
therefore the map provided to the appraiser serves as reference for metes and bounds. The
second parcel acquisition is recorded in Volume 7916, Page 278 of the Bridgeport Land Records,
a copy is provided in the appendix.

SUBJECT PROPERTY HISTORY

Uses of the overall site include a steel mill which was razed 1989. Subsequent to its razing,
the site had remained vacant until the southerly section was developed for Derecktor of Shipyards
in 2000. This user encompasses approximately 23 acres of land and utilized the existing 55,000
square foot facility located on that portion. The remaining area, majority of which consists of the
subject property has remained vacant. The subject property was offered for development proposal
via an RFP over the past year spurring interest by local developers. As such one proposal was
submitted to the City for consideration which involves retail development. The appraiser is not
privy to the details of this proposal. The land area of the main site was determined to be 14.60
acres and is used in the appraisal. The appraiser reserves the right to alter, amend, revise or rescind
any of the vale opinions should any subsequent land survey maps reveal a larger or smaller site size
than used in this report.

ENVIRONMENTAL CONDITIONS

The subject property is impacted by environmental conditions caused by and due to its
former uses. Under the conditions for appraisal, the client has requested that the appraisal should
ignore such impacts, and an estimate of the value of property taken should be prepared on the basis
of its unimpaired market value, exclusive of environmental conditions. Therefore, no effort has
been made in this appraisal to quantify the impact of environmental conditions pertaining to
hazardous materials that are known to exist at the Subject Property.

ZONING

The subject property located at 837 Seaview Avenue is designated as “Heavy Industrial” (I-
HiI) zone. Per Bridgeport zoning regulations, this zone “is intended to reserve appropriate areas of
the City for those industres, which due to impacts in terms of such characteristics as dust, traffic,
hazards, appearance or intensity of industrial development are not desirable in or adjacent to non-
industrial areas. Development standards are intended to recognize the operational needs of high
impact industries while setting minimum standards to promote safe, functional, efficient and
environmentally sound development and operation”.
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ZONING (Continued)

Criteria for a Heavy Industrial Zone is as follows:

Minimum Lot Area No minimum
Maximum Floor Area Ratio (FAR) No limit
Maximum Building Coverage 100% of Site
Maximum Building Height 75 Feet
Minimum Frontage No minimum
Minimum Building Setbacks:

- From Street Lot Line 5 feet

- From Lot Line Abutting an R Zoned Lot 15 feet

- From Lot Line Abutting MU, OR or I Zone 0 feet

- High Impact industrial use 10 feet

Permitted uses include the following:

As of Right:
1. Automotive and Marine Craft
2. Wholesale Trade
3. Warehousing/Freight Storage — both high and low impact
4. Industrial Service — both high and low impact
5. Transportation, Communications, and Essential Services (not passenger terminals)
6. Detention Facilities
8 Vehicle Service Facilities

Special Conditions Apply or Special Permit is required for the following uses:
1. Office Uses (limited to 10,000 square feet)

Retail Sales and Services - General

Entertainment, Restaurant and Recreation
Manufacturing - High and Low Impact

Resource Production/Extraction — High and Low Impact
Waste Processing and Transfer — Low Impact

Passenger Terminals

Adult Entertainment Facilities

Major Event Entertainment

EECOR SR RO

For a more detailed description of this zone, and allowable uses, reference is directed to
Section 7-2, and related sections, of the Bridgeport zoning regulations. Zoning was reclassified on
a citywide basis, in which new zoning regulations are to be implemented. The effective date of
zoning reclassification was August 12, 1996. These regulations can be obtained in the zoning
office of the city of Bridgeport, and online from the municipal website; http://ci.bridgeport.ct.us.
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ZONING (Continued)

The subject property located at 775 Stratford Avenue is designated as “OR-G” Office/Retail
General Zone. The purpose of this zone is “to allow a mix of predominately auto-accommodating
commercial, office, and retail development and residential uses within the zone and within
individual structures, in areas already predominantly developed for this zone. The zone allows a
full range of retail and service businesses with a large local or citywide market. Development is
expected to be generally auto-accommodating, with access from major traffic ways. The zone’s
development standards are intended to promote an open and pleasant street appearance;
development that is aesthetically pleasing for motorists, pedestrians and the businesses themselves;
and compatibility with adjacent residential areas.”

Minimum lot area is 10,000 square feet; minimum frontage is 60 feet; minimum setback
from street lot line is O feet. There is no setback from lot line abutting a MU, OR or I zoned lot, and
10 foot setback from lot line abutting an R zoned Lot. Maximum building height is 35 feet.
Maximum building coverage is 50% of lot. Parking requirements are for 4 spaces per 1,000 square
feet of medical office area, and 3 spaces per 1,000 square feet of professional office area.

Permitted uses by condition or special permit include offices (limited to 10,000 square feet),
retail sales and wholesale trade. Also allowed is any use permitted in any residence zone or
permitted therein as a special exception.

For a more detailed description of this zone, and allowable uses, reference is directed to
Section 6-3, of the Bridgeport zoning regulations.

The subject is suitable for several of the above-mentioned categories. The site is considered
to be in compliance with zoning regulations. Future uses will require zoning approval for
development.

TAX DATA

The main parcel is listed in the assessor’s office of the city of Bridgeport as Block 600, Lot
16C. The City of Bridgeport underwent revaluation with an effective date of October 1, 2008. 2008
Grand List assessment and tax calculation for the subject is unknown as it is part of the overall
43.18 site.

Total $4.434.780
Tax Rate . . . . 38.74 mills (2008 Grand List)
Calculated Annual Tax . . . $171,803.38

The above assessment is based upon a land area of 43.18 acres.
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NEIGHBORHOOD DATA

Property is located in the Lower East End of Bridgeport. Area is bounded by Yellow Mill
Pond on the west, Interstate 95 on the north, Johnson’s Creek and the Town of Stratford on the east,
as well as Bridgeport Harbor on the south. This is an established area with mixed uses. Interior of
the east end predominately consists of residential, multifamily dwellings, throughout. Overall
character of the neighborhood is a higher density area, which is also comprised of mixed, large and
small manufacturing firms, contractors, offices, warehouses and storage yards, automotive repair
firms, junkyards, and smaller print shops. Commercial uses are primarily located along Central,
Connecticut, and Stratford Avenue, just north of the defined area. ~ Pleasure Beach peninsula is
situated off the southemn tip, and accessible via an extension of Central Avenue, prior to wooden
bridge access being destroyed by fire. Presently Pleasure Beach peninsula is not accessible.

Majority of multiple family and apartment buildings in the area are tenant occupied and are
owner or professionally managed.

In the southwest portion lies a 50+/- acre parcel formerly owned by Carpenter Technology,
which was acquired by the City of Bridgeport for redevelopment potential of commercial related
and water dependant uses. Portion of the property is utilized by a shipbuilding company,
“Derecktor Shipyards™ and is land leased to this entity. The remainder of the site is currently being
offered by the City of development under a RFP Proposal.
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MARKET TRENDS AND CONDITIONS

Commercial and industrial demand for the area overall, has increased subsequent to the new
interstate cloverleaf finished in 2000-2001. Most sales/rental activity is by smaller or larger owner-
user companies. Vacancy rates range from as low as 3 percent for smaller operations, conducive
for owner occupancy, to 25 percent, for larger buildings.

Commercial and industrial loans are typically available ranging from 6.0% to 9.0%,
depending on risk, with 3 to 10 year balloons, amortized over 15 to 25 years. These typically
require 25% to 30% equity investment, or in some cases slightly less for owner occupied facilities.
Current interest rates reflect stabilization, subsequent to consistent decreases. Stabilization at
favorable levels is expected to continue into the foreseeable future.

Although interest rates have remained favorable, lending requirements in general, have
recently become more stringent in the aftermath of the sub-prime mortgage crisis. Also, foreclosure
rates particularly on mortgages written over the past several years on the rise, largely due to
aggressive and predatory lending practices in the residential mortgage market.

New bus terminal (bus terminal and 17 bays) located along Water Street has opened and the
new juvenile court and detention center facility along Water Street has been completed and opened.
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HIGHEST AND BEST USE

Defined in the text, "The Dictionary of Real Estate Appraisal” published by the Appraisal
Institute" fourth edition, as “the reasonably probable and legal use of vacant land or an improved
property, which is physically possible, appropriately supported, financially feasible, and that results
in the highest value.” The four criteria the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum productivity.

1. Legally Permissible
There are several constraints applicable to the Subject Property, including Zoning, Coastal Area
Management Act, Connecticut Department of Environmental Protection, and Army Corps of
Engineer restrictions.

As previously cited, the main parcel is located in an “I-HI” Heavy Industrial District. Residential
development is prohibited in this zone. Uses permitted as of right include Automotive and
Marine Craft, Wholesale Trade (includes 20 uses with various accessory uses allowed),
Warehousing and Freight Storage (both high and low impact), Industral Service (both high and
low impact), Transportation Facilities and Vehicle Service Uses. A number of retail, limited
office, Entertainment, Manufacturing and Processing, Waste Processing, Resource
Production/Extraction, Adult Entertainment, and Major Event Entertainment are permitted by
special permit. The special permit process requires zoning approval of the proposed use.

The zoning requirements allow for a variety of uses whether permitted as of right or subject to
special permit restrictions. Properties in the Bridgeport Market, which demonstrate the
likelihood of obtaining the necessary municipal approvals for the various uses allowed as of right
or by special exception, include the following;

1. 505 Sylvan Avenue — Property contains 13.692 acres, zoned light industrial and
was improved with a Home Depot Center approximately 131,598 square feet in
size. Site coverage ratio was 22%.

2. 525 Boston Avenue — Property contains 1.91 acres, zoned for business use and
was improved with a Pep Boy’s retail center approximately 18,449 square feet in
size. Site coverage ratio was 22%.

3. 500 Sylvan Avenue — Property contains 5.1 acres, zoned light industrial and was
improved with a Shaw’s Grocery Store approximately 61,683 square feet in size.
Site coverage ratio was 26%.

4. 300 North Avenue — Property contains 1.88 acres, zoned light industrial and was
improved with a Shopping center with an Anchor tenant being “Auto Palace”.
Building size is 25,250 square feet; site coverage is 31%.

With retail development in mind, site development costs would have to be incurred, along with
CAM, and DEP approvals. The subject property is located in close proximity to Bridgeport
Harbor. The integration of on-site public waterfront access would be required if retail
development was allowed, however, such access would probably not require development within
the navigable water of the United States, therefore permitting by U.S. Army Corps of Engineers
is not required.
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HIGHEST AND BEST USE

1. Legally Permissible, Continued

It has been noted in the appraisal that public access to the waterfront is recognized as an
objective of CAM and DEP. The primary concemn of DEP is to foster water-dependent uses of
Connecticut’s shorefront. With regards to the subject, preferred development would be water
dependent uses; however, if these uses are not feasible DEP looks towards public access of
uplands abutting water requiring substantial meaningful development. This scenario considers
what is the reasonable balance between development and public access. This permitting process
could take up to several years for the approval process. It is not uncommon for these approvals
to take 12 to 24 months depending upon the completeness of the application, existing workloads
and schedules or availability of staff to oversee the process. It is determined that CMA
restrictions relating to water-dependent or non-water dependent uses on the Subject Property can
be accomplished with a public waterfront access component to any proposed retail use.
Industrial uses would most likely not require a public access component as they are permitted as
of right.

2. Physically Possible

The are a number of such factors which influence the highest and best use, some of which
include frontage, soil content, topography, shape and size. The combined property measures
15.79 acres in size, having frontage along Seaview and Stratford Avenues. Shape poses no
adverse affect on development; topography is of concern for retail and related uses but poses no
adverse affect for industrial use. Uses other than industrial will require the capping of the site
due to environmental concerns and flood hazard requirements. Presently, the majority of the site
is below flood hazard elevation 10 feet. Future development would require the site and or
improvements to be above this level. This is typically a requirement of state building codes and
would most likely be a requirement for financing and insurance purposes. Soil content excluding
environmental containments, appears to be stable for development as the site was formerly
developed with several large steel mill buildings with heavy foundations, footings and slabs. The
most recent structure was the steel mill. Its location near the riverbed indicates adequate soil
stability. As a result, development of buildings on site will require additional fill and possible
use of the existing footings, foundations and slabs. This would be a significant savings
compared to installation of new footings, etc.
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HIGHEST AND BEST USE

3. Financially Feasible

The measure of a property’s legally and physically possible uses is its financial feasibility. This
ability of a particular use to produce net returns that meet or exceed market expectations for
return on investment is the third test for highest and best use. With retail use in mind comparable
sales data is used for comparison with a deduction for site development costs to render a value of
the property in its present state. Comparable data used include the following sales (Summary
descriptions of each sale is provided in the appendix).

Address: Sale Date: Sale Price: Price per Acre
150 Barnum Ave, Stratford, CT 02/2000 $12,785,000 $379,039
21 Black Rock Tpke, Ffld, CT 01/01 $ 5,900,000 $210,714
85 Mill Plain Rd, Ffld, CT 04/2004 $ 3,300,000 $537,459
1770 Kings Highway, Ffld, CT 12/2003 $ 8,000,000 $743,494
Old Gate Lane, Milford, CT 12/2006 $14,000,000 $589,722

These sales are larger industrially zoned parcels, which sold for commercial use. Using the raw
sale price per acre without adjustment indicates a range for the subject property of $210,714 to
$743,494. The two highest priced sales are located in the Town of Fairfield, a superior location
compared to the subject property. Accordingly, retail development commands a higher price per
acre than industrial sites.

4, Maximally Productive

The property is located in the east side of Bridgeport, zoned Heavy Industrial, and located at the
cloverleaf of Interstate 95. The site is currently improved with concrete foundations, slabs,
underground tunnels, underground electric transmission lines, and other improvements identified
in the reports mentioned in this appraisal. Presently, industrial use requires the least intrusive use
of the property as the most logical buyer would be an industrial user utilizing the site for outdoor
storage of goods and materials, and provide a convenient location for transportation of such
goods and materials. However, due to the current economic crisis, these users have scaled back.
Retail development has a stronger demand in the present market, and as such the best utilization
of the site is for retail development with some form of public access along the waterfront. The
following analysis will therefore outline the highest and best use of the property as outlined
herein.
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APPRAISAL PROCESS

There are three commonly accepted techniques for estimating Market Value of Real Estate.
These include:
1. The Cost Approach to Value
2. The Income Approach to Value
3. The Sales Comparison Approach to Value

In valuation of vacant land, the strongest and most applicable approach is the Sales
Comparison Approach. The Cost and Income Approaches are usually employed in the valuation of
improved properties.

The Sales Comparison Approach is further defined in "The Dictionary of Real Estate
Appraisal, published by the Appraisal Institute, third edition, 1993.

SALES COMPARISON APPROACH:

A set of procedures in which a value indication is derived by comparing the being appraised
to similar properties that have been sold recently, applying appropriate units of comparison and
making adjustments to the sale prices of the comparables based on the elements of comparison.

In essence, all approaches, particularly when the purpose of the appraisal is to establish
market value, are market data approaches as the data inputs are presumably market derived.

The subject is considered vacant land, requiring zoning and other municipal approvals prior
to its development. The following analyses are therefore, based upon comparison with sales of
residential zoned land, with adjustments applied for dissimilar characteristics, such as zoning
approvals, location, topography, etc.

THE COST APPROACH: NOT APPLICABLE

This Approach is not an appropriate indicator of value as the subject is valued as
unimproved vacant land.

THE INCOME APPROACH : NOT APPLICABLE

This Approach is also not an appropriate indicator of value as the subject property is valued
as vacant land, and currently generates no income to the owner. The appraiser did not uncover any
effective leases, therefore, the subject land area is considered unencumbered, and valuation of fee
simple interest is determined.
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SALES COMPARISON APPROACH
LAND VALUE ANALYSIS

Land, whether vacant or improved, is valued as if available for development to its highest
and best use. It is presumed that such a use is physically possible, legally permissible, financially
feasible, and maximally productive to yield the highest return.

The use must be acceptable to the market place, and must be in compliance with existing
zoning and land use regulations.

Six methods are available for use in the valuation of land, all of which are derived from the
three approaches to value. Direct Sales Comparison is the most commonly used and preferred
method to value land, when sufficient comparable data is available. Using this technique, data on
sales of similar parcels of land are analyzed, compared, and adjusted for dissimilarities. In this
analysis, the sales comparison method is utilized. Land sales that require the least degree of
adjustment compared with the subject are given the greatest weight.

The sales utilized, are considered good comparables to the subject, as each is located in the
area of the community, or competing areas of Bridgeport, which experience similar basic economic
and area trends, which affect the subject.
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SALES COMPARISON APPROACH
LAND VALUE ANALYSIS

The sales include:

- 315 Seaview Avenue, Bridgeport, Ct.
Sold: August 7, 2008 for $2,600,000 or $298,063 per acre*
*see comparable description

- 990 Naugatuck Ave., Milford, Connecticut
Sold: October 26, 2009 for $1,700,000 or $188,261 per acre

- Old Gate Lane. Parcel 1D, Milford, Connecticut
Sold: December 29, 2008 for $1,267,000 or $303,110 per acre

All sales have been adjusted, where necessary, for dissimilar characteristics. The
process of analysis involved consideration of the following features and conditions.

Real Property Rights Conveyed
Financing terms

Conditions of Sale

Time of Sale (Market Conditions)
Location, Size, and Shape
Topography, Soil Content

Street Frontage, Zoning
Development Potential

The unit of comparison considered appropriate for comparison purposes is the sale price per
square foot of site area. This provides the typical purchaser a quick check for comparing
competitive offerings, as well as sufficient data for estimating the total construction cost of a
project. Each of these sales is further described and compared to the subject on the following

pages.
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SALES COMPARISON APPROACH (Continued)
LAND VALUE ANALYSIS

Comparable Land Sale No. 1
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SALES COMPARISON APPROACH (Continued)
LAND VALUE ANALYSIS

Comparable Land Sale No. 1

Address:

Location:

Date of Sale:

Grantor:

QGrantee:

Deed Reference:

Size:

Sale Price:
Verification:
Zone:

Per Sq.Ft.

Sale Price
Per Acre:

Description:

Financing:

315 Seaview Avenue, Bridgeport
East End section Bridgeport
August 7, 2008

Coastline Terminals of CT

315 Seaview Avenue, LLC
Volume 7874, Page 93

6.71 acres

$2,600,000

Seller, and City records

I-HI (Heavy Industrial)

$6.84*

$298,063

Site is level, at street grade; serviced by all utilities; and appears to contain
an average soil content. Site is improved with a 60,000 square foot metal
industrial building (shell) and paved asphalt parking lot for the Cilco
Terminal. Building has limited value since it is a shell only, with asphalt
floor, and lacks heating or typical electrical fit out. Value applied to
building is $600,000 with $2,000,000 applied to land. Site has significant
street frontage and overlooks Bridgeport Harbor however lacks harbor
frontage.

None recorded.
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SALES COMPARISON APPROACH (Continued)
LAND VALUE ANALYSIS

Land Sale No. 2
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Land Sale No. 2

Address:
Location:

Date of Sale:
Size:

Sale Price:
Verification:
Zone:

Sale Price/Sq. Ft.
Sale Price/Acre:

Description:

Financing:

SALES COMPARISON APPROACH (Continued)

LAND VALUE ANALYSIS

990 Naugatuck Avenue, Milford

Devon section of Milford

October 26, 2009

9.03 acres

$1,700,000

Municipal records; exterior inspection

HDD (Heavy Industry)

$4.32

$188,261

Irregular shaped site, with street frontage limited to 25’ x about
430 foot, right of way access road extending from Naugatuck
Avenue, across railroad tracks. Property sold subject to approval
of 45,000 square foot recycling facility. Contains 8,918 square
foot warehouse building which requires razing prior to new
development. There is 710 feet along the Housatonic River on the
parcels western boundary. The site has varied, and rolling

topographical contours. Soil content is unknown.

None recorded.
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SALES COMPARISON APPROACH (Continued)

LAND VALUE ANALYSIS

Land Sale No. 3
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Land Sale No. 3 (Continued)

SALES COMPARISON APPROACH (Continued)

LAND VALUE ANALYSIS

Address: Old Gate Lane — Parcel 1D, Milford

Location: Woodmont section of Milford

Date of Sale: December 29, 2008

Grantor: 179 Old Gate Lane, LLC.

Grantee: United [lluminating

Size: 4.18 acres

Sale Price: $1,267,000

Verification: Town records; CONN-COMP database

Zone: ID (Commercial/Industrial)

Sale Price/Sq. Ft. $6.96

Sale Price/Acre: $303,110

Description: Consists of an irregular shaped site, with frontage of 50 feet along
Old Gate Lane, in the Woodmont section of Milford. There is a 50
foot wide by 554 feet access to the main portion at rear of the site.
Site has is basically level, with only minimal rolling contours. The
site is unimproved with no approvals for development in place at the
time of sale.

Financing;: None recorded.
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SALES COMPARISON APPROACH (Continued)

Analysis of the Comparable Sales Transactions

The sales analyzed have unadjusted sales prices per acre ranging from $188,261 to
$303,110 per acre, and sale dates range from August 2008 to October 2009; sizes range from 4.18
acres to 9.03 acres. The sales are located either in the east end of Bridgeport or in the City of
Milford. Each sale offers similar physical features as the subject, are located in industrial zones,
with varying physical characteristics.

Differences in size were adjusted in the analysis, as the unit of measure and basis for
adjustments is the sale price per acre. This is a typical benchmark used for land in the subject size
category.

Adjustments applied to the individual sales are outlined as follows:
Comparable Sale No. 1 — 315 Seaview Avenue, Bridgeport, CT

This sale is the most recent transaction occurring in the city of Bridgeport, is located within
close proximity to the subject, zoned heavy industrial like the subject and offers waterviews of
Bridgeport Harbor. It is a good comparison to the subject as it has unusable water frontage like the
subject, and offers similar development uses with the exception of retail due to its distance away
from Interstate 95. Overall, this sale requires an upward adjustment relative to the subject property.

Comparable Sale No. 2 — 990 Naugatuck Avenue, Milford, CT

This sale consists of a waterfront parcel along the Housatonic River in Milford, CT. The
buyers plan on development for a recycling facility consisting of 45,000 square feet. This sale
reflects industrial use compared to the subjects ability to attract retail development. As such a large
adjustment is made for its inferior development potential. This sale is located in an industrial
section of Milford, a good distance from Interstate 95 and is therefore inferior as the subject borders
a newer cloverleaf of Interstate 95. Overall, this sale requires an upward adjustment relative to the

subject property.
Comparable Sale No. 3 — Old Gate Lane, Milford, CT

This sale is a recent industrial sale involving land located near several large commercial
and industrial users. The site has a 50’ x 554’ access way leading to the main body of the
property which reduces its useable area to 3.5 acres, more or less. Property is zoned for
industrial use, is a rear lot with limited visibility and inferior access. Upward adjustments were
made for these characteristics. The sale lacks turmnpike visibility, and reflects certain site
development costs that the subject would incur. Overall, this sale requires an upward adjustment
relative to the subject.
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SALES COMPARISON APPROACH (Continued)

Analysis of the Comparable Sales Transactions

Correlation

Taking into consideration the preceding sales, adjusted for dissimilar characteristics, the
subject site is estimated to have a market value of $400,000 per acre. This is with greatest weight
given to Sale No. 1, which is the closest in proximity to the subject, offers Bridgeport Harbor
views, and has the same zoning classification. Sale No. 2 is the most recent sale transaction but
required the greatest magnitude of adjustment. Sale No. 3 provides supporting weight to the Sale
No. 1.

Based upon the analysis of the sales, with adjustments made, where applicable, for date of
sale, site conditions, location and other factors which influence value, a market value of $400,000
per acre for the subject site, is considered reasonable. This is applied for the subject’s land area of
14.60 acres. The subject site contains 14.60-acres x $400,000 per acre = $5,840,000.
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MARKET RENTAL ANALYSIS
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RENTAL COMPARISON APPROACH
For this analysis, a search was conducted for land rentals of industrial zoned parcels.
Two rentals were uncovered which are used for outdoor storage of materials, etc and the two
remaining were larger parcels improved with commercial structures. The subject has good
development potential, with a highest and best use towards commercial development.

The applicable rentals include:

- 155 Stagg Street, Stratford, Ct.
Rented for $25,200 annually or $0.39 per square foot

- 660 Lindley Street, Bridgeport, CT
Rented for $24,000 annually or $0.41 per square foot based upon useable land area.

- 35 Lindeman Drive, Trumbull, CT
Rented for $150,000 annually or $0.85 per square foot

- 1374-1488 Barnum Avenue, Bridgeport, Connecticut
Rented for $90,000 annually or $1.03 per square foot

All applicable rentals have been adjusted, where necessary, for dissimilar characteristics.
The process of analysis involved consideration of the following features and conditions.

Real Property Rights Conveyed

Conditions of Lease

Time of Lease (Market Conditions)

Location, Size, and Shape

Topography, Soil Content

Street Frontage, Zoning

Development Potential-Use

The unit of comparison considered appropriate for comparison purposes is the rental price

per square foot of site area. This provides the typical tenant a quick check for comparing
competitive offerings, as well as sufficient data for estimating the total development cost of a

prospective project. Each of these rentals is further described and compared to the subject on the
following pages.

42



RENTAL COMPARISON APPROACH (Continued)

Comparable Land Rental No. 1

Address:

Location:

Date of Lease:

Lessor:;

Lessee:

Verification:

Size:

Annual Rent:

Zone:

Rental Per Sq.Ft.

Rental Price
Per Acre:

Description:

155 Stagg Street, Stratford, CT

South End section Stratford

Annual Lease

Stratford Land Development Co. LTD, Partnership
Puglio Industries

Confirmed with tenant, Pat Puglio

1.50 acres (65,340 square feet)

$25,200 or $2,100 per month

MA (Light Industrial)

$0.39*

$16,800

Site is part of a larger parcel which contains some wetland soils. Property is
improved with a billboard sign in which the landlord receives additional
rent. Tenant uses site for a landscape supply business having several areas
of product storage (wood chips, gravel, soil, etc), grinder and screen area in
the middle of the site for making soil products, and front entrance improved
with a gate and trailer.
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RENTAL COMPARISON APPROACH (Continued)

Comparable L.and Rental No. 2

Address:
Location:
Date of Lease:
Lessor:
Lessee:
Verification:

Size:

Annual Rent:

Zone:

Rental per Sq. Ft.

Rental Price
Per Acre:

Description:

660 Lindley Street, Bridgeport
North End of Bridgeport
Annual Lease

Yoney Realty Corporation, et al
Confidential

Owners — Gerald Yoney

2.0640 acres (89,906 square feet)
Useable area is 1.34 acres or 58,440 square feet

$24,000 ($2,000 per month)
[-LI (Light Industrial)

$0.41 based upon useable area of site.

$17,910 based upon useable area of site.

The parcel is situated on the northeast comer of Lindley Street and
Hart Street. “Park Cemetery” adjoins the subject to the north. Parcel
contains a total site area totaling 89,906 square feet or 2.0640 acres,
and has an overall irregular shape. It contains a total of 73.51 feet
along Lindley Street and 411.97 feet along Hart Street. Overall site
has generally rolling contours, throughout, with steeper contours in
the northem and eastern portions. Northern portion slopes
downward to low-lying wetland soil area, and a watercourse, Island
Brook, situated within the confines of the site. Approximately 30%-
35% of the site consists of low-lying wetland areas, situated in the
northeast, and extending to the southeast portions, where Island
Brook and river branch traverses these sections. Site is comprised of
a vacant parcel, consisting of open gravel and dirt, and grassed area,
with overgrown grass, vegetation, as well as densely wooded areas.
Site is used by a tenant for construction material storage, which
includes vehicle trailers, as well as masonry block and construction
materials.
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RENTAL COMPARISON APPROACH (Continued)

Comparable Land Rental No. 3

Address:
Location:
Date of Lease:
Lessor:
Lessee:
Verification:
Size:

Annual Rent:
Zone:

Rental per Sq. Ft.

Rental Price Per Acre:

Description:

35 Lindeman Drive, Trumbull, CT
Southerly section of Trumbull
November 1, 2007

Arthur J. Sciortino, et al

The Trumbull Racquet Club, Inc.
Tenant

4,03 acres (175,547 square feet)
$150,000 ($12,500 per month)
I-L2 (Light Industrial)

$0.85

$37,221

The property is located in the southerly section of Trumbull, along
the southerly side of Lindeman Drive. It consists of a 4.03-acre
parcel of land improved with a tennis facility containing 42,973
square feet of gross building area. Salient features of the building
include 6 indoor tennis courts, men’s and ladies locker rooms,
lounge, retail area and office. The building is centrally cooled and
heated, and is a pre-finished metal building. It was built in 1973 (per
assessor’s records) and appears in good condition. The land is a
single building lot located in the industrial park, zoned I-L2, and
offers a level topography, all utilities and typical soil content.
Property is land leased to the “The Trumbull Racquet Club, Inc.” for
a period of 20 years with no renewal option. Commencement date
of the effective lease was November 1, 2007, and expires October
21, 2027. Original occupancy commenced April 1, 1973, which was
to expire March 31, 2013 however current lease reflects revision
(11/07) for a new term of 20 years. The current monthly rental is
$12,500.00 or $150,000 annually. Every five years over the term,
rent 1s increased 18% above the prior five years (reflects average
increase of 3.6% annually).
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RENTAL COMPARISON APPROACH (Continued)

Comparable Land Rental No. 4

Address:

Location:

Date of Lease:

Lessor:

Lessee:

Verification:

Size:

Annual Rent:

Zone:

Rental per Sq. Ft.

Rental Price
Per Acre:

Description:

1374-1488 Barnum Avenue, Bridgeport
East Side

Lease commenced May 2, 1998

WD Capital Holding, LLC

Affordable & Safe Storage

Tenant

2. acres (87,120 square feet)

$90,000

I-LI (Light Industrial)

$1.03

$45,000

Irregularly shaped site located in the rear of Bridgeport Lumber yard
and bordering railroad tracks. Lease is for a term of 12 years,
expiring May 1, 2010 and has 2-5 year options and a purchase option
of $950,000 in 2010. Tenant constructed self storage facility on site.
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RENTAL COMPARISON APPROACH (Continued)

Analysis and Adjustments

Zoning:

Use:

Size & Shape:

Location:

Soil Content:

All four rentals are located in light industrial zones. No adjustment is made
for this characteristic as the uses developed would be allowed in the subject
Zone.

Rentals 1 and 2 are used for inferior uses as the subject would be ultimately be
utilized. Rentals 3 and 4 were developed by the tenant with buildings
rendered a higher and better use, similar to the subject retail/commercial use.

The subject has a good developable shape and size. Sales 1, 2 & 3 require
upward adjustment for their differences.

The subject is located at a cloverleaf of Interstate 95. Its location is superior
to each of the comparables. An upward adjustment is made for this
characteristic.

The subject existing soil conditions are considered stable; however site
development costs are expected to be higher than the comparable properties.
As such, downward adjustments are made. The appraisal does not take into
consideration environmental conditions or untypical or unique soil conditions.

Summary

Land Rental No. 1 — Overall net adjustment is upward.
Land Rental No. 2 — Overall net adjustment is upward.
Land Rental No. 3 — Overall net adjustment is downward.
Land Rental No. 4 — Overall net adjustment is downward.
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RENTAL COMPARISON APPROACH (Continued)

Correlation

Based upon this analysis, considering the preceding rentals, adjusted for dissimilar
characteristics, the subject site is estimated to have a market rent of $0.50 per square foot.

Based upon this analysis, considering all of the preceding rentals, adjusted for dissimilar
characteristics, the subject land rental estimated at $0.50 per square foot x 635,976 square feet of area
is estimated to have an annual market rental of $317.988. This rental is a net rental with the lessee
responsible for all real estate taxes, insurance and expenses.

Three Hundred and Eighteen Thousand Dollars
($318,000.00)*

* Subject to conditions set forth in the statement in the letter of transmittal, as well as
following Contingent and Limiting Conditions.
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ANALYSIS OF 775 STRATFORD AVENUE, BRIDGEPORT, CT
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SALES COMPARISON APPROACH

Land, whether vacant or improved, is valued as if available for development to its highest and
best use. It is presumed that such a use is physically possible, legally permissible, financially
feasible, and maximally productive to yield the highest return.

The use must be acceptable to the marketplace, and must be in compliance with existing
zoning and land use regulations.

Six methods are available for use in, and valuation of land, all of which are derived from the
three approaches to value. Sales Comparison is the most commonly used and preferred method to
value land, when sufficient comparable data is available. Using this technique, data on sales of
similar parcels of land are analyzed, compared, and adjusted for dissimilarities.

In this analysis, the sales comparison method is utilized, as both the Cost and Income
Approaches to value are inappropriate.

Land sales that require the least degree of adjustment compared with the subject are given the
greatest weight.

For this analysis, a search was conducted for sales of commercial related zoned lots, in the
same general size category as the subject within the City of Bridgeport, which have similar utility to
the subject. Three applicable sales were uncovered and considered herein for comparison purposes
to the subject.

The sales utilized, are considered good comparables to the subject, as each is located in the

area of the community, or competing areas of Bridgeport, which experience similar basic economic
and area trends, which affect the subject.
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SALES COMPARISON APPROACH (Continued)

The applicable sales include:

- 980 Central Ave., Bridgeport, Ct.
Sold: June 19, 2009 for $100,000 or $12.82 per sq. ft.

- 1286-1316 State Street, Bridgeport, Ct.
Sold: January 18, 2008 for $375,000 or $13.89 per square foot.

- 304 West Ave., Bridgeport, Ct.
Sold: March 13, 2008 for $100,000 or $9.57 per sq. fi.

All applicable sales have been adjusted, where necessary, for dissimilar characteristics. The
process of analysis involved consideration of the following features and conditions.

Real Property Rights Conveyed
Financing terms

Conditions of Sale

Time of Sale (Market Conditions)
Location, Size, and Shape
Topography, Soil Content

Street Frontage, Zoning
Development Potential

The unit of comparison considered appropriate for comparison purposes is the sale price per
square foot of lot area. This provides the typical purchaser a quick check for comparing competitive
offerings, as well as sufficient data for estimating the total construction cost of a project. Each of
these sales is further described and compared to the subject on the following pages.
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SALES COMPARISON APPROACH (Continued)

Comparable L.and Sale No. 1

PHOTOGRAPH OF 980 CENTRAL AVENUE, BRIDGEPORT

MAP OF PROPERTY TAKEN FROM CITY GIS SYSTEM
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SALES COMPARISON APPROACH (Continued)

Comparable Land Sale No. 1 (Continued)

Address: 980 Central Avenue, Bridgeport
Location: East End of Bridgeport

Date of Sale: June 19, 2009

Verified: City records, and Commercial records
Size: 7,800 square feet or .18 acre

Sale Price: $100,000

Zone: OR-S

Sale Price

Per Sq. Ft.: $12.75 per square foot

Sale Price

Per Acre: $555,556

Description: Rectangular shaped parcel, dimensioned 50’ x 150°. There is single frontage,

of 65 feet along Central Avenue. Neighborhood contains predominantly
multiple family dwellings situated on 50’ x 100’ or smaller sized lots, as well
as scattered commercial uses. The site is basically level. It appears to contain
average soil content. As of the effective date of appraisal there are no
approvals in place for development.
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SALES COMPARISON APPROACH (Continued)

Comparable Land Sale No. 2
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SALES COMPARISON APPROACH (Continued)

Comparable Land Sale No. 2

Address: 1286-1316 State Street, Bridgeport
Location: Western periphery of downtown Bridgeport
Date of Sale: January 18, 2008

Verified: Commercial records; city records

Size: 26,920 square feet or 0.618 acre

Sale Price: $375,000

Zone: I-LI

Sale Price

Per Sq.Ft.: $13.93 per square foot

Sale Price

Per Acre: $604,843

Description: Basically rectangular-shaped site with frontage along State Street and

Colorado Avenue. Parcel is at street grade and is basically level. The parcel
sold with approvals to construct Auto Zone use.
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SALES COMPARISON APPROACH (Continued)

Comparable Land Sale No. 3
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SALES COMPARISON APPROACH (Continued)

Comparable Land Sale No. 3:

Address: 1793 Stratford Avenue, Bridgeport

Location: East End

Grantor: Crosse Seamus and Rob McCarthy, et al

Grantee: Asif Ahson Malik

Deed Reference: Volume 7984, Page 328

Verified: MLS, City records

Date of Sale: March 11, 2009

Sale Price: $165,000

Unit Price per sq ft: $10.24

Zoning;: OR-S (Office/Retail- Storefront)

Land Size: .37 acres

Land Improvements: Mixed use structure to be removed

Use at Time of Sale: Vacant

Improvements: Three story vacant, mixed use building to be razed for residential
development.

Financing: Cash
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SALES COMPARISON APPROACH (Continued)

Analysis of the Comparable Sales Transactions

The sales analyzed have unadjusted sales prices per square foot ranging from $10.24 to
$13.93, and sale dates range from January 2008 to June 2009; sizes range from .18 acres to .618
acres. The sales are located in the city of Bridgeport either in the east end or west side. Each sale
offers similar physical features as the subject, with varying physical characteristics.

Differences in size were adjusted in the analysis, as the unit of measure and basis for
adjustments is the sale price per square foot. This is a typical benchmark used for land in the
subject size category.

Adjustments applied to the individual sales are outlined as follows:
Comparable Sale No. 1 — 980 Central Avenue, Bridgeport, CT

This sale is the most recent transaction occurring in the city of Bridgeport, is located within
close proximity to the subject, and zoned OR-S. It is a good comparison to the subject however,
due to its smaller size and superior access, downward adjustments were made. Overall, this sale
requires a downward adjustment relative to the subject property.
Comparable Sale No. 2 - 1286 State Street, Bridgeport, CT

This sale consists of an interior parcel located along a one-way thoroughfare, in the west
side of Bridgeport. It was developed with a national automotive retailer, a use that would conform
to the subject’s development. The access was considered superior to the subject rendering an
adjustment. Overall, this sale requires an downward adjustment relative to the subject property.
Comparable Sale No. 3 — 1793 Stratford Avenue, Bridgeport, CT

This sale is a recent commercial sale involving land which will be developed for housing.

It is located at a comer of a highly traveled roadway, with superior access than the subject.
Overall, this sale requires a downward adjustment relative to the subject.
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SALES COMPARISON APPROACH (Continued)

Analysis of the Comparable Sales Transactions

Correlation

Taking into consideration the preceding sales, adjusted for dissimilar characteristics, the
subject site is estimated to have a market value of $7.75 per square foot. This is with greatest
weight given to Sale No. 1 and 3, which are the closest in proximity to the subject, has similar
zoning classifications and are the most recent transactions. Sale No. 2 provides supporting weight
to both Sales 1 & 3.

Based upon the analysis of the sales, with adjustments made, where applicable, for date of
sale, site conditions, location and other factors which influence value, a market value of $7.75 per
square foot the subject site, is considered reasonable. This is applied for the subject’s land area of
1.19 acres. The subject site contains 51,841 square feet x $7.75 per square foot = $401,768,
rounded to:

Four Hundred Thousand Dollars
($400,000.00)
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MARKET RENTAL ANALYSIS
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RENTAL COMPARISON APPROACH

For this analysis, a search was conducted for land rentals of industrial zoned parcels.
Two rentals were uncovered which are used for outdoor storage of materials, etc. The subject
has diminished utility due to its access point along Stratford Avenue and the limited access
allowed by the State of CT. Subject development potential is enhanced by assemblage with the
adjoining property. Two additional rentals are mentioned for comparison; as both were
developed with buildings by the lessee. It is clear that the property has a significantly higher
value as assembled and is looked upon in this manner. In comparison to the first two rental
comparables, it is clear that land leased for building development will demand twice than land
used for outdoor storage.

The applicable rentals include:

- 155 Stagg Street, Stratford, Ct.
Rented for $25,200 annually or $0.39 per square foot

- 660 Lindley Street, Bridgeport, CT
Rented for $24,000 annually or $0.41 per square foot based upon useable land area.

- 35 Lindeman Drive, Trumbull, CT
Rented for $150,000 annually or $0.85 per square foot

- 1374-1488 Bamum Avenue, Bridgeport, Connecticut
Rented for $90,000 annually or $1.03 per square foot
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RENTAL COMPARISON APPROACH (Continued)
All applicable rentals have been adjusted, where necessary, for dissimilar characteristics.
The process of analysis involved consideration of the following features and conditions.
Real Property Rights Conveyed
Conditions of Lease
Time of Lease (Market Conditions)
Location, Size, and Shape
Topography, Soil Content
Street Frontage, Zoning
Development Potential-Use
The unit of comparison considered appropriate for comparison purposes is the rental price
per square foot of site area. This provides the typical tenant a quick check for comparing
competitive offerings, as well as sufficient data for estimating the total development cost of a

prospective project. Each of these rentals is further described and compared to the subject on the
following pages.
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RENTAL COMPARISON APPROACH (Continued)

Comparable Land Rental No. 1

Address:

Location:

Date of Lease:

Lessor:

Lessee:

Verification:

Size:

Annual Rent:

Zone:

Rental Per Sq.Ft.

Rental Price
Per Acre:

Description:

155 Stagg Street, Stratford, CT

South End section Stratford

Annual Lease

Stratford Land Development Co. LTD, Partnership
Puglio Industries

Confirmed with tenant, Pat Puglio

1.50 acres (65,340 square feet)

$25,200 or $2,100 per month

MA (Light Industrial)

$0.39*

$16,800

Site is part of a larger parcel which contains some wetland soils. Property is
improved with a billboard sign in which the landlord receives additional
rent. Tenant uses site for a landscape supply business having several areas
of product storage (wood chips, gravel, soil, etc), grinder and screen area in
the middle of the site for making soil products, and front entrance improved
with a gate and trailer.
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RENTAL COMPARISON APPROACH (Continued)

Comparable L.and Rental No. 2

Address:

Location:

Date of Lease:

Lessor:

Lessee:

Verfication:

Size:

Annual Rent:

Zone;

Rental per Sq. Ft.

Rental Price
Per Acre:

Description:

660 Lindley Street, Bridgeport
North End of Bridgeport
Annual Lease

Yoney Realty Corporation, et al
Confidential

Owners — Gerald Yoney

2.0640 acres (89,906 square feet)
Useable area is 1.34 acres or 58,440 square feet

$24,000 ($2,000 per month)
I-LI (Light Industrial)

$0.41 based upon useable area of site.

$17,910 based upon useable area of site.

The parcel is situated on the northeast comer of Lindley Street and
Hart Street. “Park Cemetery” adjoins the subject to the north. Parcel
contains a total site area totaling 89,906 square feet or 2.0640 acres,
and has an overall irregular shape. It contains a total of 73.51 feet
along Lindley Street and 411.97 feet along Hart Street. Overall site
has generally rolling contours, throughout, with steeper contours in
the northem and eastern portions. Northern portion slopes
downward to low-lying wetland soil area, and a watercourse, Island
Brook, situated within the confines of the site. Approximately 30%-
35% of the site consists of low-lying wetland areas, situated in the
northeast, and extending to the southeast portions, where Island
Brook and river branch traverses these sections. Site is comprised of
a vacant parcel, consisting of open gravel and dirt, and grassed area,
with overgrown grass, vegetation, as well as densely wooded areas.
Site is used by a tenant for construction material storage, which
includes vehicle trailers, as well as masonry block and construction
materials.
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RENTAL COMPARISON APPROACH (Continued)

Comparable L.and Rental No. 3

Address:

Location:

Date of Lease:

Lessor:

Lessee:

Vernfication:

Size:

Annual Rent:

Zone:

Rental per Sq. Ft.

Rental Price
Per Acre:

Description:

35 Lindeman Drive, Trumbull, CT
Southerly section of Trumbull
November 1, 2007

Arthur J. Sciortino, et al

The Trumbull Racquet Club, Inc.
Tenant

4.03 acres (175,547 square feet)
$150,000 ($12,500 per month)
I-L.2 (Light Industrial)

$0.85

$37,221

The property is located in the southerly section of Trumbull, along
the southerly side of Lindeman Drive. It consists of a 4.03-acre
parcel of land improved with a tennis facility containing 42,973
square feet of gross building area. Salient features of the building
include 6 indoor tennis courts, men’s and ladies locker rooms,
lounge, retail area and office. The building is centrally cooled and
heated, and is a pre-finished metal building. It was built in 1973 (per
assessor’s records) and appears in good condition. The land is a
single building lot located in the industrial park, zoned I-L2, and
offers a level topography, all utilities and typical soil content.
Property is land leased to the “The Trumbull Racquet Club, Inc.” for
a period of 20 years with no renewal option. Commencement date
of the effective lease was November 1, 2007, and expires October
21, 2027. Original occupancy commenced April 1, 1973, which was
to expire March 31, 2013 however current lease reflects revision
(11/07) for a new term of 20 years. The current monthly rental is
$12,500.00 or $150,000 annually. Every five years over the term,
rent is increased 18% above the prior five years (reflects average
increase of 3.6% annually).
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RENTAL COMPARISON APPROACH (Continued)

Comparable Land Rental No. 4

Address:

Location:

Date of Lease:

Lessor:

Lessee:

Verfication:

Size:

Annual Rent;

Zone:

Rental per Sq. Ft.

Rental Price
Per Acre:

Description:

1374-1488 Barnum Avenue, Bridgeport
East Side

Lease commenced May 2, 1998

WD Capital Holding, LLC

Affordable & Safe Storage

Tenant

2. acres (87,120 square feet)

$90,000

I-LI (Light Industrial)

$1.03

$45,000

Irregularly shaped site located in the rear of Bridgeport Lumber yard
and bordering railroad tracks. Lease is for a term of 12 years,
expiring May 1, 2010 and has 2-5 year options and a purchase option
of $950,000 in 2010. Tenant constructed self storage facility on site.
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RENTAL COMPARISON APPROACH (Continued)

Analysis and Adjustments

Zoning:

Use:

Size & Shape:

Location:

Soil Content:

All four rentals are located in light industrial zones. No adjustment is made
for this characteristic as the uses developed would be allowed in the subject
Zone.

Rentals 1 and 2 are used for inferior uses as the subject would be ultimately be
utilized. Rentals 3 and 4 were developed by the tenant with buildings
rendered a higher and better use, similar to the subject retail/commercial use.

The subject has a triangular shape with some limitations due to the off ramp
of Interstate 95.

The subject is located just over the Bridge before the underpass. Its location
has a difficult access point compared to the comparables. An upward
adjustment is made for this characteristic.

The subject existing soil conditions are considered stable. The appraisal does

not take into consideration environmental conditions or untypical or unique
soil conditions.

Summary

Land Rental No. 1 — Overall net adjustment is upward.

Land Rental No. 2 — Overall net adjustment is downward.
Land Rental No. 3 — Overall net adjustment is downward.
Land Rental No. 4 — Overall net adjustment is downward.
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RENTAL COMPARISON APPROACH (Continued)
Correlation

Based upon this analysis, considering the preceding rentals, adjusted for dissimilar
characteristics, the subject site is estimated to have a market rent of $0.42 per square foot.

Based upon this analysis, considering all of the preceding rentals, adjusted for dissimilar
characteristics, the subject land rental estimated at $0.42 per square foot x 51,841 square feet of area
is estimated to have an annual market rental of $21,773. This rental is a net rental with the lessee
responsible for all real estate taxes, insurance and expenses.

Twenty-One Thousand, Seven Hundred and Eighty Dollars
(321,780.00)*

* Subject to conditions set forth in the statement in the letter of transmittal, as well as
following Contingent and Limiting Conditions.
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1).

2).

)}

4).

5).

6).

7).

8).

9).

10).

11).

03/02

CONTINGENT AND LIMITING CONDITIONS

This appraisal represents the best opinion of the evaluators as the market value of the property as of the effective
date of the appraisal. The term "market value" is defined in the appraisal report.

No furniture, furnishings, or equipment, unless specifically indicated herein, have been included in our value
conclusion. Only the real estate has been considered.

No engineering survey was made or caused to be made by the appraisers, and any estimates of fill, materials,
other site work, or conditions are based on visual observation. Accuracy is not assured.

Sub-surface rights (minerals, oil, water, or others) were not considered in this report.

Any tracts that (according to survey, map, or plot) indicated riparian and/or littoral rights, are assumed to be
included as part of the property, unless documents or deed which deem such rights to the contrary are provided
the appraiser.

The existence of potentially hazardous material used in the construction or maintenance of the building, such as
the presence of Urea-Formaldehyde Foam Insulation, and/or the existence of toxic waste, which may or may not
be present on the property, was not observed. The appraiser(s) have no knowledge of the existence of such
materials on or in the property. Likewise, the existence of Radon Gas, or Lead are not known to exist. The
appraiser, however, is not qualified to detect such substances. The existence of Urea-Formaldehyde Foam
insulation, other potentially hazardous waste materials, or Radon Gas may have an effect on the value of the
property. The client is advised to retain an expert in such fields, if desired.

All value estimates have been made contingent on zoning regulations and land use plans in effect, as of the
effective date of the appraisal, and are based on information provided by appropriate governmental authorities or
employees.

This appraisal covers only the premises, which are the subject of this report, and no figures or data provided,
analysis thereof, or any unit values derived therefrom are to be construed as applicable to any other property or
properties, however, similar they may be.

Distribution of the total valuation in this report between land and improvements applied only under the existing
program of utilization. Separate valuations of land and improvements are not to be used in any other manner, or
in conjunction with any other appraisal, and are invalid if so employed.

Certain data used in compiling this report may have been furnished by the client, his counsel, employees and/or
agent, or from other sources believed reliable. Data has been checked for accuracy as thoroughly as possible, but
no liability or responsibility is assumed for absolute accuracy.

A diligent effort has been made to verify each comparable sale noted in this report. However, as many principals

do not reside in the local area, or are entities for which no agent could be contacted within the time allowed for
completion of this report, then such sales may not have been verified.
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12).

13).

14.)

15).

16).

17).

18).

19).

20).

21).

22).

23).

24).
03/02

CONTINGENT AND LIMITING CONDITIONS (CONTINUED)

No responsibility is assumed for matters legal in nature, nor is my opinion rendered herein as to title, which is
assumed to be good and merchantable. The property is assumed free and clear of all liens or encumbrances,
unless specifically enumerated herein, and is under responsible ownership and management as of the appraisal
date.

Consideration for preparation of this appraisal is payment in full by the employer of all charges due the
appraisers in connection therewith. Any responsibility by the appraisers for any portion of this report is
considered upon full and timely payment.

Liability to Vimini Associates and its employees or representatives is limited to the fee collected for the
preparation of the appraisal. There is no accountability or liability to any third party. Acceptance and/or use of
this report constitutes acceptance and agreement with these terms and conditions, as well as the terms and
conditions stated in this document.

This appraisal report is prepared for the sole and exclusive use of the appraiser’s client. No third parties are
authorized to rely upon this report without the express written consent of the appraiser.

The appraisers, by reason of this report, are not required to give testimony in court with reference to the property
herein, nor obligated to appear before any governmental body, board, agent, or tribunal unless arrangements have
been previously made therefore.

Neither all, nor any portion of the contents of this appraisal shall be conveyed to the public through advertising,
public relations, news, sales, or other media without the written consent and approval of the appraisers,
particularly as to valuation conclusions, identity of the appraisers or firm with which they are connected, nor any
reference to the Appraisal Institute, nor any initialed designations conferred upon the appraiser as stated in his
qualifications attached hereto, or previously supplied, or verbally discussed. Furthermore, neither all nor any
portion of the contents of this appraisal shall be used in connection with any offer, or sale or purchase of a
security (as that term is defined in Section 2 (1) of the Securities Act of 1933) without the prior expressed written
consent of the appraiser.

Possession of this report, or copy thereof, does not convey any right of reproduction or publication, nor may it be
used by anyone but the client, the mortgagee, or its successors or assigns, mortgage insurers, or any State or
federal department or agency without prior written consent of both the client and the appraisers, and in any event,
only in its entirety.

Before any loans or commitments are made predicated on value conclusions reported in this appraisal, the
mortgagee should verify facts and valuation conclusions contained in this report with the appraisers.

This appraisal is based on completion or availability of projected public or private off-site improvements,
referred to in this report.

This appraisal is subject to satisfactory completion of proposed improvements described in the report.

Cost estimates for construction or replacement of improvements were prepared from data obtained from the
owner and the Marshall Valuation Service, and are assumed accurate.

It is understood that all working or mechanical components of the property are in working order, as implied by
the owner of the property, unless otherwise stated herein.

Sketches are not to scale. They are included to assist the reader in visualizing the property.
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25).

26).

27).

28).

29).

30).

03/02

CONTINGENT AND LIMITING CONDITIONS (Continued)

All values rendered within this report assume marketing times of twelve months or less, unless otherwise
indicated.

In arriving at the value set forth in this appraisal no consideration has been given to the effect of state, local or
federal income and gains taxes, or of occupancy, hotel, capital levy, gift, estate, succession, inheritance, or
similar taxes, which may be imposed upon any owner, lessee or mortgagee, by reason of any sale, conveyance,
transfer, leasing, hypothecation, mortgage, pledge or other disposition of the appraised property.

The appraiser has no knowledge as to whether the subject property may be affected by Connecticut Public Act
85-443 (super lien law) or Public Act 84-535 ( an act concerning clarifications of permits for hazardous liability
resulting from any soil contamination due to the storage of hazardous waste). This appraisal report and the value
estimates contained herein assume no potential liability resulting from any soil contamination due to the storage
of hazardous waste material, automobiles and/or chemical spills which may have occurred on this property over
the past years. No evidence of contamination of hazardous material used in the construction or maintenance of
any improvements was observed on the date of the inspection, however, the inspection was limited to visual
observations. It is worthy to note that the appraiser is not qualified to detect the existence of substances such as
urea-formaldehyde, radon gas, foam insulation, asbestos, or other potentially hazardous waste material that may
have an effect on the value of the property. The appraiser reserves the right to amend this report pending the
findings of any site or environmental assessment report as to the presence of any on-site toxic, hazardous wastes
or contaminants that may affect the value of the property.

The Americans with Disabilities Act {ADA) became effective January 26, 1992. We have not made a specific
compliance survey and analysis of this property to determine whether or not it is in conformity with the various
detailed requirements of the ADA. It is possible that a compliance survey of the requirements of the ADA could
reveal that the property is not in compliance with one or more of the requirements of the act. If so, this fact could
have a negative effect upon the value of the property. Since we have no direct evidence relating to this issue, and
are not experts as to ADA requirements, we did not consider possible noncompliance with the requirements of
ADA in estimating the value of the property. We recommend to the client that they hire a licensed architect who
has performed such functions to check the property for compliance with ADA.

It is assumed that there are no structural defects hidden by floor or wall coverings or any other hidden or
inapparent conditions of the property; that all mechanical equipment and appliances are in good working
condition; and that all electrical components and the roofing are in good condition.

If the client has any questions regarding these items, it is the client’s responsibility to order the appropriate
inspections. The appraiser does not have the skill or expertise needed to make such inspections. The appraiser
assumes no responsibility for these items.

It is assumed that the rental income information supplied by the identified parties in the Income Approach is
accurate. The appraiser assumes no responsibility for independently verifying this information. If the client has
any questions regarding this information, it is the client’s responsibility to seek whatever independent verification
is deemed necessary.
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APPRAISERS CERTIFICATION

Property Appraised: 837 Seaview Avenue and 775 Stratford Avenue

Brdgeport, Connecticut

I certify that:

1).

2).

3).

4).

5).

6).

7.

8).

9).

10).

11).

J

The analysis, opinions, and conclusions developed herein, along with all sections of this report, have been
prepared in conformity with the requirements of the Code of Professional Ethics and the Standards of
Professional Practice of the Appraisal Institute, and USPAP.

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

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

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

My engagement in this assignment was not contingent upon developing or reporting predetermined results.

No other party has provided significant professional assistance to the person or persons signing this
certification.

My 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.

To the best of my knowledge and belief, the statements of fact contained in this report and upon which the
opinions expressed are based, are true and correct, subject to the limiting conditions set forth herein.

I have personally inspected the property appraised (unless otherwise stated), that I have no present or
contemplated interest in the property appraised, and no personal interest or bias with respect to the subject
matter of the report, or to the client or other participants or principals.

The appraisal assignment was not based on a requested minimum valuation, a specific valuation, or the
approval of a loan.

The appraiser acknowledges a full understanding of the Competency Provision and the Ethics Provision set
forth in the USPAP and has sufficient knowledge of the above-referenced property type, market
information and appropriate valuation methodologies to properly perform the appraiser’s obligations as
outlined in this letter.

As of the date of this report, I, Peter A. Vimini, have completed the requirements of the continuing education
program of the Appraisal Institute.

February 9, 2010

\P&fer A. Vimini, MAI Date:
Certified General RCG.0000605 Expires April 30, 2010
Type of License Number
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APPENDIX

Legal Description — 775 Stratford Avenue

Plot Map 837 Seaview Avenue

Aerial View 837 Seaview Avenue

Plot Map 775 Stratford Avenue

837 Seaview Avenue — Market Profile

837 Seaview Avenue — Demographic and Income Profile
837 Seaview Avenue — Executive Summary

Relevant CCMA Findings/Policies

State of Connecticut Department of Environmental Protection Letter
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Bridgeport Purt Authonly
15-31-423H

“The Stale of Comexticut reserves for 11self, its successors and assigns, the followang full
and perprival easernents under, over wid ecross portions of the premises haein conveyed.

1. Ancasement (o slope for the support of Iba higiway, as more particulmty shown on
said map.
2. Ancasement for exisung ublitics, as more particularty shown an caid mag

3. An easenient to mantsin dranage pipes and stroctures, as mave pauculsdy shown
on sxd map.

The above-described premises e castveyed subject (a such nghts and exsements 1 mary
sppear of record, and (o any state of facis which mn inspectian of the premiszs cuy show

All nghts of [ngress and Egress wro spexifically denied, directly to and from Stratford
Avene, CT. Route 130 and Ramip “C” of Interztate 95, Gavemar John Daws Lodge Tompike,
from and to tha innd herein conveyed.

The shove-described premises are conveyed subject 16 any aml all provisions of any
rdimance, municpal regulation, or pubhe or privee lw,
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et tis A5 ayor_ Qu 9 ust . AD. 2008
[Witnessed by:

s State of Cannectiont
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T
L

BIDUEPORT, CUNK,
LAND RECORDS
REC’D FOR RECORD FILING

m ’0/3/ /081\1‘ 9,00 Am

CSTAA WPV T

1ot




RELEASE NTGOTIA TION AND CLOSING REPORT

B a2 B T Ja === rireiesnm... Pyreer P <A . 1\.,

e ——————— g *

TYPE OF BALE Bpevnl Act Na. 0711
BUYER'S NAME(S) Bridgeoort Port Aolarity TOWN Brdgepait
ASTOAFFRAR ON DEED)  tagrw ROAD retfrd Averve
95
ALENIMRER  J£31423H
ADDRESS 330 Wetcr Strwed
Bridgepart, CT 08604
CONTACT AT Mir. Joseph A, e, k., Exeniiive Dirtcia (ADP4ITTT
REQISTERED VALLE NA RELBASE PRICES 31,000
TEAMS OF SALB o DEPOSITS
MISC. EXPENSES
TYPEOF LAND 51,84 1k pquers (21 of vecanl land BALANCE DUB $1,000.00
RESERVATIONS N RELEASE DEBD *T with T ila, of intevext the of
Comnesticn! bus o rraxy twve bn s e
=A ful) wred 1] -] Yox (e of
the higkway reserved i favor of v Stata of Qtsmectiont
o its apuigas *asemwent fix euisting wiiktics ressrved in
fxver of ks Stadw or i axxtgrs “Bagervend to meinisin
drvinage pipes and d i Mrvor of i
Siate of Canneclicut or its #xaigns *Reghis of Aocest
demed alang Stratford Avenna and Rexp “C*
PONMEH QWNERIS) Gy of Bridgepont
Farmer Ststford Averma
STATE FILENO. 13-31-421B PEDERAL PROIBCT NUMBER
PETT
APPROXIMATE ORIGINAL PURCHASB PRICE 3 $148,500.00
DATE OF DEED (5} OR CONDEMNATION(S) 411211936
TITLEBY DBED Cat, of Condermation RESERVATIONS
Vol 1112 Pg. 310
FED. PARTIQPATING NA ORIQ, CODING
REMARKS
CODING 1.3

OAMNYINCTDINVTIAN RIABAMIRMED ¢ PP Y TR LY LT



ARG K DONIMX
ANJILIINNOD .mO Avis el -

ALRIONINY £N0d 1¥QATXING
01 QUINTIIN G DARGHS &

=y
——

-

I
amarme

ﬂ

SHlfy
l.! i

1
3

Plot Map 775 Stratford Avenue




o
-

—
—

—
- em

-——

DERECKTOR SHPTARDS
L0 Mavis somx

R L (0
OMAALL ST MAN

Avenue

aview

Plot Map 837 Se



0I0/6/T " PUEOTYITHUIAY 0T%HMIIABISOT%LER=10A9698TL 1 €L 10S CLT' | p=U0BY=59 [=Z7psn-ud=1pui; xdsa 1unid/sdewucd Julq mmm//duny

TJo gadny sdap - g

Acerial View of 837 Seaview Avenue




Market Profile - Appraisal Version

Prepared By STDBonline
Ross: 1 Mzen Radius. 3 Mise Radtus: 5 Milas
12,550 140,033
457 3,083 1,510
12.002 144, 285 248,728
12,612 145,635 240,841
0o2% 0.1% 0oex
4,183 50,054 #3211
208 n 204
4205 51,714 0,487
288 274 2£0
4213 81,800 90,745
2014 Average Household Size 288 275 07
2008 - 2014 Annual Rate 0.04% 0.00% [T 2
2000 Famities 2983 33,507 00,022
2000 Averaga Family Size a7 e <] i
2008 Famites 2,900 0,74 80,313
2009 Average Family Siza 338 338 M
2014 Families 2048 3537 52,007
2014 Average Family Stze a3 a7 125
2009 - 2014 Annmual Rate 0.14% D.12% Q11%
2000 Housing Units 4889 45,12 04,489
Ex2 Ouner Qocupied Housing Units 282% 41.0% B5.%
42 Renisr Ocaupied Housing Urits €0.0% B1.5% 380%
Vacant Housing Unis 13.8% 75% 5.0%
2009 Housing Units 3172 57,504 28.051
Ouner Occupied Housing Units 2% 40.4% S4.7%
Remier Ocoupied Housing Unils 55.6% 40.4% J70%
Vacant Housing Units 18.7% 102% 1™
2014 Housing Units 8,174 5.7 08,385
Ouner i Units 251% 308% 54.1%
Renter Oeaupied Housing Units 38.3% 500% 3a8.1%
Vacant Housing Unils 16.0% 102% 8%
Median Household Income
200 320,039 34,974 344204
2009 331,062 $42470 $55.005
2014 34228 $45,080 $50,508
Median Home Vatue
2200 72501 110,861 3140,510
009 134,600 104,758 250,628
014 S22 $237.402 $2056,837
Per Capita tncome
2000 $11,630 316,650 $21.677
2000 $14.800 320,000 327,870
214 318720 $21,651 329,008
Median Age
20100 20 Nns M5
209 2.9 nz 35.1
214 273 317 M7
Iy nl parsan wped 16 yeare et ewer i nE Pupatation, Deiall sy ool wam to ieizis due © rosading.
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Prepared By STDBonline
837 Seaview Ave, Bridgeport, CT, 08507
Latitude: 41174749
Longltuda: -T3.172132 Radius: 1 Miles Radius: 3 Miles Radius: $§ iilea
2000 Households by Income
Housahold Incomne Base 4,144 50,9871 89,254
< $15,000 31.8% 2.7% 16.8%
$15.,000 - $24,999 15.7% 14.2% 11.8%
$25,000 - $34,999 13.1% 13.1% 11.3%
$35,000 - $40,989 17.1% 16.7% 15.6%
$50,000 - $74,899 14.1% 17.2% 10.3%
$75,000 - $99,989 44% 8.0% 11.1%
$100,000 - $149,999 3.3% 5.8% 8.1%
$150,000 - $109,990 0.4% 1.2% 2.6%
$200,000+ 0.3% 1.0% 2.4%
Average Household Incoms $35,051 $45,433 $58,195
2009 Households by Income
Housshold Incaome Base 4,202 51,710 90,468
< $15,000 28.6% 19.0% 13.1%
$15,000 - $24,999 15.3% 11.8% 0.3%
$25,000 - $34,899 11.8% 10.7% 8.7%
$35,000 - $49,999 15.7% 15.5% 13.6%
$50,000 - $74,089 15.0% 16.4% 16.3%
$75,000 - $99,689 8.3% 12.6% 18.7%
$100,000 - $149,999 5.6% 9.0% 15.0%
$150,000 - $199,009 12% 2.4% 44%
$200,000+ 0.8% 1.6% 3.8%
Average Household Income $43,373 $57,183 $75.309
2014 Householda by Incoma
Housshold Income Base 4,212 51,880 90,746
< $15,000 24.9% 17.7% 122%
$15,000 - $24,999 14.8% 11.2% 8.7%
$25,000 - 334,999 11.0% 10.1% 8.1%
$35,000 - $49,699 17.6% 17.2% 148%
$50,000 - $74,999 14.7% 15.6% 15.6%
$75,000 - $99,989 8.2% 12.1% 152%
$100,000 - $149,0898 0.8% 11.6% 16.8%
$150,000 - $199,899 1.3% 2.5% 4.5%
$200,000+ 0.7% 1.8% 4.1%
Average Household Income $45,673 $59,847 $768,530
2000 Owner Occupled HUs by Value
Total 1,290 22,644 52,823
<$50,000 31.9% 13.1% 7.0%
$50,000 - 99,999 47.5% 28.0% 15.8%
$100,000 - 149,999 13.7% 34.3% 27.8%
$150,000 - 189,989 3.9% 18.6% 22.6%
$200,000 - $299,999 1.9% 5.7% 162%
$300,000 - 490,889 0.6% 1.5% 8.5%
$500,000 - 999,969 0.5% 0.5% 2.0%
$1,000,000+ 0.0% 0.2% 0.3%
Avarage Home Value $79,163 $125,556 $177,820
2000 Specified Renter Occupled HUs by Contract Rent
Total 2,875 28,237 38,333
Wilh Cash Rent 99.0% 97.8% 08.8%
No Cash Renl 1.0% 22% 34%
Median Rent $494 $553 $581
Average Rent $441 $525 $582
oy slsr':cc::iw "pr“:"t,s 0.:3 child ':,'".JJ al ‘"ep-daod“n“.'-ﬁ'-'- Oceupied KUs e ‘:'5‘; scres. Averags m axcludes unm m no

cash rant.

Source: U.S, Bureau of tha Cansus, 2000 Census of Populotion and Housing. EBRI K ta for 2009 and 2014,
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Prepared By STDBonline
037 Besview Ave, Bridgeport, CT, 06807
Latitude:  41.174749
Longltucle: -73.972t132 Radlus: 1 Milea Radlus: 3 Milea Radlus: 5 Miles
2000 Population by Age
“'“ Total 12,550 140,938 243,055
0-4 98.3% 8.2% 7.4%
5-9 10.0% 8.5% 7.8%
10-14 9.1% 7.9% 7.3%
15-19 9.6% 74% T1%
20-24 9.6% 7.8% 8.8%
25-34 14.5% 15.5% 14.4%
35-44 13.4% 15.0% 15.6%
45-54 10.2% 11.3% 121%
55 -84 T1% 7.3% 8.0%
68-74 4.6% 5.5% 8.5%
75-04 2.1% 4.4% 5.3%
85+ 0.5% 1.6% 1.8%
18+ 68.1% 71.0% 73.71%
2009 Population by Age
Total 12,602 144,885 248,723
0-4 8.7% 8.4% 75%
5-9 8.1% 7.6% T.4%
10-14 7.9% 0.9% 6.8%
15-19 9.7% 7.8% 7.8%
20-24 10.5% 8.7% 78%
25-4 ’ 14.9% 15.0% 129%
35-4 11.8% 13.0% 13.4%
45-54 10.5% 12.5% 13.86%
55-84 8.3% 0.3% 102%
65-74 4.7% 8.3% 5.9%
75-84 2.2% 3.86% 4.4%
85+ 0.7% 1.8% 24%
18+ 87.8% T2.5% 74.5%
2014 Population by Age
Tota) 12,612 145,839 249,840
0-4 9.8% 8.4% 74%
5-9 9.3% 1.7% 7.1%
10-14 8.0% 08.9% 8.7%
16- 10 9.3% 6.7% 71%
20-24 10.6% 8.8% 8.0%
25-34 15.9% 168.4% 14.1%
35-4 1.3% 11.80% 1.7%
45-54 9.6% 1.T% 132%
55-64 8.6% 10.0% 112%
85-74 6.4% 8.4% 7.2%
75-84 23% 3.4% 4.0%
85+ 0.8% 1.8% 23%
18+ 68.2% 73.1% 75.1%
2000 Population by Sex
Malas 48.3% 47.0% 47.7%
Females 53.7% 52.1% 523%
2009 Poputation by Sex
Males 48.2% 48.5% 482%
Fomales 53.8% 51.5% 51.8%
2014 Population by Sax
Males 48.2% 48.8% 484%
Females 53.8% 51.2% §1.8%

Source: LS. Bursall of the Cansus, 2000 Cemaus of Population and Houslng. ESRI forecasts for 2009 and 2014,
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537 Seaview Ave, Bridgeport, CT, 08607
Latitude:  41.174749
Longltude: -T3172132 Radlus: 1 Mlles Radius: 3 Mies Radlus: 5 Miles
B2 | 2009 Population 15+ by Marttal Status
Total 9,238 111,627 185,748
_t Never Married 45.6% 39.7% MU.T%
Married 37.4% 424% 47.9%
Widowed 8.7% 71% 7.5%
Divorced 11.4% 10.8% 9.9%
2000 Population 16+ by Employment Status
Total 8,791 104,211 185,777
In Labor Force 57.8% 01.5% 83.1%
Civillan Employed 48.4% 85.4% §7.7%
Civillan Unemployed 11.4% 8.1% 53%
In Armed Farces 0.1% 0.0% 0.0%
Not In Labor Force 422% 33.5% 38.8%
2009 Civillan Population 18+ In Labor Forcs
Clvilian Empioyed 75.3% 83.8% 86.8%
Civilian Unemployed 24.7% 10.4% 13.2%
2014 Civillan Population 16+ In Labor Force
Civilan Employed 80.4% 87.4% 89.8%
Civilian Unemployed 19.6% 12.6% 10.1%
2000 Females 16+ by Employment Status and Ags of Chlldren
Total 4,887 65,708 29,41
Own Children < 8 Only 08.7% 8.8% 8.2%
Employad/in Armed Forces 4.8% 4.T% 4.6%
Unemployed 1.3% 0.9% 0.6%
Not In Labor Force 3.8% 3.2% 3.0%
Own Children < 8 and 8-17 Only 7.9% 71% 6.1%
Empioyedfin Ammed Forces 4.8% 4.3% 3.8%
Unemployed 0.6% 0.5% 0.3%
Not In Labor Force 25% 23% 20%
Own Chidren 6-17 Only 18.7% 17.6% 16.3%
Employed/in Armed Forces 11.5% 11.7% 11.7%
Unemployed 1.1% 1.0% 0.8%
Nol In Labor Farce 6.2% 4.9% 3.0%
No Own Chikdren < 18 83.7% 88.5% 60.4%
Employed/tn Armed Forces 25.2% 30.6% 32.9%
Unemployed 8.2% 3.4% 3.2%
Noi in Lebor Forca 32.2% 32.6% 33.3%

Us i of the C: 2000 Consua of Popuiation and Housing, ESRI loracasts for 2009 and 2014,
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Latitude:  41.174749
Longttuds: -73,172132 Radius: 1 Miles Racitus: 3 Mies Radlus: 5 Miles
2009 Employed Population 16+ by Industry
m Total 4382 61,889 114,170
Agricutture/Mining 0.0% 0.2% 0.2%
Canstruction 4.8% 81% 5.7%
Marfacturing 12.6% 123% 1.1%
Whoalesala Trade 1.8% 26% 26%
Retail Trede 16.8% 13.6% 121%
Transportation/Utiitles 5.3% 8.2% 4.7%
Information 1.8% 2.2% 25%
Finance/Insurance/Rea! Estate 7.1% 7.6% 0.0%
Services 45.7% 48.6% 47 5%
Pubiic Administration 4.1% 3T% ar
2008 Employed Population 18+ by Occupation
Total 4,361 61,866 114,177
Whils Collar 434% 50.4% §8.2%
Managemant/Businass/Finandal 8.5% 8.7% 12.6%
Professional 9.6% 15.2% 19.6%
Sales 11.2% 11.3% 11.86%
Administrative Support 18.1% 182% 15.1%
Servicas 30.4% 24.2% 10.6%
Blus Caoltar 28.2% 25.4% 21.2%
Farming/Forestry/Fishing 0.0% 0.1% 0.1%
Constructinn/Extraction 4.5% 5.6% 6.3%
Installation/Maintsnance/Repalr 3.2% 38% 3.8%
Production 10.4% 8.6% 6.7%
Transportation/Material Moving 8.2% 7.0% 58%
2000 Workers 16+ by Means of Transportation to Work
g Total 3848 58,180 104,650
Drovs Alone - Car, Truck, or Van 80.8% 88.0% 74.3%
Carpooled - Car, Truck, or Van 10.7% 17.0% 132%
Public Transportation 13.0% B.5% 8.4%
Walked 5.1% 3.6% 28%
Other Means 0.8% 1.4% 1.0%
Worked at Home 0.6% 1.5% 2.2%
2000 Workers 16+ by Travel Tima to Work
Total 3,848 58,181 104,859
Did Not Work at Home 98.4% 96.5% 27.8%
Less then 5 minutes 1.8% 21% 22%
510 8 minutes 127% 0.8% 10.1%
10 to 19 minutes 38.3% 38.8% 35.7%
20 o 24 minutes 132% 14.1% 14.1%
25 to 34 minutes 16.3% 17.5% 16.1%
35 to 44 minutes 25% 4.4% 4.7%
45 fo 59 minutes 5.0% 5.7% 8.3%
60 to B9 minutas 5.5% 5.3% 54%
90 or more minutes 41% 3.0% 3.3%
Worked al Home 0.6% 1.5% 22%
Average Travel Tima fo Work (in min) 257 251 255
2000 Households by Vehicles Avallable
Tola! 4,168 50,863 89,241
None 354% 23.4% 16.2%
1 38.7% 41.0% 37.6%
2 18.2% 26.2% 33.8%
3 4.6% 8.7% 8.9%
4 1.8% 1.8% 25%
5+ 0.7% 0.7% 0.8%
Average Number of Vehicles Available 1.0 1.3 1.5
s WA Bureau of the C 2000 Census of Population wnd H ESRI forecasts for 2000.
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837 Seaview Avs, Bridgeport, CT, 08607
Latitude: 41174749
Longltude: -T3,972132 Radius: 1 Niles Radius: 3 Mles Radius: 3 Miles
2000 Househotds by Type
Total 4,163 50,054 89,211
Famity Households 71.3% 85.9% 81.3%
Married-couple Famity 25.0% 35.0% 44.0%
With Related Children 14.6% 19.2% 21.T%
Other Famfly (No Spouse) 454% 30.0% 23.3%
With Related Childran 35.0% 20.8% 14.8%
NonfamBy Households 28.7% 3H4.1% 32.7%
Houssholder Living Alane 23.5% 28.5% 27.1%
Househaider Not Living Alone 82% 5.8% 65.6%
Housahalda with Refated Children 49.8% 29.8% 38.5%
Housshalds with Personsa 85+ 19.2% 24.2% 27.1%
2000 Households by Size
Total 4,183 50,954 89,211
1 Person Household 23.5% 28.5% 27.1%
2 Person Household 23.4% 25.T% 29.0%
3 Person Housshold 21.1% 17.4% 172%
4 Person Household 15.4% 14.3% 14.5%
5 Person Household 0.2% 8.0% T74%
8 Persan Housahold 4.4% 3.4% 2.9%
7+ Person Household 3.0% 2.8% 1.80%
2000 Housaholde by Year Houssholder Moved In
Total 4,188 50,960 89,240
Moved in 1099 to March 2000 22.0% 214% 17.9%
Moved in 1695 to 1898 28.1% 3M1T7% 28.6%
Movad In 1880 to 1894 15.3% 14.1% 14.3%
Moved In 1880 to 1889 174% 14.4% 15.1%
Moved in 16870 to 1979 7.3% 7.4% 8.3%
Moved In 1869 or Earflar 8.8% 11.0% 14.83%
Median Year Househalder Moved In 1985 1995 1984
2000 Housing Units by Units In Structure
- y Total 4,855 55,063 64,480
1 1, Detached 13.5% 27.0% 45.7%
1, Altached 11.1% B.A% 8.8%
2 21.4% 18.8% 13.8%
3or4 26.3% 10.4% 1A.7%
Sta8 8.6% 8.3% 4.0%
10to 18 4.7% 5.3% 4.3%
20+ 13.4% 14.6% 10.6%
Moblls Hame 0.1% 0.1% 0.1%
Other 0.0% 0.0% 0.0%
2000 Housing Unlits by Year Struclure Bulit
Total 4,802 55,111 94,492
1698 to March 2000 1.3% 0.5% 0.6%
1985 to 1998 2.4% 1.5% 1.8%
1890 to 1884 1.8% 1.8% 1.8%
1680 to 1689 7.8% 59% 8.7%
1970 to 1979 7.3% 9.8% 10.1%
1889 or Eerfler 79.3% 80.8% 78.9%
Medlan Year Siructure Buill 1848 1949 1853

Sourca: WA Bureau of the Census, 2000 C. of F
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Latitude: 41174749
Longitude: -T3.172132 Radius: 1 Miles Radius: 3 Miles Radlus: 8 Miles
IE 2000 Population 3+ by School Enroliment
Total 11,840 134,248 232,544
Enrolisd In Nursery/Preschool 27% 1.9% 20%
Enreiiad in Kindergarten 2.3% 1.6% 1.6%
Enrolled in Grade 1-8 16.2% 14.5% 13.0%
Enrolled In Grade 9-12 7.6% 8.9% 8.2%
Enrolled in College 7.4% 46% 8.9%
Enrofled in Grad/Prof Schoal 0.8% 1.0% 1.1%
Not Enruited in School 2.8% 89.3% 702%
2009 Population 25+ by Educstional Attalnment
Total 8,605 87.804 156,802
Less than 8th Grade 13.1% 11.6% 8.4%
oth - 12th Grads, Na Diploma 18.8% 15.0% 11.4%
High School Greduate 3B.1% 35.1% A2.4%
Some College, No Degree 18.0% 17.3% 17.1%
Associate Degres 4.7% 5.5% 6.0%
Bachelor's Degree 48% 9.3% 14.8%
Graduate/Professional Degres 24% _6.0% 10.1%
us. of the C. 2000 Carmmus of Poputation snd g. ESRI K ts for 2008,
€2009 ESRI 2012010 PageTal b
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Prepared By STDBonline
£37 Seaviow Ave, Bridgeport, CT, 06607
Latitude: 41.974749
Longituds: -73.172132 Radlus: 1 Miles Radiug: 3 Miles Radlus: 8 Miles
Top 3 Tapestry Segmants
Clty Strivers Internationel Markatpl Main Street, USA
2 NeWest Rasidents Maln Streat, USA Pleasani-Ville
3 Clty Dimensions Clty Dimensions  Waealthy Seaboard Subur

2009 Consumer Spending shows the amount spent on a variety of goods and services by households thal reside in the markst
area. Expenditures are shown by broad budget categories that are not mutually axclusive. Consumer spending does not equal

business revanue.

Apparel & Services: Total $ $5,093,588 $79,207.916 $177.270,925
Average Spent $1,211.32 $1,531.74 $1,859.51
Spending Potential Index 48 a1 78

Computers & Accessories: Total $ $589,409 $08,755,614 $22 131,098
Average Spent $140.47 $186.68 $244.683
Spending Potential index a1 83 107

Education: Total § $3,608,698 $58,600,852 $132,853,118
Average Spent $858.19 $1,084.58 $1,468.58
Spending Potentis! Index 68 87 117

Entertalnment/Recreation: Total $ $8,014,476 $131,640,163 $307,233,844
Average Spent $1,805.84 $2,545.89 $3,396.09
Spending Potential index 59 70 108

Food at Home: Tota! $ $13,114,704 $204,213,555 $452,134,207
Average Spent $3,118.86 $3,649.13 $4,007.78
Spending Potential index 68 87 110

Food Away from Home: Tatal $ $9,278,881 $145,364,213 $326,418,347
Average Spent $2,208.63 $2,811.09 $3,608.13
Spending Potential lndex 68 84 108

Health Care: Tolal § $9,088,228 $147,831,583 $345,771,908
Average Spent $2,158.53 $2,858.80 $3,822.08
Spending Potential Index s7 76 101

HH Furnishings & Equipment: Total $ $4,501,772 $76,8090,304 $180,480,002
Average Spent $1,070.58 $1,488.92 $1,005.00
Spending Potential [ndex 49 88 92

Investments: Total $ $2,604,389 $50,603,279 $135,198,043
Average Spent $666.92 $984.38 $1,454.42
Spending Potentlal Index 46 68 104

Retail Goods: Total $ $61,127,575 $1,005,721,323 $2,316,418,004
Average Spent $14,538.88 $10,446.89 $25,605.12
Spending Potential Index 57 76 100

Shelter: Total $ $44,012,150 $707,813,287 $1,819,261,760
Average Spent $10,468.82 $13,889.80 $17.898.02
Spending Potential Index 87 ;] 115

TVNVideo/Sound Equipment: Total $ $3,351,049 $52,182,163 $116,888,913
Averags Spent $7986.92 $1,009.30 $1,292.08
Spending Poteniial Index 88 83 108

Travel: Total $ $4,289,114 $74,620,981 $181,218,088
Average Spenl $1,020.00 $1,443.21 $2,003.14
Spending Potentia! Index 55 78 108

Vehicle Malntenance & Repalrs: Total § $2,352,172 $38,820,141 $89,210,608
Average Spent $558.38 $752.85 $986.11
Spending Potential Index 60 a0 105

Data Note: The Spending Potential Index represents the amount spent In tha area relative |o a national averags of 100.
Bource: Consumer Spending data are derived from the 2005 and 2008 Cansumer Expenditure Surveys, Bureau of Labor Statlstics,



Demographic and income Profile - Appraisal Version

Prepared By $TDBonline
Lxithxie: 411747403
Longioe: 71177132
S Type: Rig Racxm: 1 MEsw
Bummary 000 = =
Poputation 12350 12802 12512
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Parolem 983 2,955 245
Aveace Housetcty Sow 5 g1 ]
Owner Qecuping My 1273 138 1.3m
Reiey Ccoupian Hus 2910 247 2912
Mo Age 209 3
Treod: 2005-2014 Ancuai Rats Area Stain Mgtional
Ropatation [T 9 (¥, 3 0.9t%
Housshokis a0 azZrs 0%
FamiDes 4% an% arex
Ourmer HiHz 0AYS L2 117%
Mdechan Houmehok tnccene 1.57% [ anr
2000 o »u
Hxmmhokts Dy xoos Mt Parcand Momber Percent Mcnber Porcont
« 31500 1310 6N [Rird 26% 1.049 U
612,000 - §24,999 849 141% 842 “ys &2 14.5%
25,000 - £34,999 541 1U1% 438 "% 464 1nom
£4.000 - $49.999 a8 174% 581 13r= 740 17.6%
50,000 - $74 999 584 s s &1 U™
3.0 - ¥8.99 15 A44% = 53% M7 TS
$100,000 - $149.999 i s =7 5.6% »s AO%
$150,000 - $169,000 18 04% 52 .75 = 1.7
£200, 000+ ] ors x 0% a [ e Y
MeUtn Hossnok] ncoom =L 1,682 0420
Aveae Hoxmseholtd Income sasns I $45673
Per Capita incoma 1161 $14,886 15,71
2000 s 20U
Peputstion by Age MNxnbet Parcani Mumber Purcant mber Percant
0-4 1,189 LY% 24 2T 1.8 s
B-9 1238 100% 1,150 1% 1477 am
10-14 1,148 1% =1 7% 108 0%
15-19 12086 5% 121 9TR 1.002 LE
2-2 1204 5% 1,22 10.5% 130 105%
-3 1821 145% 1879 “uox 2,X% 169%
B-ad 1602 1343 1,481 1% 1424 "%
45-64 1274 102% 1,325 10.5% 1212 5%
5-64 L 7% 1,045 % 1090 LFR
e5-74 M A% 21 4% 53 2%
.04 269 21% e 2% E- ] %
5+ & (T2 9 °a aT% 9 %
Omta Baby; rrame s eepsecw tn cxvert aobwrs.
Bemma UG Mureas of e Comna, 20 Comma g, 6581 208w 2014,
o 2am 2010 Pom 12

837 Seaview Avenue — Demographic and Income
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0837 Saaview Ave, Bridgeport,... Latituds: 41.174749
Longltude: -73.172132
Site Type: Ring Radlus: 1 Miles
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Latitude; 41.174749
Longituds: -73.172132

Sita Type: Ring Radius: $ Miles
Summary 2000 2008 2014
Population 140,938 144,838 148,636
Households 50,854 51,711 51,860
Familles 33,867 33,734 33,537
Averags Household Size n 274 2715
Owner Occupled HUs 592 23,269 23,000
Rentsr Occupied HUs 28,3681 20,442 28,880
Modian Ags 31.8 N7 T
Trends: 2009-2014 Annusd Rate Araa State National
Poputaion 0.1% 0.23% 0.81%
Housshokls 0.06% 02T% 0.54%
FamiBes 0.12% 0.11% 0.74%
Owner HHa 0.83% 0.42% 1.19%
Median Housahold Income 1.13% 0.88% 0.80%
2000 2009 2014
Houssholds by Income Number Parcant Number Parcent Number Percent
< $15,000 11,5688 27% 9,808 19.0% 9.1 17.7™%
$18,000 - §24,099 7.240 14.2% 6,118 11.8% 5,784 1.2%
$25,000 - $34,990 6,604 131% 8542 10.7% 6,257 10.1%
$35,000 - $49,899 8,535 10.7% 8,038 16.5% 8,084 172%
$50,000 - $74,989 8,783 17.2% 8,457 18.4% 8,197 15.8%
$75,000 - $89,099 4,084 8.0% 8,518 12.6% 8,284 12.1%
$100,000 - $149,099 2,648 56% 5,142 8.9% 8,021 11.8%
$150,000 - $199,000 818 12% 1243 24% 1,303 25%
$200,000+ 825 1.0% 846 1.6% 828 1.6%
Madian Housahald income $34,974 $43,478 $43,988
Average Housghold Incoms $45.433 $57,163 $69,347
Per Capita incame 516,850 $20,699 $21,651
2000 2009 2014
Populstion by Age Number Percent Number Parcent Numbsr Porcont
0-4 11,574 8.2% 12,221 B84% 12,298 B.4%
§-8 11,853 8.5% 11.080 T6% 11,264 7.7™%
10-14 11,164 75% 9,978 8.8% 0,983 0.9%
16-19 10,388 74% 11,289 7.8% 8,702 aT%
2-24 10,800 7.5% 12,534 8.Th 12,701 8.6%
25-34 21,872 16.5% 21,750 15.0% 23,038 18.4%
35-44 21,077 15.0% 18,649 13.0% 17.263 11.9%
45-54 15,800 11.3% 18,185 12.5% 10,999 11.7%
55 -84 10,254 7.3% 13,444 2.3% 14,510 10.0%
65-74 7,768 5.5% 7,698 83% 9,375 B8.4%
76-84 6.140 4.4% 5214 3.6% 4,985 4%
85+ 2,246 1.86% 2,893 1.98% 2,567 1.8%
Dats Noty: incoms ta axpressed in curren doliaa.
Source: U.S. Buresu of the Casus, 2000 Cerain of Population and Housing. ESRI & xin for 2008 and 2014,
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837 Seavlew Ave, Bridgeport,... Latitude: 41.174749
Longltuds: -73.172132
Site Type: Ring Radlus: 3 Mlles

Trends 2009-2014
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0.6 l
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Population by Age

‘Percént
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2009 Household Income
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1 $150-199K+ &u%)
BLOK-T2K (18.4% (15%)

<§15K {19.0%

5K-S4BK (15.5%)

"S15K-524K {11.8%)

Source: ESR) lorecarsts for 2009 and 2014.
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Latitude: 41.174749
Longlitude: -73.172112

Slte Type: Ring Radiue: B Miles
Summary 2000 2009 2014
Populatian 243,085 48,7728 249,841
Houashniis 89,211 00,467 80,745
Famnilles 80,022 60,313 59,897
Average Househald Size 284 2.68 287
Owner Octupied HUs 62,7886 53,815 83272
Renter Ocoupled HUs 36,426 368,853 ITAT4
Maodian Age M5 381 u7
Trends: 2009-2014 A | Rats Arsa State National
Population 0.08% 0.Z3% 0.81%
Housshokds 0.06% 0.27% 0.64%
Familles 0.11% 0.11% 0.74%
Ownter HHa -0.13% 0.12% 1.19%
Medlan Household Incoma 0.53% D.88% 0.80%
2000 2009 2014
Househoids by Income Number Percant Number Parcent Number Percent
< $15,000 14,993 16.8% 11,858 12.1% 11,033 122%
$13,000 - $24,0909 10,5068 11.8% 8422 2.3% 7.858 8.7%
$25,000 - $34,899 10,108 11.3% 7.808 8.T% 7,383 8.1%
$35,000 - $49,899 13,869 15.6% 12,310 13.6% 13,511 14.59%
$50,000 - $74,989 17,189 10.3% 14,707 18.3% 14,139 15.6%
$75,000 - $59.989 0,823 11.14% 14,217 15.7% 13,772 15.2%
$100,000 - $149,599 8,097 8.1% 13,558 15.0% 15,221 16.8%
$150,000 - $189,000 2,300 28% 4,001 4.4% 4,101 4.5%
$200,000+ 2,175 4% 3,480 38% 3720 44%
Madian Household income $44,264 $85,035 $58,508
Averags Household Incoms $58,185 $75,309 $78,530
Per Capla Income 21,877 $27.076 $29,068
2000 2009 2014
Poputation by Age Number Percent Numbar Percent Number Porcont
0-4 18,086 7.4% 18,535 7.5% 18,443 TA%
8-9 18,504 7.6% 17.6821 7.4% 17,700 71%
10-14 17,644 1.3% 16,821 0.8% 18,685 6.7%
15-18 17,348 74% 10,437 78% 17,835 71%
20-24 18,717 8.9% 18,410 7.8% 20,011 .0%
25-34 35,008 14.4% 32,067 129% 38,225 14.1%
35-44 37,888 15.8% 33,335 12.4% 20,260 11.7%
45-84 29,387 1214% 34,487 12.8% 32,020 13.2%
565-64 19,347 8.0% 25,343 10.2% 27,840 11.2%
85-74 15,748 0.5% 14,782 5.8% 18,072 T2%
75-84 12,812 5.3% 11,031 4.4% 10,084 4.0%
a5+ 4477 1.8% 5,874 24% 5,668 23%

Dats Nots: Income Is exprassed in cument dolsra.

Bource: U.S. Buramy of the Cenxim, 2000 Cansus of Poputation and Houzing. ESR) forecasty for 2000 and 2014,



eI I eI Sl e GRS IIEW | WM s LU SARSSNAr W wIwe e

Prepared By STDBonline

Latitude: 41.174749
Longltude: -73.172132

Slle Type: Ring Radlus: 3 Miles
Trends 2009-2014
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2009 Housahold Income

S100K~514,9K (15.0%)

S150-109K+ (4.4%)
STEK-99K (15,7%),

Source: ESRI lorecasis for 2009 amd 2014



Executive Summary

Prepared By STDBonline
Redigs: 1 MDw Regam: 3 EKNS Ratioe: 5 Miss
2O Pogmixiion
Total Poptation 1260 144828 242728
Maln Poputafion 462% 44.5% 2%
Ferals Poputation Sk S1.O% 1.%
Mwttan Age %9 M7 »1
ZHD InCHmm
Abedian HH Income $31.682 3470 353033
Per Capita Incoma $14,866 .89 21578
Average HH Income 43373 357,183 5308
2003 Houselmite
Totad Househotos 42 51, BDAE7
AwmcEn Housshoki Stze : 274 258
2083 Houming
Owrer Octmipied Housing Untts 257% 4% 4%
Renter Ocrnphesd Mausng Unks B36% 49.4% 7.5%
Vacani Mousing Unes BI% 102% ™
1990 Popudaton 18708 143,934 22200
200 Poputaiion 12,550 140,938 221055
2% Poputation 1281 144,889 248,726
214 Popation 12612 45,638 249,241
1990-2000 Annual Rate 282% A% am
2000-2009 Armcl Rate 0.04% ars a29%
20091114 Armual Rate L% L% a0

n e keentMed markel area, the current year populaticn i 248,724, tn 2000, the Cersus courd In Bre market ara was 243,058, The rats of
change since 2070 was 0.28 percent annually. The Ave-year prajecticn Tr e population b e markel ea is 249,641, representing a
anange of 0.09 percent arauaty fom 2005 1o 2014, Curranity. 2 popaation s £9.2 pefoent make ard 51,6 percent teote.

Housabmids
1990 Moutetokis 8440 52,940 nrn
2000 Hougehokts 418 50,554 &.211
20095 Housahoats 4209 51,711 0487
2014 Hooehokiy 4213 51,880 #0748
1990-20KX Arvwal Raln -151% 0% L08%
Z2000-2103 Anmaal Rate aos% 0.16% [ 817
2009-2014 Annual Rate 0.04% onen co5%

Thi housenok! count 1 thix markel area has chanped froen 35.211 In 2000 1o 80,487 In the currert yaar, a charge of D.15 percent arnuaby.

Tne fve-year projeciion of hausehakis ts 90,745, a change ¢f 0.05 pescart arnally fram e curent year ioial. Average househokl size 5

curenty 2,65, COmpaTd to 254 In e year 20K The rumrber of famiizs In the CLITen: year 1 60,313 (1 e market area.

Hogsing

Cusrenty, 4.7 peroert of the 98,052 rausing Lnils 1 the rmarvet area are cweer OCCUpIEd; 37.5 percen, renter cccupled;, and 7.7 percent

are vacare. In 2000, Mere were 94,438 housing Lnitsd€” 55.3 pectent awnar acclpled, 38.6 pemant renter eceupled and 5.6 percent vacant.

The rab2 of change in ousing Urks since 2000 I 0,4 pescent. Madtan eme vaiue I (e rorket area & $250,636, comparad b0 a medtan

nome vaue of $162,270 for ihe WS, In five years, median haroe value & projected 1o change by 3.3S peroent anmady lo $285,637. From

2003 to the current yaar, median home vaiwe changed by S.75 parcent antualy.

e 114 Suresy of e Commm, - 40 Z00 el BR4. B0} cumwesing B0 Conn gy

- zonow Poge 1l 2

837 Seaview Avenue — Executive Summary
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837 Soaview Ave, Bridgeport, CT, 06607

8its Typs: Ring Radlus: 1 Miles Radfus: 3 Miles Radlus: 8 Miles
Medlan Household Income
1890 Medizn HH Incame $21,053 $28,3684 $94,6827
2000 Medctan HH Income $26,839 $34,074 $44,204
2009 Median HH Incoms $31,062 $43,478 $55,035
2014 Modtan HH Income $34.228 $45,886 $58,508
1890-2000 Annual Rate 2.38% 212% 249%
2000-2009 Annual Rets 1.89% 2.38% 2.38%
2009-2014 Annunal Rate 1.5T™% 1.13% 0.53%
Per Capita Income
1990 Per Capita Income $8.917 $13,008 $15,015
2000 Par Capita Income $11,830 318,850 $21,677
2009 Per Capila Income §$14,868 $20,699 $27.878
2014 Per Capita Income $15,720 $21,851 $20,088
1990-2000 Annual Rate 289% 25% 3.144%
2000-2009 Annual Rate 2.83% 238% 2.76%
2009-2014 Annual Rate 1.12% 0.9% 0.84%
Average Household Income
1990 Average Mousehold Income $27,083 $34,382 $42,181
2000 Average Housahald income $35,061 $45,433 $53,165
2009 Average HH Income $43,373 $57,183 $74,309
2014 Average HH tncorne $45,873 $59,847 $78,530
1890-2000 Annual Rate 2.62% 2T7T% 3.28%
2000-2009 Annual Rale 2.33% 231% 283%
2009-2014 Anrual Rale 1.04% 0.92% 0.84%
Housaholds by Incoms

Carrant median housshald incoms ks $55,035 In the markst ares, compared to $54,719 for efl U.S, househokis, Medlan household incame fs
projectad ko be $58,508 in fiva yeara. in 2000, median housshold income was $44,264, compared o $34,627 In 1990,

Currant average housshold income ks $75,309 In this markat area, comparsd to $71,437 for il U.S. households. Average housahald income
ts projeciad to bo $78,530 In lve ysars. tn 2000, aversga household by was $58,185, compared to $42,161 n 1880,

Currenl par capita tncome i8 527,876 In the market erea, compared to tha U.S. per capila Income of $27,277. The per capiia kncoma is
projectad to be $29,068 bn five ysara. In 2000, the per capita lncome was $21,677, compared to $15,915 in 18980,

Popuixtion by Employment
Toted Businesses 796 5,581 9,853
Total Employees 11,033 01,312 99,501

C«mmuy.wdpercentdhdﬂuanlawuwhmldenﬁﬁadmm&mh employed and 13.2 percant are unemployed. In comparison,
89.4 percent of the U.S. civilan labor force ks employed, and 10,8 percent are unemplayed. in five yaars the rate of employment in the market
araa will be B9.9 parcent of the dvifan labor force, and unemployment will be 10.1 percent. The percentage of the U.S. civilian Iabor forca that
will be employed in five years is 52.9 parcent, and 7.1 parcent will ba unemployed. tn 2000, 63.1 peroent of the population aged 16 years ar
older in the markst area participated In the kebor force, and 0.0 parcani were In the Armed Forces,

In the cument year, the occupational distribution of the employed poputation ba:

« §9.2 percent In whits callar jobs (campared to 61.5 percent of U.S. empioyment)
= 19.8 parcend In service jobs (compared o 17.1 percent of U.S. employment)
» 212 percent In bive colls jobs {compared to 21.4 percent of U.S. amployment)

Inm.74.3pewenldmmmwlmpqmbdondrmdmbmwumwuhomam"wmm-lnwotkh
2000 was 25.5 mirartes In the marke! area, compared ta the U.S. average of 25.5 minutas,

Poputation by Education
mm,nmmmdmmaumwzsmormhmoMNqum

» 18.8 parcen fad not eamed a high schoal dipona (16.2 percent In the ULS.)

» 32 4 perceni were high school graduates only (29.8 percant In the U.S.)

» B.0 parcent had completad an Associate degres (7.2 percenl in the U.S.)

» 14.8 parcent had a 8achelors degree (17.0 percent in the U.S.}

« 10.1 percend had aamed @ Masters/ProlsssionalDocicrate Degres (8.8 percent In the U.S.}

Sauwcy: U8 Birema of Ihe Cormuc, 2000 Contite of llon end g, EER fov 2009 and 2034 ESRI convartsd 1996 Ceneus deta inte 2000 iy, siats pn
InfolISA, Orrmim KB righi 2003, ull rights d.




Relevant CCMA Findings/Policies

Relevant CCMA Findings/Policies
Development of the Former CarTech Site (contlaved)

{c} Any persans submitting o coastol site plan as defined in subsection (b) of seetlon 224-105 sholl
demonstrate that the adversa impacts of the propased aolivitles are occeptable and shall demonstrute Ut
such activity & conslstent with the goals and poficles in secthon 22-92.

(d) A munlelpal board or commIssion approving. modifying, conditioning or denying & cossinl site plon
o the hasis of the criteria listed in subscetion (b) of this seetion shall unte |n writing the findings snd
reasons for ils setion,

(e) In approving any nctlvity propesed In 2 coastnl alte plan, the municipal board or commissian
shall make o witten finding-thnt the propozed activity with any condltions or modificatlons
finpased by thie bonrd (1) In coulstent with afl applisable gonls ond policies In section 22a-921 (2)
Incorporntes as eonditions or modifications all reasonable monsora which would mitignta the
ndverse impacts of the propased activity on bath eonatal resaurees and future water-dependont
development activitiez.

Whatsr-Dependent Uses

- tomnnnge uses In the constal bowndary through exirting muujeipal plapning , sening and
other regalntory authorities..giving highest priovity and preference to water-dependaut
uses and Meflitles [CGS See. 120-92 (B)(1)(A)).

- Thoae uses nud faciitles which raqulve divect necezs to, or location in, marine or tidal
waters nod which therefore cannot be located Jnlond, lneluding but pot lhmited to: marinzs,
recrentinnal aud commerednl flshing and benting facilities, AoMsh and shellfsh processing
plnnts, wterfront doek and port fcflitics, shipyards and boat buflding facllitles, oavigntion
alds, bosin and clinurels, Induatrial uses dependent npon witerborne transporiation or
requiring Invge volmmes of cooling or process water which cannot ronsonnbly be Iocated or
operntad at an Inland sito and uses which provide genersl public acces to marius or tidal
wroters [CGS Seefton 220-93(16)]:

“Adverse Impnets on firture water-dopendont dovolapment opportunitles” and “wilverss
Irapacts on future water-dependent activitias” Include bui ave not mited to (A) locating &
nonvater-depandent use at n site that (T) s plysleally suited for o water-dependowt use for
which there I3 a reasonablo dvmand or () has been identifled for o water-dependont nse in
the plan of development of tha muilelpnlity or the zoning regulntions; (B) rveplsceniont of &
water-depandent use with o pen-wrater-dependent use, and (o) sl{ing of » non-srater-
dependent wss which would subatanilnlly redues or Inhtblt extstiug publlc access to marine
or tidl yraters {CGS Bec.22n-93(17)).
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BRIDGEPORT
PORT
AUTHORITY

Juns 26, 2009

To Whatir it May Gonden:

Tn lats May of 2009 you recelved fom the Biitigogort Pait Auliarity ind the Clty of
Bridgeport 8 Request for Propusals jo develop a pasce] of real estate oalled "Saaview Plaze”® at
the Bridgopatt Regional Masktime Complex, The REP indicated pll questions concerning the
RFP Bre fo be sent to Mt Joseph A, Ricclo, Jr, Bxezulive Direvtor of the Bridgepart Port
Authorlly by hune 19, 2009. A fow questions have bean reteived. The Tollowing 1s =
yesponse to these guestions and modificatlons of fhe original RFP documerit. All regponses
ate being forwattled to everyons who rezetved the RFP document per our recards,

di
ondl Paragraph, Last Seitencé should scadi *The forty suttier ponk
Johedule wakes 16 crossings daily, cattying an avamge of 1.3 million passengers and

"N yohiplés aommily.”

Riust Full Potagraph. adds “The npprovil girostss will also Inclnde the Coast
. Guird; and the Ared Marltime Stutlty Cafhmitece.” i

Third Patygt ¢ *The Hridgeport Reglonal Meultinie Complex Is a
rooagnlzed viable port naset by the U.S, Department of Homeland Secwity as wall"

-l ﬂ,
zn must be

- First Parag
Seaview Pla

Pags §, ftem 5, Time ¢ for
" A1l submissions (12 eoples) In

pledtion Process i
vesponse to this RFP for

aibmaltted to the Bridgeport Part Authority (330 Water Sticet, Bridgspost, CT 06604)
and must be In the possession of the Port Authority no later than "4:00 BM, Monday,
July 20, 2009 No submizsian will ba acoepted after this date and tinte, ar at ity
ofher Jocation.”

430 Witer Stroet
Beidgopert, CT 06604
103,384,9777

Fox: 203.384.9686

- —
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State of Connecticut
Department of Environmental Protection Letter

STATE OF CONNECTICUT
DEPARTMENT OF ENVIRONMENTAL PROTECTION
March 20, 2009
Donald Eversioy, Direclor
Clty of Bridgepon
Offies of Planning & Economlc Development
999 Brood Sirest
Bridgeport, CT 06604

RE: Proposed Waterfront Developmeent of the Formor CarTech Site
Deur Mr. Eversiey,

Thank you fbr the opportusty to provide guidincs on consfil mmagsnient consitlerations
pertotritng to potential develapment of the former CaTach property. As you know, this
watorftont property §s subject to e rolovant policles and critorln of the Connecticitt Constal
Mansgement Act (CCMA) [226-80 thiough 22a-1 12, inalnsiva) in addition to other stato policles
and pe::ll?. Tha relevant coastal management policies ave attached for yourcoavenlenco and
consldoration,

Any praposal for the property wilf be subfuct to a coaztal slte plan revicw by the Bridgeport
Planning & ZonIng Commission. The Commntlssion s required to make n written findling a5 to the
conslstenay of the proposal with CCMA polloles In nceordunce with CQ8 Section 220-106, In
roviewlng the project, the Departinent may submll cammexts and to the
Commlssion s to (he consistency of the propesal with CCMA pollcies far thelr consieration.

o assessing the projecf’s canstatenoy, the Commiission will have to dotarmine whtlter the
proposal has mitlgated adverse infiacts ont constal resources and water-dependent development
aofivitles, The CCMA stntes that “adverse impacts on fature water-dopendant dovelopruen)
oppo)ﬁmtﬂm =ndvorss [impacts on fatirre waterdopsntient devaloproont astivitles™ Include
bmt are not to:

(A) locating a nont-watir-depandent oxs al-a slio thint (f) [s physloatly
salted for a water-dopendont use far which ther is o reasounbls
demond, or (i) ke beon Identifled for a water-dependent uss In
ths plan of devolopntent of the municlmlity or the zoulng
reguintions;

(B) raplacement of n wates-dopendent uss wilh a non-watsr-
dependent use, end

{C) sitlng non-watedependsat ﬁsa whldh would substrutially
rodnos or Juhibit extsting public sccess to nrarins or tidat waters
(Cas Seotlan 228-23[17]).

(Prliled an Recycled Pupery
% Ghn fter. » Ruitfurd, CT 06106-5127

e gndiq
Ax Equad Opperiony Sapisyer



Eversley
March 20, 2009

Page 2
Tho CCMA definm wolor-depandent usea to mean:

Theoss wser and frcliftias which requive direct aceess to, or locatlon In,
marine or tidal waters and which, tharefors, eannot bo loonted inlund,
fnotuding, but uot limited to, morinas, reorcational and commeroiol
fishing and boating facilities, finfish and aholifish pracessing plamts,
waterfront doek and port facitltles, shipyards and boat bullding
faollitles...and uses which provide gensml public eecoxs (o marine of
tidn! waters (CQOS Seotlon 22a-93[16]).

This 14-acte site Ia bn a pronvinent waterfront focatian In an Industriathed section of
Bridgeport Harhor, Whils tho water depth, shore proflle and limited distence i the federal
channol weuld likely preclucde significant in-water activithes, thero are still opporiunities for
signtficent and meningful water-dependont use, Bven if part of tiie site Is devoted to & non-
water-depondent commeralal/retall development, the nddition af sater-dependent uscs sculd bo
conglséent with CGMA pollolas, Thoss water-dependent uses, depanding on thelr size swd acopo,
could be conaldered to ndequately mitigate ndverss Impsots on (Utnre water-dependent

opportunities hat might work fn concert wilh ssrvices provided by Deresktor, His
proposed Stee!l Point devolopment, nearby pott failities, or marine-refated nfea businosses. For
exainplo, thers is a deatth of upinnd space For best storage, matntonanoe, or repalr In the eres.
Land an the subject site may be suitabls for upland storags and relsted marins and marine support
services In nddition to other wotsr-dopendent uses. Whilo general publio-acosss, such es aecess
far boating or ather rearetion, la also 2 statutorily-ciefined water-depondent e, (he clty should
conslder such wso a9 o component of the overall watsr-dopeydancy of the proposed development
and kesp In mind vatious site constraints such as meating the remediation stondards, the
camniarclal uss of the navigatian shannal, dnd zesthetic vlusa during sits design.

Wo look forward to warking with the City to Incorporate approptinte water-depandent uses
on tho alte aa past of tha overall proposcd develupment. Pleaso contact e al (860)424-3650 or al

Drinnfhompoon@sct.gav H you have any questions or If you would lfke to conrdinate further an
the matter,

Sinecrely,

Brlan P. Thatmpdon, Direttor

Lang ksland Sound Prograins
BPTipko

ee: Ranald Angelo, Jr., DECD
Betsoy Wingfield, Chief, DEP-WPLR



