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Appralsal Senvices, LLC {203)975-9650 File No. 0902011

0902011 ]

Client Flie #:  |Po#as2o7 | Apprals

A isal . . . )
i Averaisal |Summary Appraisal Report » Residential

Appraisal Company:  Jim Kyle
Address: 49 Neck Road, Clinton CT 06902

Al Reports™ AIngﬁl 02" | Phone: (203) 927-3125 Fax: (860) 669-9977 Web: jimkyle@yahoo.com
Appralser:  James J. Kyle Co-Appraiser:  N/A
AIMembership: (1 SRA [ MAI {7 SRPA [ Assoclate Member B None | AlMembership: {1 SRA 1 MAI [] SRPA [] Assoclate Member [ None
Other Professional Affiflation:  NJA Other Professtonal Affiliation:
E-mail. [1kyle@yahoo.com : E-mail;
Client:  State of CT, DCF Contacl: Scott Adams
Address: 505 Hudson Street, Hartford, CT 06106
E-mail: _ scottadams@CTgov .

Phone:  (860) 550-6673 _Fax: (860) 560-5019
REAL:ESTATEADENTIFICATION ot i
Address: 131 Wadsworth Street

City: Middlstown County: Middlesex State: CT Zip: 06457

Legal Description: Vol 348, p 583

Tax Parcel #: 95/51 o RETaxes: exempt
SUBJECT-PROPERTY-HISTORY: i st s sl i i el g
Owner of Record: State of CT, DCF

Dascription and analysts of sales within 3 years (minimum) prior to effective date of vaiue:

No prior sale In the last 3 years. :

_TaxYear: 08/09

Description and analysis of agreements of sale (contracis), listings, and options:
No agreement of sale {confract), listing or options known to the appraiser.

‘RECONCILIATIONS AND GONCLUSIONS - oo i o :
Indication of Value by Sales Comparison Approach $ 56,000

Indication of Value by Cost Approach $ NiA
Indication of Value by income Approach $ NA

Final Reconciliation of the Methods and Approaches to Value: All three approaches to value were considered in this appraisal.
The Income Approach Is not applicable due to a lack of rental data and the fact that single family resldences are not purchased on
the basls of the Income that they could produce. In addition, the subject property does not appear to be habitable in its present
condition. The Cost Approach Is not applicable since the age and condilon of the subject improvements make an estimatlon of
accrued depreciatlon unreliable and the lack of land sales make an estimate of the site value difficult, The Sales Comparison
Approach, as is fyplcal In this type of assignment, was glven primary consideration, and was relied upon for the final opinion of
value.

Oplinion of Value as of: February 23, 2009 $ 56,000

Subject to any hypothelical conditfons or extraordinary assumptions stated in the Assignment Paramelers section.

* NOTICE:  The Appraisal Institule Epubtishes this form for use by appralsers where the ap?;aiser deems use of the form appropriate. Depending on the assignment, the appralser
may need do provide addtional dala, analysis and work product nol called for In ihis Torm. The Appralsal Institte plays no role in completing the fomm and disclaims any
rasponsibility for the data, analysis or any other work proguct provided by the Individual appralser(s).

Al Reports™ Al-100,92 Summary Appralsal Report - Residential © Appralsal Institute 2005, Al Rlghts Reserved 03/01/2006
Form Ai1001 — "TOTAL for Windows" appraisal software by a la mods, inc. — 1-800-ALAMODE




File No, §902011

PO#36207
0902011

State of CT, BCF
1131 Wadsworth Street, Middletown, CT 06457

'ASSIGNMENT PARAMETERS . : : L 5 S R e
Intended User(s): Based upon communlcat[on WIth the c!ient at the Nme of !he asslgnment, the Client is the on!y Intended user.

Intended Use: Based upon the ahove client communlcation the Intended use Is to Estimate Market Value for a potential sale.
This report Is not Intended by the appralser for any other use or by any other user.

Type of Value: Market Value Effective Date of Value: February 23, 2009

Interest Appraised: X Fge Simple {1 Leasehold L[] Other

Hypothetical Conditions: (A hypothetical condition is that which is contrary to what exists, but is asserted by the appraiser for the purpose of
analysfs, Any hypothetical condition may affect the assignment resulis.)  None In this Asslgnment.

Extraordinary Assumptions: (An extraordinary assumption is direclly refated o a specific assignment and presumss uncertain information to be factual,

It found to be false this assumption could after the appraiser's opinlons or conclusions. Any exraordinary assumplion may affect the assignment resufis.)

The appraiser assumes that the property is free of environmental contamination, THERE WAS EVIDENCE TO THE CONTRARY.

An Inspection in May, 2007 revealed 55 gallon drums, automotive parts, etc in the yard, which has been parlly clean up. THIS
PROPERTY iS LIKELY TO BE UNMARKETABLE WITHOUT A PHASE | ASSESSMENT. IF ANY CONTAMINATION IS FOUND, IT
SHOULD BE REMEDIATED. THIS APPRAISAL IS BASED ON THIS ASSUMPTION, IF THIS IS NOT THE CASE, THIS WOULD HAVE
AN EFFECT ON VALUE AND MARKETABILITY. See, attached, for other assumptlons applicable to this assignment.

In accordance with Standard Rule 2 2(b) of the Umfmm Standard of meessional Appralsal Pracltce (USPAP) thls Is a summary appralsal report.
SCOPE OF WORK:: R i N S TR e ¥ T

Definition: The scope of work is lhe type and axtent of research and analysis inan ass:gnment Scope of work includes: the extent to which the
property is identified; the extent to which fangible properiy Is inspected; the type and extent of data research; and the type and extent of analysis
applled to arrive at opinions or conclusions. the specilic scope of work for this assignment is identified below and throughout this report.

Inspection of Subject: Data Sources Used: Approaches to Value Developed:
Appraiser: 54 MLS Cost Approach:
" . . Public Records i} Is necessary and developed in this analysls
LJ None Interfor & Exterior [ Office Files (] Is applicable but not necessary and omitted In ihis analysis
& Date of Inspection  2/23/08 Owner & Is not applicable or necessary and omitted in this analysls
Co-Appraiser: [ Plans & Specifications Safes Comparison Approach:
; &< Is necassary and developed in this analysis
E[jj Nons Ilj Interior L Extertor 13 Purchase.Algreement 1 Is applicable but not necessary and omitted In this analysis
Dateof Inspection | Other: William Warner, AICP_| ] Is not applicable or necessary and omitted in this analysis
Living Area Measured: Director of Planning, Income Approach:
1 Yes No Conservation & Development, g }s necldsss;y l';md developed in thisdana!).,(siii nihi -
. ci dd s applica _ @ but not necessary an drdltte iin t_ is ana ya S
0d Other:  GLA per Assessor ty of Middletown & Is not applicable or necessary and omitted in this analysis

Additional Scope of Work Comments;  See Statement of Assumptions and Limiting Conditions for comments on Inspection of the
property, A building andfor environmental assessment would be prudent. Kf it is desired, a qualified professional should be
consulted, as the appralser does not have expertise In these fields,

Significant Real Property Appralsaf Assistance: & None ] Disclose Name(s) and contribution;
The Appraiser did nof receive any significant real property appraisal assistance from any individuals in this assignment.

“NOTICE: _ The Appralsal Institute a%ubllshas ihis form for use by appralsers whare lhe ap;{lraiser deams use of the form appropriate. Depending on the assignment, the appraiser

may need o provide additional data, analysls and work product not called for in this The Appraisal Instiute plays no role In” completing the fonn and disclaimis any
responsibility for the data, analysis or any other work product provided by the Endnndua] appralser(s).
Al Reports™ Al-100.02 Summary Appraisal Repost - Resldentlal © Apprajsal Institute 2005, All Rights Reserved 03/01/2006
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State of CT, DCF

‘MARKET AREA ANALYSIS

Location Bullt Up ' .. S

1131 Wadsworth Street, Middletown, CT 06457

I Supply & Demand

Vai rad "

File No, 0902011

PO#36297
0902011

[ Typlcal Marketing Time

(1 Urban [ Under 25% [T Raptd 1 Shortage ] Increasing ["1 Under 3 Months
Suburban ] 25-75% & stable 7 in Balance [] Stable ] 3-6 Months
[ Rural Over 75% {7 Slow I@ Over Supply X Decreasing 54 Qver 6 Months
Naighborhood Single Famlly Profile Nelghborhood Land Use Melghborhood Name:  N/A
Price Age

100's Low new 1 Family 75% Commercial %|PUDL] Condo 3 HOA:$  NIA/ yr

400's High 100+ Condo % Vacant o, | Amenities: NJIA

200's  Predominant _30-40 Multifamnily 5% Other 20%

Market area description and characteristics: The subject market area Is a medium density residential area, improved with single
family resldences of varlous compatible styles and ages. Area properties are in overall average condition. The subject has
average access to imost urban and suburban amenities including employment, schools, shopping, houses of worship and
recreatlonal facllitles. Most of the city block in which the subject Is located Is owned by the City of Middletown and the Housing
Authority. Wesleyan University is in the area and is a large local landowner. The Long Hill Estate (a large city park}, the
Middletown Nature Gardens and Wadsworth Falls State Park are all nearhy.

There was substantlal price appreciation untif mid 2007. Since then prices have been declining and it Is consldered a "bhuyers
market”. Supply now exceeds demand and houses are remalning on the market longer. Buyers are anticlpation further declines
and sellers are at a disadvantage, Mortgage rates have been declining gradually for several years and are now at or near all time
lows. Sales and/or financing concesslons may be nacessary, especially for properties that are not In top condition or where sellers
are anxious. This may be the case for the subject property, as the owner may have to perform varlous environmental tests and
cleanup, or indemnify a purchaserin someway. .

SITEANALYSIS = o

Dimensions:  approximately 55 x 266 Area:  0.34 acres
View: wooded/resldential Shape: approximately rectangular
Drainage: appears adequate Utitity:  typleal
Site Simitarity/Conformity To Nefghborhood Zoning/Deed Restriction
Size; View: Zoning: RPZ Govenants, Condition & Restrictions
3 smaller than Typical [] Favorable 100’ frontage required OYes LINo X Unknown
Typlcal Typical [JLegal [JNozoning |Documents Reviewed
L Larger than Typical O3 Less than Favorable & Legal, non-conforming | 3 Yes &I No
O filegal GroundRent $__N/A [/
Utilities Off Site Improvements
Electric B Pubtic [ Other Strest Public L] Private
Gas LIPublic [ Other none known Alley [J Public [1Private N/A
Water =1 Public Other well Sidewalk [l Public [3 Private N/A
Sewer L1 Public Other saptic Street Lights &0 Public [ Private

Site description and characteristics: The site is partially wooded and has deep back yard. The site was previously inspected in
May of 2007, At that time various “automotive" type debris was observed, and contamination appeared to be likely. The site
debris has been partly and cleaned, but no testing has apparently heen done.

There is an oil tank in the basement. No known In-ground oll tank, hut this was not verifled by the appralser. The Appraiser Is not
an expert in the field of environmental contamination. Due to observed conditions, past and present, an environmental inspection
would be prudent and a qualified professlonal should be consulted.

THIS APPRAISAL IS CONTINGENT UPON SUCH A TEST, AND ANY CONTAMINATION BEING REMEDIATED.

HIGHEST AND BEST-USE ANALYSIS - i
O PresentUse [ Proposed Use Other see below
Summary of highest and best use analysis: Due to the age, small size and deteriorated conditlon of the subject, the subject
improvements would most likely be torn down by a prospective purchaser. A new resldential use, at some future date, would most
likely be the highest and hest use of the site, but demand for new construstion and vacant land is low due to market conditions.

*NOTICE: The Appralsal !n_sthene ublishes this form for use by appraisers where the ap?ralser deems use of the form appropriate. Depending on the assignment, the appraiser
may nead fo provice addtional data, analysls and work product not called for In his form. Tha Appralsal Institute plays no rofe In” completing the form and disclalms any
respoRsibility for the data, analysis or any other work product provided by the individual appralser(s),

Al Reports™ Al-100.02 Summary Appralsal Repoit - Residential © Appralsal Institute 2005, All Rights Reserved 03/01/2006
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ile Mo, 0902011

State of CT, DCF
131 Wadsworth Street, Middletown, CT 06457

'IMPROVEMENTS ANALYSIS e
Design: old style No. of Unlts: 1 No. of Stories: 2 Actual Age: 100+ yrs  Effective Age: 50 years

PO#36297
0902011

Ex'is'ting' 5 Under Construction [ Proposed | O] Attached Detached | O Manufactured [ Modular
Qther:Subject Is an "old style” cape cod
: Roofing: asphalt shingle Siding: aluminum Windows: varlous
L] Patlo , {1 Deck X Porch frontenclesed [ Pool [] Fence
Flooring: carpet, vinyl Walls: plaster & panel or DW [ rP#

Kltchen DRefngerator [JRange [10Oven [JFan/Hood 1 Microwave [ Dishwasher Countertops: minimal/damaged
Other:N/A

101 Grawi Space [ Slab Basement N/A, mold
mp, has mold and s in poor condition
BdMone (Seuttle ________ [bropStair__ [ Stairway [ Finished
HVAC: cenfral heat Fuel: oil tank In basement Air Gonditioning: no AC
i Driveway [< Garage2car [ ]Carport {1 Finished

Heat, water and electric were furned off at the time of the appralsal, Subject is In poor conditlon and not
habitable Condition and functloning of heat, plumbing, electric, water and waste disposal s unknown but is likely to be not

operational. No functional kitchen or bathroom. The basement contains mold which may be a hazard. The appralser Is not aware
of an inground ol tank. ANY PURCHASER SHOULD HAVE AN ENGINEERING AND STRUCTURAL INSPECTION

Living | Dining : Kitchen Den | FamityRm.|Rec. Rm.| Bdrms | # Baths | Utility Cther Area 5q. Ft.
Level 1
Level 2 1 1 1 679
Upper Lavel 2 1 231
Finished area above grade contains: [ 2 | Bedroom(s) [ 1 | Bath(s) [ 910 | Sq.Ft of GLA

Summarize Above Grade Improvements:See above.

Utifity Area Sq. Ft.

Below Grade
Other Living Area

Summarize below grade and/or other living area improvements; N/A

Discuss physical depreciation and functional or extemal obsolescence: Severe physical depreciation due to lack of maintanence
and prolonged vacancy. The improvements are outdated and are not habitable. Environmental issues with the site and
Improvements as well as structural and mechanlcal problems are likely.

The appraliser did not observe any locational obsolescence.

Discuss style, quality, condition, size, and value of improvements including conformity to market area: See above. The sublect s
not habitable, and may be contaminated. Value, if any appears to be In the land.

‘The appralser notes than if contamination is found on the site or in the building, thls would have a negative effect on value,

IT IS POSSIBLE THAT THE SUBJECT COULD HAVE A NEGATIVE VALUE, That could occur if the cost to clean up the site or the
improvements exceed the value of the land,

*NOTIGE:  The Appralsal Institute publishes this form for use by appralsers where the ap ralser deems use of the form appropriate, Dependm?e on the asslgnment, the appralser
may need to provide addtiona) data, analysls and work product not called for in this ¢ Appralsal Institle plays nd role In” completing the fomm and disclaims any
responsibility for the data, analysls or any other work product provided by the individual appralser(s)

Al Reports™ Al-100.62 Summary Appraisat Repoit - Residential © Appralsal Instifute 2005, All Rights Reserved 03/61/2008
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File No. 63020

State of CT, DCF PO#36297

-Subject: 131 Wadsworth Streef, Middletown, CT 06457 0902011

‘SALES COMPARISON APPROACH S e L e e

ITEM SUBJECT COMPARISON 1 GCOMPARISON 2 COMPARISON 3
Address 131 Wadsworth Street 33 Bidweli Terrace 1 Hillside Court 12 Maple Place
Middletown, CT 06457 Middletown Middletown Middletown

Preximity 1o Subject A4 miles 1.30 miles 1.32 miles

Data Source/ MLS & public record MLS & public record MLS & public record
Verification

Final List Price NIA $  145,000| 82,500 79,900
Sale Price $ N/A $ 76,100 75,000 67,000
Sale-To-List Price Ratio NA % 52.5 % 90.9 % 83.9%
Closing Date N/A 12/11/08 10/30/08 9/30/08

Days On Market N/A unknown unknown unknown

Price/Gross Living Area i$ $ 62.48} $ 88,24 $

DESCRIPTION DESCRIPTION |+ ¢}$Adastment] DESCRIPTION |+ {)$adustment] DESCRIPTION |+ () $ Adjustment

Financing Type N/A not known -1,500}not known -2,500{not known -2,500
Concessions N/A none known none known none known

Gontract Date N/A unknown 8/18/08 9/3/08

Location average average average average

Site Size 0.34 acres 0.16 acres +3,000/0.08 acres +6,000/0.16 acres +3,000
Site Views/Appeal average average average average

Design and Appeal old style old style old style old style

Quality of Construction [average average average average

Age 100+ yrs 100+ years 90 years 100+ years

Condition poor fair -7,500|fair -7,500(falr

Above Grade Bedrooms |Bed 3 -5,000}! 3 3 -5,000
Above Grade Baths i 1 ] 1.1 1

Gross Living Area 910 Sq.Ft. 1,218 Sq.Ft. -4,620 850 Sq.H. +900 1,546 Sq.Ft. -9,640
Below Grade Area full fuli ' full full

Below Grade Finish NIA N/A N/A NIA

Other Living Area none none none nene

Functional Utility poor fair ~7,500falr -7,500|poor

Heating/Cooling centralino AC  |centrli/no CAC centrlino CAC centrlino CAC

Car Storage 2 car 1 car +2,000|1 car +2,000[1 carport +3,000
Fireplage none none none none

Other enclosed porch |similar similar simHar

Net Adjustment (total) C1+ Dd- 18 214200 [ 1+ DK- |8 166000 [ ]+ XI- § 11,040

Net Adj. % Net Adj. % iet Adi. %l

Adjusted Sale Price {Gross Ad). ule  54,980|Gross Ad). % 58,400|Gross Ad]. %S 55,960
Comments and reconcliiation of the sales comparison approach:  Due to subject age and condition, there is a shortage of recent
comparable sales in the area. Comps were chosen for locatlon and improvments In fair or poor condition. Comp #1 has heen
renovated since the sale.

Sales are recent and were adjusfed downward to reflect declining market conditions,

Comp were chosen on the basis of overall similarity to the subject and adjusted for market reaction to differences. They are
consldered reliable and are the best avallible.

indicaticn of Value by Sales Comparisen Approach $ 56,000

on the asslgnmenl, the appraiser

* NOTICE: he Appralsal Institute publishes this form for use by appralsers where tha appralser deems use of thg form appropdate. Depend
may nead 1o prcﬂ%a add#ional Jgta. analysls and work produ%i ggl called for in thisp orm. The Appralsal Instiute playgpr?gﬁ rols lnp.e:omp pling the fomi and discldms any

responsibitly for the data, analysis or any other work product provided by the Individual appralser(s).
Al Reports™ Al-100.02 Summary Appralsal Report - Resldential @ Appralsal Institute 2005, All Rights Reserved 03/01/2006
Form Ai#001 — “TOTAL for Windows® appraisal software by a la mode, inc. — 1-800-ALAMODE




State of CT, DCF
31 Wadsworth Street, Middletown, CT 06457

STATEMENT OF ASSUMPTIONS AND.LIMITING CONDITIONS -

This appraisal is subjact to the following assumptions and {imiting conditions:

* This repori is prepared using forms developed and copyrighted by the Appraisal Institute. However, the content, analyses, and
opinions set forth in this report are the sole product of the appraiser. The Appraisal Institute is not liable for any of the content,
analyses, or opinions set forth herein,

* No responsibility is assumed for matters legal in character or nature. No opinion is rendered as to fitle, which is assumed to be
good and marketable, All existing liens, encumbrances, and assessments have been disregarded, unless otherwise noted, and
the property Is appraised as though free and clear, having responsible ownership and competent management.

* | have examined the property describad hersin exclusively for the purpeses of identification and description of the real property.
The objective of our data collection is to develop an opinion of the highest and best use of the subject property and make
meaningful comparisons in the valuation of the property. The appraiser’s observations and reporting of the subject
improvements are for the appraisal process and valuation purposes only and should not be considered as a warranty of any
component of the property. This appraisal assumes (uniess otherwise specifically stated) that the subject is structurally sound
and all components are in working conditfon.

s | will not be required to give testimony or appear in court because of having made an appraisal of the property in question,
unless specific arrangements to do so have been made In advance, or as otherwise required by law.

* | have noted in this appraisal report any significant adverse conditions (such as needed repairs, depreciation, the presence of
hazardous wastes, toxic substances, etc.) discovered during the data collection process in perfarming the appraisal. Unless
otherwise stated in this appraisal report, we have no knowledge of any hidden or unapparent physical deficlencles or adverse
conditions of the proparty {such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic
substances, adverse environmental conditions, etc.) that would make the propeity less vatuable, and have assumed that there
are no such conditions and make no guarantees or warrantles, express or implied. We will not be responsible far any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because | am not an expert in the field of environmental hazards, this appraisal report must not be considered as an
environmental assessment of the property. I obtalned the information, estimates, and opinions furnished by other parties and
expressed In this appraisal report from reliable public and/or private sources that | helieve o be true and correct.

* | will not disclose the contents of this appraisal repont except as provided for in the Uniform Standards of Professional Appraisal
Practice, and/or applicable federal, state or local [aws.

* The Client is the party or parties who engage an appraiser (by employment or contract) in a specific assignment. A party
receiving a capy of this report from the client does not, as a consequence, become a party to the appralser-client relationship.
Any person who receives a copy of this appraisal report as a consequence of disclosure requirements that apply to an
appraiser’s client, does not become an intended user of this report unless the client specifically identified them at the time of the
assignment. The appraisers written consent and approvat must be obtained before this appraisal report can be conveyed by
anyone to the public through advertising, public relations, news, sales, or other media,

* Atrue and complete copy of this report contains _15 _ pages including exhibits which are considered an integral part of the
report. The appraisal report may not be properly understood without access to the entire report.

*+ |f this valuation conclusion is subject to satisfactory completion, repairs, or alteratlons, it is assumed that the improvements will
be completed competently and without signiticant deviation.

MARKET VALUE is defined as the most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not
affected by undue stimulus. lmplicit 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:

. buyer and seller are typically motivated;

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

. areasonable time is allowed for exposure In the open market;

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

. the price represents the normal conslideration for the property sold unaffected by special or creative finansing or sales
concessions granted by anyone associated with the sale.

[ o I

Source: Appraisal Institute Dictionary of Real Estate Appralsal

*NOTICE: The Appralsal Institute publishes this form for use by appralsers where the ap?ralser deems use of the form appropriate. Dependin? on the assignment, the appralser
may need fo provide addtional data, analysls and work product et called for In this jomm, Tha Appralsal Institie plays no rofe i compieting the fomi and dischims any
responsiblity for the data, analysls or any ofher work product provided by the individual appraiser(s).

Al Reports™ Form Al-900.01 Assumptions and Limlting Conditions/Certification ~ © Appraisal Institute 2005, Al Rights Reserved 14/08/2005
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File No, 0962011

PO#36297
0902011

State of CT, DCF
31 Wadsworth Street, Middletown, CT 06457

APPRAISER GERTIFICATION. . = . o
I certify that, to the best of my knowledge and balief:
* The staternents of fact contained In this report are true and correct.

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

* | have no present (unless specified below) or prospective interest in the property that is the sublect of this report, and | have no
{unless specified below) personal interest with respect to the parties invoived.

* | have no bias with respect to any property that is the subject of this report or to the parties invelved with this assigniment.
* My engagement In this assignment was not contingent upon the developing or reporting predetermined results.

* 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 use of this appraisal.

* My analysls, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice.

* [ndividuals who have provided significant real property appraisal assistance are named below. The specific tasks performed by
those named are outlined in the Scope of Work section of this report.
None T Name(s)
As previously Identified in the scope of work section of this repert, the signer{s) of this report certify to the inspection of the
property that is the subject of this report as:
Appraiser 3 None Interior (X Exterior
Co-Appralser [INone [interior [ Exterior

The appraiser is not affiliated with the Appraisal [nslitute, the additional certification below does not apply.

Appraisal Institute Member Cenify:

* The reported analyses, apinions, and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute, which

include the Uniform Standards of Professional Appraisal Praclice.
*  The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized

representatives.

Designated Appraisal Institute Member Certify. Deslgnated Appraisal Institute Member Cerify:

*  As of the date of this report, | [ have /[ have not completed |* As of the date of this report, | [] have /[ have not completed
the conli@.@g e@cation orogram of the Appraisal Institute. the continuing education program of the Appraisal Institute.

APPRAISER: \ / / / CO-APPRAISER:

Slgnature A Signature

Name Jamesy). K \ Report Date 3/11/09 Name NIA Report Date

State Certification # RCG.351 st et State Certification # ST

or License # ST or License # sT

Explration Date  4/30/2009 Expiration Date

* NOTICE: = The Agpralsal Instifute Jwblishes ihis form for use by appralsers where the appraiser_deems use of the form appropriate. Dependin? on tha assignmeni, the appraiser
may nesd 1o provide zdctional data, analysls and work product nol called for In this form. The Appralsal nstitute plays no role in’ completing the o and disclaims any

responsibility for the dafa, analysis or any other work product provided by the individual appralser(s).
Al Reports™ Form A3-900.01 Assumptions and Limiting Conditions/Certification  © Appiaisal Institute 2005, All Rights Reservad 11/08/2005
Form Al3061 — "TOTAL for Windows® appralsal software by a la moda, Inc. — 1-800-ALAMODE




ile No. 0902011

FROM:
J J Kyle & ASSOCIATES I N 0 l c E
49 Neck Road INVOICE NUK
Clinton, CT 06413 0902011

AT
March 10, 2009
Telephone Number: {203) 927-3125 Fax Number: {860) 669-9977
FEREN|

TO! Internal Order #: 0802011
Scott Adams Client File #; PO#36207
State of CT, DCF
505 Hudson Street Maln File # enform: 0902011
Rartford, CT 06106 Other File # onform: PO#36297
Telephone Number: (860) 550-6673 Fax Number: (860) 560-5019 Federal Tax ID: 06-1185431
Alfenate Number:  (860) 881-5680 - cell  E-Mall: scott.adams@CT.gov Employer ID:

Client: State of CT, DCF

Property Address: 131 Wadsworth Street
City: Middlstown
County: Middlesex State: CT Zip: 08457

Legal Descriplion: Vol 348, p 583

Due Upon Delivery of Report SUBTOTAL

Check #: Date: Desciiption

0.00

Check #: Date: Description §
Check #: Date! Description: ;
SUBTOTAL
TOTALDUE |$ 0.00

Appraisa! Services, LLC {203)975-8050
Form NIV3_LT — “TOTAL for Windows®* appraisal software by a la mode, inc. — 1-800-ALAMODE




Fife No. 0807011
Subject Photo _Page

Client State of CT, DCF

Property Address 131 Wadsworth Street

Gity Middletown County Milddlesex State €T Zip Code 06457
Qwner State of CT, DCF

; X

Suhject Front
131 Wadsworth Street
Sales Price N/A
Gross Living Area 910
Tofal Rooms
Tota Bedrooms 2
Totai Bathrooms 1

Location average
View average
Site 0.34 acres
Quality average
Age 100+ yis

Subject Rear

Subject Street

Form LPICPIX.DSS_LTR — *TOTAL for Windows" appralsal softwara by a |2 mede, inc. — 1-800-ALAMODE




Subject Interior Photo Page

File No. 0902011

Glien State of CT, DCF

Propery Address 131 Wadsworth Street

Gity Middletown County Middlesex State CT Zip Code 06457
Ovingr State of CT, DCF

Subject Interior
131 Wadsworth Street
Sales Price NIA
Gross Living Area 910
Totat Rooms
Total Bedrooms 2
Total Bathrooms 1

Location average
View average
Site 0.34 acres
Quality average
Age 100+ yis

Subject Interior

Subject Interior

Form LPICPIXDSS LTIR — “TOTAL for Windows™ appraisal software by a la mode, Ing. — 1-800-ALAMODE




Subject Interior Photo Page

Client

State of CT, DCF

Properly Address 131 Wadsworth Street

City

Middletown Gounly Middlesex State CT Zip Code 06457

State of CT, DCF

Suhject Interior
131 Wadsworth Street
Sales Price N/A
Gross Living Area 910
Total Rooms
Tola! Bedrooms 2
Total Bathrooms 1

Locatien average
View average
Site 0.34 acres
Quality average
Age 100+ yrs

Subject Interior

Subject Interior

Form LPICPIX.DSS_LTIR — *TOTAL for Windows" appraisal software by a la mode, inc. — 1-800-ALAMODE




File No. 0902011

Subject Interior Photo Page

Glient State of CT, DCF

Properly Address 131 Wadsworth Street

Gity Middlstown Counly Middlesex State CT Zip Code 06457

Oviner State of CT, DCF

Bl . Subject Interior
¢ 131 Wadsworth Street

Sales Price N/A
Gross Living Area 910
Total Rooms

Tota! Bedrooms 2
Total Bathrooms 1

{ocation average
View average
Site 0.34 acres
Quality average
Age 100+ yrs

Subject Interior

Subject Interior

Form LPGPDCDSS_LTIR — *TOTAL for Windows" appraisal software by a fa mode, Inc. — 1-860-ALAMODE




Subject Photos

Client State of CT, DCF

Property Address 131 Wadsworth Street

City Middletown County Middlesex State CT Zip Code 06457
Owiner State of CT, DCF

Suhject Front
131 Wadsworth Street

Subject Rear

Subject Street

Form LPICPICOSS LTM — “TOTAL for Windows®" appraisal softwars by a la mode, inc. — 1-800-ALAMODE




GComparable Photo Page

File to. 0902011

Client State of CT, DCF

Property Address 131 Wadsworth Street

City Middletown Counly Middlesex Stale CT Zip Code 06457
Oviner State of CT, DCF

s

e
uj. h

o

Comparable 1

33 Bidwe!l Terrace

Prox. to Subject
Sale Price
Gross Living Area
Tofal Reoms
Total Bedrcoms
Totat Bathrooms
Location

View

Site

Quality

Age

Comparable 2

1 Hillside Court
Prox. to Subject
Salg Price

Gross Living Area
Total Rooms
Total Bedrooms
Total Bathreoms
Logaticn

View

Site

Quality

Age

Comparahble 3

12 Maple Place
Prox, to Subject
Sale Price

Gross Living Area
Tolal Rooms
Total Bedrooms
Tota! Bathrooms
Location

View

Site

Quality

Age

1.44 miles
76,100
1,218

3

1

average
average
0.16 acres
average
100+ years

1.30 miles
75,000
850

3

1.1
average
average
0.08 acres
average
90 years

1.32 miles
67,000
1,546

3

1

average
average
0.16 acres
average
100+ years

Form LPICPEX.DS%_LTR — “TOTAL for Windows" appraisal software by a la mods, inc. — 1-800-ALAMODE




fite Ho, 0902011
Location Map

Bomower/Clent NJA
Property Address 131 Wadsworth Sireet
City Middietown County Middlesex Slats €T ZipCods 06457

lendyr  State of CT, DCF

IR, 02d for Feld s, iae

Form MAP LGS — *TOTAL fos Windows" appralsal software by a k mods, inc, — 1-800-ALAMODE




File No. 0302012

APPRAISAL OF REAL PROPERTY

LOCATED AT:

165 Wadsworth Streat
27 2917 37
Middletown, CT 06457

FOR:

State of CT, DCF
505 Hudson Sfreet
Hartford, CT 06106

AS OF:
2/23/09

BY:
James J. Kyle

Form GA1_LTR — “TOTAL for Windows" appralsal software by a fa made, in¢. — 1-800-ALAMODE




Appraisal Services, LLC {203)975-3050 0,03
0902012 ]

_|Po#36297

Apvraisal . . . .
A, Aperaisal | Summary Appraisal Report  Residential

Appraisal Company:  Jim Kyle
Address: 49 Neck Road, Clinton CT 06902

Al Reports™ Aff’('ﬁog* Phone: (203) 927-3125 Fax: (860) 669-9977 Web: Jimkyle@yahoo.com
Appraiser:  James J. Kyle Go-Appralser:  N/A
AIMembership:C_] SRA TIMAl (] SRPA [ Assoclate Member 5 Mone | Al Membership: (3 SRA ] MAI ] SRPA [] Assoclate Member [ None
Other Professional Affiflation: NJA Other Professional Affiliation:
E-mail.__ jikyle@yahoo.com E-mall:
Client:  State of CT, DCF Contact: Scott Adams
Address:; 505 Hudson Street, Hartford, CT 06106
E-mall:  scottadams@CT.gov

Phone: (860} 650-6673 “Fax:
‘REAL ESTATE IDENTIFICATION ==
Address: 155 Wadsworth Street

City: Middietown County: Middlesex State: ¢T Zip: 06457

Legal Description: 27 2917 37

(860) 560-5019

TaxParcel #: E30987 o RE Taxes: exempt
SUBJECT PROPERTY:HISTORY: 5ot i b i e Dt s i
Owner of Record: State of CT

Description and analysis of sales within 3 years (minimum) prior to effective date of value:

No prior sale in the last 3 years.

Tax Year. 08/09 |

Description and analysis of agreements of sale (contracts), listings, and options:
No agreement of sale (contract), listing or options known to the appraiser.

RECONCILIATIONS AND CONCLUSIONS oo =i
indication of Value by Sales Comparisen Approach $ 58,000

Indication of Value by Cost Approach $ NIA
Indication of Value by Income Approach $ NIA

Final Reconcillation of the Methods and Approaches 1o Value: All three approaches to valus were conslidered in this appraisal.
The Income Approach Is not applicable due to a lack of rental data and the fact that single family residences are not purchased on
the basis of the income that they could produce, In addition, the subject property does not appear o be habltable in its present
conditlon, The Cost Approach [s not applicable since the age and conditlon of the subject improvements make an estimation of
acerued depreciation unrellable and the lack of land sales make an estimate of the site value difficult. The Sales Comparison
Approach, as Is typical in this type of assignment, was given primary conslderation, and was relied upon for the final opinion of

value.

Opinion of Value as of: February 23, 2009 $ 58,000

Subfect to any hypothefical conditions or extraordinary assumplions stated in the Assignment Paramelters section,

* NOTICE:  The Appraisal Institute melishes this form for use by appralsers where the amf:;aiser deems use of the form appropdate, Depending on the assignment, the aspralser
may need to provids addtional dats, analysis and work product not called for In this form. The Appralsal Institute plays no role In cum%?eﬂng the form and disclalms any

responsibility for the daa, analysls or any other wark product provided by the Individual appralser(s).
Al Reports™ Al-100.02 Summary Appralsal Repost - Residentiat © Appraisal Institute 2005, Al Rights Reserved
Form Al1004 — *TOTAL for Windows" appralsal software by a la mode, ing, — 1-800-ALAMODE

03/01/2008




File No, 0802012

PO#36297
0902012

State of CT, DCF
155 Wadsworth Street, Middletown, CT 06457

'MARKET AREA ANALYSIS

Supply&Dn VI Td T " arkelg Tlme

Location Bulit Up
] Urban ) Under 25% {] Shortage (3 Increasing {7 Under 3 Months
& Suburban ] 25-75% (X Stable {1 In Batance [} Stable {73 3-6 Months
{1 Rurat B< Over 75% i ] Slow Over Supply [< Decreasing &< Qver 6 Months
Nelghborhood Single Famlly Profile Nelghborhood Land Use Nelghborhood Name:  N/A
Price Age
100's Low new 1 Family 75% Commercial %|PUDL] Condo L] HOA:$___ NIA/ yr
400's High 100+ Condo % Vacant % | Amenilies: N/A
200's Predominant _30-40 Muftifamily 5% Other 20%

Market area description and characteristics: The subject market area is a medium density resldential area, Improved with single
family residences of various compatible styles and ages. Area properties are in overall average condition. The subject has
average access to most urban and suburban amenitles including employment, schools, shopping, houses of worship and
recreational facllities, Most of the ¢ty block In which the subject Is located Is owned by the Clty of Middletown or the Housing
Authority. Wesleyan University is in the area and Is a large focat landowner. The Long Hili Estate (a large city park}, the
Middletown Nature Gardens and Wadsworth Falls State Park are all nearby.

There was substantial price appreciation until mid 2007. Since then prices have been declining and It Is considered a "buyers
market”. Supply now exceeds demand and houses are remaining on the market longer. Buyers are antlclpating further declines
and selfers are at a disadvantage. Mortgage rates have been declining gradually for several years and are now at or near al time
lows. Sales andfor financing concessions may be nacessary, especially for properties that are not In top condition or where sellers
are anxlous. This may be the case for the subject property, as the owner may have to perform varlous environmental tests and
cleanup, or Indemni /3 urchaser in some way.

SITE ANALYSIS

Dimensions: approxlmateiy 90 X 254+I- Area; 0.52 acres

View: woodedfresldential Shape: approximately rectangular

Drainage: appears adequate Utility: average

Site Similarity/Conformity To Nelghborhood Zoning/Deed Restriction _

Size: View: Zoning: RPZ Covenants, Condition & Restrictions
[ Smaller than Typical L] Favorable 100’ frontage required CJYes E1No  BJ Unknown
Typical & Typical TJlegal [INozoning | Documents Reviewed
U Larger than Typical 3 Less than Favorable X Legal, non-conforming ;| [ Yes &I No

O Hlegal Ground Rent $__NIA  /

Utilittes Off Site Improvements

Flectric X Public [ Other Street &4 Public [ Private

Gas L) Public  L10ther none known Alley (1 Public [ Private N/A

Water 1 Public Other well Sidewalk  UJ Public [ Private N/A

Sewer T Public Gther septic Street Lights X Public [ Private

Site description and characteristics: The site Is partially wooded and has deep back yard. The site was previously Inspected In
May of 2007. At that fime varlous "automotive" type debris was observed, and contamination appeared to be likely. The site
debris has been removed but no testing or cleanup has apparently been done.

There Is an olf tank In the basement. No known In-ground oil tank, but thls was not verified by the appraiser. The Appralser is not
an expert In the fleld of environmental contamination. Due to previously observed conditions, an environmental inspection would
be prudent and a qualified professlonal should be consulted.

THIS APPRAISAL IS CONTINGENT UPON SUCH A TEST, AND ANY CONTAMINATION BEING REMEDIATED.

'"HIGHEST AND:BEST:USE ANALYSIS -

[ Present Use [ ProposedUse X Other see be!ow '

Summary of highest and best use analysis: Due to the age, small size and deterlorated conditlon of the subject, the subject
improvements would most likely be torn down by a prospective purchaser. A new residentlal use, at some future date would most
likely be the highest and best use of the site, but demand for new construction and vacant land Is low due to market conditions.

* NOTIGE: = The Appralsal Institle publishes ihis form for use hy appraisefs where the ap;l)ralser deems use of the form approprale. Depending on the assignment, the appralser

may need to provide adtionz dala, analysls and work product not called for The Appraisal Instile plays no role in completing the form and disclaims any
responsibility for the data, analysis or any” ather work pruduct pruvlded by the tndwidua} appraiser(s).
Al Reports™ Al-100.02 Summary Appralsal Repast - Restdential © Appraisal Institute 2005, A Rights Reserved 03/01/2006

Form AH 00T — "TOTAL for Windows® appralsal software by a la mode, Inc, — 1-800-ALAMODE




File No. 0902012

PO#36297
0902012

State of CT, DCF
155 Wadsworth Street, Middletown, CT 06457

‘ASSIGNMENT PARAMETERS: - i o e b SR e A
Intended User(s): Based upon communicatton wath the cIEent at the tlma of the assignmenl the Glient Is the only intended user,

Intended Use: Based upon the above client communication the intended use Is to Estimate Market Value for a potential sale.
This report is not Intended by the appraiser for any other use or by any other user.
Type of Value: Market Value Effective Date of Value: February 23, 2009

Interest Appraised: (X Fee Simple {]Leasshold {] Other

Hypothetical Conditions:  {A hypothetical condition Is that which is contrary to what exists, bul Is asserted by the appraiser for the purposs of
analysis. Any hypothetical condition may affect the assignment results.)  None In this Assignment.

Extraordinary Assumptions: (An exdraordinary assumption is directly related to a specific assignment and presumes uncertain information to be factual,
If found to be false this assumption could alter the appraiser's opinions or conclusions. Any extraordinary assumption may affect the assignment resufts.)
The appraiser asstimes that the property Is free of environmental contamination. THERE WAS EVIDENCE TO THE CONTRARY.
An inspection in May 2007revealed 55 galion drums, automotive parts, etc in the yard, which appears to have been cleaned up.
THIS PROPERTY IS LIKELY TO BE UNMARKETABLE WITHOUT A PHASE | ASSESSMENT. IF ANY CONTAMINATION IS FOUND, IT
SHOULD BE REMEDIATED. THIS APPRAISAL IS BASED ON THIS ASSUMPTION, IF THIS IS NOT THE CASE, THIS WOULD HAVE
AN EFFECT ON VALUE AND MARKETABILITY. See attached, for other assumptions applicable to thls asslghment.

In accordance with Standard Rule 2-2(b) of the Umform Standard of Professtunal Appralsal Practrce (USPAP) lhls is a summary appralsai reporl
SCOPE OFWORK : e ' 5 SR R : ' : i

Definition; The scope of work is the type and extent of research and analys!s Inan assignment Scope of work Includes: the exlent 1o whlch the
property Is identified; the extent to which tangible property Is inspected; 1he fype and extent of data research; and the type and extent of analysis
applied to arrive ai opinions or conclusions. the specific scope of work for this assignment is {dentified below and throughout this report.

Inspsction of Subject: Data Sources Used: Approachses to Value Developed:
Appralser: B MLS Cost Approach:
‘&7 ; . B3 public Records L1 Is necessary and developed in this analysis
None b intarior ~ bd Exterior [ Office Files L] s applicable but not necessary and omitted in this analysis
Date of Inspection 2123109 o ' - &) Is not applicable or necessary and omitted in this analysis
Co-Appralser: [] Plans & Specifications Sales Gomparison Approach:
. . &4 1s necessary and developed in this analysis
g None L] Interior L Exterior | [} Purchase Agreement (] Is applicable but not necessary and omitted In this analysls
Date of Inspection ____ 1 [ Other: Wiiliam Warner, AICP, | [ Is not applicable or necessary and omitted In this analysis
Living Area Measured: Director of Planning, Income Approach:
[TYes X No Concervation & Development, % :s nec;essglry l?nd developed in ihisdanalysisd - |
7 . ; s applicable but not necessary and omitted in this analysis
Other:  GLA per Assessor City of Middletown Is not applicable or necessary and omitted in this anatysts

Additional Scope of Work Comments;  See Statement of Assumptions and Limiting Conditions for comments on inspection of the
property. A building and/or environmental assessment would be prudent. I it is desired, a qualified professional should be
consulted, as the appralser does not have expertlse In these fields.

Significant Real Property Appraisal Assistance:(X] None [ Disclose Name(s) and contribution:
The Appralser did not receive any significant real property appralsal asslstance from any other individual In this assignment.

* NOTIGE. | The Appralsal Inshtute bhshes thls !orm for use by appralsers where the ralser deems use of the form appropriate. Depending on the asslgnment, the appra]ser
2l di,

may need to provide additiof analysls and work product not caled for In {his tor. The Appraisal Instide plays no role In completing the form and discleims any
respansibility for the data, anatysls or any other work produet provided by the individual appraiser(s)
At Reports™ Al-100.02 Summary Appraisal Report - Resldentiat © Appralsal Institute 2005, All Rights Reserved 03/01/2006

Form AI100 — “TOTAL for Windows" appralsal software by a la mode, inc. — 1-800-ALAMODE




PO#36297
0902012

State of CT, DCF
155 Wadsworth Streef, Middietown, CT 06457

' 1 Design: old style No.of Units:1 _ No. of Storles: 2 Actual Age: 100+ yrs Effective Age: 50 years
xlsting {1 Under Gonstruction ] Proposed E {J Attached X Detached | i1 Manufactured [ Modular

Qther:Sublect is an "old style” colonlal
Roofing: .asphalt shingle Siding: aluminum Windows: varlous

Deckrear I Porchfrontcovered [T Pool [l Fence
lue
Floaring: carpet, vinyl Walls: plaster & panel or DW [l FP#

Kitchen: [} Refrigerator [ Range (] Oven [X Fan/Hood [ Microwave 03 Dishwasher Counteriops: minimal/damaged
Other:N/A

| X) Crawl Space part (] Stab & Basement N/A, mold
ef, with evidence of flooding, has mold and is in poor condition

COONone (Scutite . [DropStair_ X Stairway_______ [ ] Finlshed

HVAC: central heat Fuel: an ofl tank is In basemen Ajr Conditioning: no AC

B Driveway_ [JGarage_ [ Carport L] Finished

Heat, water and electric were turned off at the time of the appralsal. Subject [s In poor condition and not
habitable. Condition and functioning of heat, plumbing, electric, water and waste disposal Is unknown but Is likely to be not
operational. No functional kitchen or bathroom, The basement contains mold which may be a hazard. The appraiser is not aware
of an inground oil tank, ANY PURCHASER SHOULD HAVE AN ENGINEERING AND STRUCTURAL INSPECTION.

Living | Dining | Kitchen Den |FamityRm.|Rec. Rm.{ Bdrms | # Baths | Utility Other Area Sq. Ft.
Level 1
Level 2 1 1 1 513
Upper Level 2 1 408
Finished area above grade contains: [ 2 | Bedroom(s) [ 1 | Bath(s) [ 921 | Sq.Ft. of GLA

Summarize Above Grade Improvements:See above.

Balo

Ulility

Living | Dining

Below Grade
Other Living Area

Summarize below grade and/or other living area improvements: N/A

Discuss physical depreciation and functional or external obsolescence: Severe physlcal depreciation dus to lack of maintanence
and prolonged vacancy. The Improvements are outdated and are not habitable. Environmental Issues with the site and
Improvements as well as structural and mechanlcal problems are likely.

The appraiser did not observe any locatlonal obsolescence,

Discuss style, quality, condition, size, and value of improvements including conformity to market area: See above. The subjectIs
not habitable, and may be contaminated. Value, if any appears to be in the land.

The appralser notes than if contamination is found on the site or In the bullding, this would have a negative effect on value.

IT IS POSSIBLE THAT THE SUBJECT COULD HAVE A NEGATIVE VALUE, That could ocour if the cost to clean up the site or the

improvments exceed the value of the land.

*NOTICE: The Appraisal Institte publishes this form for use by appralsers where the appraiser deems use of the form opriate, Depending on the assignment, tha appralser
may need to pfgvigde additional ng!]a, analysls and work pmdu%l ﬁg{ called for In mlsap orm, The Appralsal institute pla?r'gp;ng role inpcomp sling the Iori% andL disclalr%%r any

responsibility for the data, analysis or any other work product provided by the individual appralser(s).
Al Reports™ Al-100.02 Summary Appralsal Report - Resldentiat © Appralsal Institute 2005, All Rights Reserved 03/01/2006
Form AlF001 — “TOTAL for Windows® appralsal software by a ks mode, Inc. — 1-800-ALAMODE




PO#36297
0902012

State of CT, DCF
55 Wadsworth Street, Middletown, CT 06457

[iTE VALUATION

S gy

[ Sales Comparison Approach: A set of procedures in which a value indication is derived by comparing the property being
appraised to similar properties that have been sold recently, then applying appropriate units of camparlson and making
adjustments to the sale prices of the comparables based on the elements of comparison. The sales comparison approach may

be used to value improved properties, vacant iand, or [and being considered as though vacant; itis the most common and
preferred method of fand valuation when an adequate supply of comparable sales are availabte.

1 Market Extraction Approach: A method of estimating fand value in which the depreciated cost of the improvements on the
improved property is estimated and deducted from the total sale price to arrive at an estimated sale price for the land; most
effective when the improvements contribute litlle to the total sale price of the property.

7 Alternative Method: {Describe methodology and rationale)

ITEM | SUBJECT | COMPARISON 1 COMPARISON 2 COMPARISON 3

Address 155 Wadsworth Street

Middletown, CT 06457
Proximity to Subject :
Data Source/
Verification
Sales Price $ $
Price / 8 $
Sale Date N/A
Location
Site Size 0.52 acres
Site View woodediresident

Site Improvements

Net Adjustment [[+[i- 8 BERE
Net Adj. % Net Ad], %

Indicated Value Gross Adi. %% Gross Adj. %%

Site Valuation Comments:

Site Valuation Recongiliation:

Opinion of Site Value $

* NOTIGE:  The Appraisal Institula c,Jui)llshes this form for use by appralsers where the appralser deems use of the form appropriale, Dependin? on fhe assignment, the appraiser
may need to provide addfional data, analysis and work product not called for in this Torm. Ths Appraisal Institute plays no rofe in completing the fom and discldms any
responsiblity for the data, analysls or any other work product provided by the Individual appralser(s).

Al Reports™ Al-100,02 Summary Appralsal Report - Resldential © Appralsal Institute 2005, All Rights Reserved 03/01/2006
Form AI1001 — *TOTAL for Windows® appralsal software by a |a moda, in¢, — 1-800-ALAMODE




File No, 0902012

State of CT, DCF |Po#36207
55 Wadsworth Street, Middletown, CT 06457 0902012
[J Reproduction Cost is the estimated cost to construct, at current prices as of the effective appraisal date, an exact duplicate or
replica of the building belng appraised, using the same materials, construction standards, design, layout, and quality of
workmanship, and embodying all of the deficiencies, superadequacies, and obsolescence of the subject building.
[1 Replacement Cost is the eslimated cost to construct, at current prices as of the effective appralsal date, a building with ulility
equivalent to the building being appraised, using modern materials and current standards, design and layout.
Estimated Cost New
Above Grade Living Area 921Sq.Ft @ $ =$
Finished Below Grade Area Sa.fi@$ =$
Unfinished Below Grade Area Sq.Ffi@$ =$
Other Living Area S R@$ =$
Car Storage So.t@$ =$
$
$
$
Total Estimated Cost New $
Lass Depreciation
Physical 8333 % =8
Functional % =28
External %=3$
Total Depreciation 3
Depreciated Value of Improvemnents $
Contributory Value of Site Improvements $
$
$
$
Opinion of Site Value $
Indicated Value $
Cost Approach Comments (Data Sources, Depreciation Basis, Site Value, Etc.).
Cost Approach Reconclliation:
Indication of Value by Cost Approach $ N/A

*NOTICE: _ Ine Appraisal Instinde publishes tnls form for use by appraisers where the appraiser desms use of the form appropriate, Dapendin? on the assignment, the appralser
may need to provide addiional cata, analysls and work product not called for In this form. The Appralsal Insiitute plays' no role In  completing the form and disclalms any
responsibility for the data, analysis or any other work product provided by the individual appralser(s).

M Reports™ Al-100.02 Summary Appraisal Report - Residential © Appralsal Institute 2005, Afl Rights Reserved 83/01/2006
Form AHOD — “FOTAL for Windows" appralsal software by & la mode, inc, — 1-800-ALAMODE




[Fife No. 09020121

PO#36297
0902012

ITEM SUBJECT RENTAL 1 RENTAL 2 RENTAL 3

Address 155 Wadsworth Street
Middletown, 57

Proximity to Subject

Data Source/

Verification

Lease Term NIA

Date of Lease

Rent/ 5

Rent Concession

Less Utilities

Less

Adjusted Market Rent

Location

Site/View

Quality of Construction

Age 100+ yrs

Condition

Above Grade Bedrooms

Above Grade Baihs Ball Ball

Gross Living Area 921 Sq.H, Sq.F, Sq.Ft, Sq.Ft.

Below Grade Area 504 Sq.FL Sq.Ft, Sa.Ft, Sq.F.

Other Living Area Sq.Ft, Sa.1, Sq.Ft Sq.Ft.

Heating/Cooling central/no CAC

Car Storage 1 car garage

«>

LI+ []=_ 18 O+ L=
Net Adj. % et Adj. %
Gross Ad. %[5 Gross Adj. %

Net Adjustment

Rerd

Indicated Market Rent

Gomment and reconcliiation of the gross rent multiplier (GRM):

Opinion of Market Rent: X GRM =§%

Indication of Value by Income Approach $ N/A

*NOTIGE: The Appralsal Engﬁhﬁe blishes hls form for use by appraisers whers the apg’)rajser deems use of the form appropriate. Dependin? on e asslgnment, the appraiser
may need to provids additonal data, analysls and work product not called for In this fom, The Appralsal lestitule plays mo role in completing the form and disclaims any
responsibility for the data, analysis or any other work product provided by the individual appraiser(s).

Al Reporis™ Al-100.02 Summary Appralsal Repoit - Residential © Appraisal Ingtitute 2005, All Rights Reserved 03/01/2006
Form Al1601 — *TOTAL for Windows* appraisal software by a la mode, In¢. — 1-800-ALAMODE




State of CT, DCF

155 Wadsworth Street, Middletown, CT 06457

‘SALES COMPARISON APPROACH -

COMPARISON 2

File No, 0802012

PO#36297

0902012

" GOMPARISON 3

ITEM SUBJECT
Address 155 Wadsworth Street 33 Bidwell Terrace 1 Hiflside Court 12 Maple Place
Middletown, CT 06457 Middletown Middletown Middietown
Proximity to Subject ' 1.43 miles 0.64 miles
Data Sourcef MLS & public record MLS & public record MLS & public record
Verification .
Final List Price NIA $ 145,000 82,500 79,900
Sale Price 5 N/A $ 76,100 75,000 67,000
Sale-To-List Price Ratio NIA 52.5% 90.9% 83.9%
Closing Date N/A 12111/08 10/30/08 9/30/08
Days On Market NIA unknown unknown unknown
Price/Gross Living Area [$ $ 62,48} $ 88.24 18 43.3
DESCRIPTION DESCRIPTION |+ ¢}$adusiment] DESCRIPTION |+ () sadustment| DESCGRIPTION |+ (35 Adjustment
Financing Type N/A not known not known not known
Goncessions N/A none known none known none known
Contract Date - NIA unknown 8/18/08 9/3/08
Location average average average average
Site Size 0.52 acres 0.16 acres +6,000}0.08 acres +9,000/|0.16 acres +6,000
Site Views/Appeal average average average average
Design and Appeal old style old style old style old style
Quality of Construction |average average average average
Age 100+ yrs 100+ years 90 years 100+ years
Condition poor falr -7,500|fair -7,500|falr
Above Grade Bedrooms 3 5,000}/ 3 3 -5,000
Above Grade Baths 1 1.1 1
Gross Living Area 921 Sq.H, 1,218 Sa.F. 4,455 850 Sq.Ft. +1,065 1,546 Sq.FL -9,375
Below Grade Area full fult full full
Below Grade Finish N/A N/A NIA N/A
Qther Living Area none none none none
Functional Utility poor falr -7,500|fair -7,500|poor
Heating/Cooling central/no AC  |cenfrlno CAC centri/no CAC centrlifno CAC
Car Storage none 1 car -2,000|1 car -2,000|1carport -1,000
Fireplace none none none none
Other porch deck similar similar slmilar
Net Adjustment {total) ¢ 20455 1+ BX- % 14938 ]+ - 8 9,375
Net Adj. % Net Ad], %
Adjusted Sale Price $  55,645|Gross Adj. %3 60,065|Gross Adj. %$ 57,625

Comments and reconciliation of the sales comparison approach:
comparable sales in the area. Comps were chosen for location and improvments In fair or poor condition. Comp #1 has been
renovated since the sale.
Sales are recent and were adjusted downward to reflect declining market conditlons.
Comp were chosen on the basis of overall simlilarity to the subject and adjusted for market reaction to differences. They are

consldered reliable and are the best availible.

Due fo subject age and condition, there Is a shortage of recent

lnd!catiun of Value by Sales Comparison Approach

$ 58,000
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‘STATEMENT: OF ASSUMPTIONS AND LIMITING CONDITIONS *

This appraisal is subject to the following assumptions and limiting conditions:

* This report is prepared using forms developed and copyrighted by the Appraisal Institute. However, the content, analyses, and
opinlons set forth in this report are the sole product of the appraiser. The Appraisal Institute s not liable for any of the content,
analyses, or opinfens set forth hereln,

* No responsibility is assumed for matters fegal in character or nature, No opinion fs rendered as to title, which is assumed to be
good and marketahle, All existing liens, encumbrances, and assessments have been disregarded, unless otherwise noted, and
the property is appralsed as though free and ctear, having responsible ownership and competent management.

* | have examined the property described herein exclusively for the purposes of Identification and description of the real property.
The objective of our data collection is to develop an opinion of the highest and best use of the subject property and make
meaningful comparisons in the valuation of the property. The appraiser's cbservations and reporting of the subject
improvements are for the appraisal process and valuation purposes only and should not be considered as a warranty of any
component of the property. This appraisal assumes {unless otherwise specifically stated) that the subject is structurally sound
and all components are in working condition.

* | will not be required to give testimony or appear in court because of having made an appraisal of the property in question,
unless specific arrangements to do so have heen made in advance, or as otherwise required by law.

* | have noted in this appraisal report any significant adverse conditions (such as needed repairs, depreciation, the presence of
hazardous wastes, toxic substances, etc.) discovered during the data collection process in performing the appraisal. Unless
otherwise stated in this appralsal report, we have no knowledge of any hidden or unapparent physical deficiencies or adverse
conditions of the property {such as, but not limited to, needed repairs, deteriorafion, the presence of hazardous wastes, toxic
substances, adverse environmental conditions, ete,) that would make the property less valuable, and have assumed that there
are no such conditions and make no guarantees or warrantiss, express or implied. We will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because [ am not an expert in the field of environmental hazards, this appraisal report must not be constdered as an
environmental assessment of the property. | obtained the information, estimates, and opinions furnished by other parties and
expressed In this appraisal repori from rellabie public and/or private sources that | believe to be true and correct.

* | will not disclose the contents of this appraisal report except as provided for in the Uniferm Standards of Professional Appraisal
Practice, and/or applicable fedaral, state or local laws.

* The Client is the party or parties who engage an appraiser (by employment or contract) in a specific assignment. A party
receiving a copy of this report from the client does not, as a consequence, become a party to the appraiser-client relationship,
Any person who receives a copy of this appraisal report as a consequence of disclosure requirements that apply to an
appraiser's client, does not become an intended user of this report unless the client specifically identified them at the time of the
assignment, The appraisers written consent and approval must be obtained before this appraisal report can be conveyed by
anyone to the public through advertising, public refations, news, sales, or other media.

* Atrue and complete copy of this report contains ____ pages including exhibits which are considered an integral part of the
report. The appraisal report may not be properly understood without access to the entire report,

* |f this valuation conclusion is subject to satisfactory completion, repairs, or alterations, it is assumed that the improvements will
be completed competently and without significant deviation,

'VALUE DEFINITION -

MARKET VALUE is defined as the most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not
affected by undue stimulus. tmplicit in this definition Is the consummation of a sale as of a specified date and the passing of title

from seller o buyer under conditions whereby:
. buyer and seller are typically motivated;
. both parties are well informed or well advised and acting in what they consider their own best interests;

. areasonable time is allowed for exposure in the open market;
. payment is made In terms of cash in U.S. dollars or In terms of financlal arrangements comparable thereto; and

. 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.

O WM

Source: Apprafsal Institute Dictionary of Real Estate Appralsal

* NOTIGE: The Appraisal Ingtitule publishes this ferm for use by appraisers where the ap?fa]ser deems use of the form appropriate, Depending on the assignment, the appralser
may need to provide addtional odata, analysis and wark product not cailed for In this form. The Appealsal Instinde plays no role In comlgfehng the forn and disclalms any
responsibiity for the dafa, analysis or any other work product provided by the Individual appraiser(s).
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'APPRAISER CERTIFICATION B
| certify that, to the best of my knowledge and bslief.
* The statements of fact contained In this report are true and correct.

* The reported analysis, opinions, and concluslons are limited only by the reported assumptions and limiting conditions, and are
my personal, unbiased professional analysis, opiniens, and conclusions.

* | have no present (unless specified below) or prospective interest in the property that is the subject of this report, and | have no
(unless specified below) personal interest with respect to the parties involved.

* | have no bias with respect to any property that is the subject of this report or 1o the parties involved with this assignment.
* My engagement in this assignment was not contingent upon the developing or reporting predetermined results,

* 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 directiy related to the use of this appraisal.

* My analysis, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice.

* Individuals who have provided significant real property appraisal assistance are named below, The specific tasks performed by
those named are outlined in the Scope of Work sectien of this report.
Nene [ Name(s)
As previously identified in the scope of work section of this report, the signer(s} of this report certify to the inspection of the
property thatis the subject of this report as: ‘
Appraiser CINone X Interior (X Exterior
Co-Appralser O None T Interior [ Exterior

'ADDITIONAL CERTIFICATION FOR APPRAISAL INSTITUTE MEMBERS -~~~

Appraisal Institute Member Certify:

+ The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the Appralsal Institute, which
include the Uniform Standards of Professional Appraisal Practice.

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

Designated Appraisal Institute Member Certify: Designated Appraisal Institute Member GCertlfy:
* As of the date of this report, | [ have /(] have not completed | *  As of the date of this report, | [] have /[] have not completed
the conth WCation program of the Appraisal Institute. the continuing education program of the Appraisal Institute.

APPRAISER: \ / / / CO-APPRAISER:
Signature A Signalure
Name Jamesy), K \ L’Repon Dale 3/11/09 iame N/A Repoit Date

‘g Certification # RCG.351 ST CT State Certification # ST

nse # §T or Llcense # ST
ate  4/30/2009 Expiration Date

~ Appraisal Institute publishes thls form for use Dy appraisers where the appralser deems use of the form approprale. Depending on the asslgnment, the appralser
wovide additional data, analysls and wark product nob called for in ihis form, The Appraisal Institute plays no rols In completing the form and disclalins any

the dzla, analysis or any other work product provided by the Individual appralser(s).
1.900.01 Assumptions and Limiiing Conditions/Certification  © Appraisal Institwte 2005, All Rights Reserved 11/08/2005
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PHOTOGRAPH ADDENDUM

Borrower/Client N/A

Property Address 155 Wadsworth Strest
City Middletown County Middlesex Slate CT Zip Coda 06457

Lender State of CT, DCF
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PHOTOGRAPH ADDENDUM

Borrower/Client NIA
Properly Address 155 Wadsworth Street
City Middletown Counly Middlesex Stale  CT Zip Gode 06457

Lender State of CT, DCF
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PHOTOGRAPH ADDENDUM

File No, 0302012

Borower/Client

N/A

Property Address

155 Wadsworth Sfreet

City Middletown

Counly Middlesex Slate CT

Zip Cods

06457

Lender State of CT, DCF
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PHOTOGRAPH ADDENDUM

Bomrower/Client NIA

Property Address 155 Wadsworth Street

Ciky Middletown County Middlesex Stale  CT Zip Code 06457
Lender State of CT, DCF
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PHOTOGRAPH ADDENDUM

N/A

Barrower/Client

155 Wadsworth Street

Middietown

Address

Prape

06457

CT Zip Code

State

Counly Middlesex

Gity

State of CT, DCF

Lender

Form LPICPIX — *TOTAL for Windows" appraisal software by a fa mode, inc. — 1-800-ALAMODE



Comparahle Photo Page
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Comparable 1

33 Bidwell Terrace

Prox. to Subject
Sele Piice
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Locatien

View

Site

Quality

Age

Comparahle 2

1 Hillside Court
Prox, to Subject
Sale Price

Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

Comparable 3

12 Maple Place
Prox. fo Subject
Sale Price

Gross Living Area
Totat Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

1.67 miles
76,100
1,218

3

1

average
average
0.16 acres
average
100+ years

1.43 miles
75,000
850

3

1.1
average
average
0.08 acres
average
90 years

0.64 mlles
67,000
1,546

3

1

average
average
0.16 acres
average
100+ years
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Location Map

Fla No, 0802012

Bomower/Chent NJA

Propery Address 155 Wadsworth Street

Gy Middletown County Middlesex State CT
Lender  State of CT, DCF

IipGoda 06457
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Middletown, CT : Restdential Property Record Card Page 2 of 3

Permit History
Date Purpose Price

Out Building Informaticn
Type Qty Year Sizel Size2 Grade Cond

http://middletown,univers-clt.com/view_property_R.php?account_no=R00655&series_car... 1/21/2010




