








This appraisal report has been prepared in a restricted format for the purpose of estimating the market value
of the subject property for internal use solely by our client. Reliance on this report is limited to our client
since this report cannot be understood properly by another party without additional information retained in
the office of the undersigned.

The market data and analysis in support of this opinion are retained in the office of the undersigned. A full-
format, narrative appraisal report in support of the above value conclusion will be prepared at your request.
If you have any questions, or if we can be of further service, please feel free to contact us.

Respectfully submitted,
Kerin & Fazio, LLC

Expires: 4/30/2013 Lo,



Scope of Work

Scope of Work
Date of Inspection

An exterior inspection of the subject was performed on various dates August 10, 2012.

Ownership and Property History

The title to the property is currently vested in the name of 696 West Ave, LLC. The property last transferred
to its current owners on December 31, 2009 for the recorded consideration of $6,050,000. To the best of our
knowledge the subject has not been offered for sale within the prior 12 months.

Intended Use and Users of the Appraisal Report

This appraisal is intended to provide an opinion of the market value of the leased fee interest in the property
for the exclusive use of client and client's advisors and its affiliates or subsidiaries participants for tax

planning purposes. All other uses and users are unintended, unless specifically stated in the letter of
transmittal.

Date of Value and Interest Appraised

The date of value and interest appraised is summarized in the following table:

Market Value Date
Leased Fee "As Is” August 10, 2012

Date of Report

The date of report is August 13, 2012.
Purpose of Appraisal

The purpose of this appraisal is to estimate the “As Is” Market Value of the subject property as of the
effective date of appraisal. Market value is defined by USPAP, as stated in The Dictionary of Real Estate
Appraisal, Fourth Edition, published by the Appraisal Institute, as follows:

"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. Impilicit 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 acting in what they
consider their 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 or creative financing or sales concessions granted by anyone associated with
the sale.”



Scope of Work

Competency of Appraisers

The appraisers' specific qualifications are included within this report. These qualifications serve as evidence
of their competence for the completion of this appraisal assignment in compliance with the competency
provision contained within the Uniform Standards of Professional Appraisal Practice as promulgated by the
Appraisal Standards Board of the Appraisal Foundation. The appraisers' knowledge and experience,
combined with their professional qualifications, are commensurate with the complexity of this assignment
based on the following:

k)

% Professional experience

(/7

< Educational background and training

(/7

< Business, professional, academic affiliations and activities

The appraisers have previously provided consultation and value estimates for retail buildings and various
types of commercial properties in Norwalk and throughout Connecticut.

Scope of the Appraisal

The scope of this appraisal assignment involves the completion of several steps performed within the
guidelines of commonly accepted appraisal procedures. The scope of the assignment relates to the extent
and manner in which research is conducted, data is gathered and analysis is applied, all based upon the
purpose of the appraisal and its intended use, as previously outlined. Kerin & Fazio, LLC completed the
following steps for this assignment:

+ physically identified and inspected both the interior and exterior of the subject property, as well as its
surrounding environs on dates through August 10, 2012; identified and considered those
characteristics that may have a legal, economic or physical impact on the subject;

< physically inspected the micro and/or macro market environments with respect to physical and
economic factors relevant to the valuation process; expanded this knowledge through interviews with
regional and/or local market participants, available published data and other various resources;

% conducted regional and/or local research with respect to applicable tax data, zoning requirements,
flood zone status, demographics, income and expense data, and comparable listing, sale and rental
information;

*+ analyzed the data gathered through the use of appropriate and accepted appraisal methodology to
arrive at a probable value indication via each applicable approach to value;

+ correlated and reconciled the results into a reasonable and defensible value conclusion, as defined
herein; and

% estimated a reasonable exposure time and marketing time associated with the value estimate

presented.

To develop the opinion of value, Kerin & Fazio, LLC performed a Restricted Use Appraisal. This appraisal
report has been prepared in a restricted format for the purpose of estimating the market value of the subject
property for internal use solely by our client. Reliance on this report is limited to our client since this report
cannot be understood properly by another party without additional information retained in the office of the
undersigned. The market data and analysis in support of this opinion are retained in the office of the
undersigned. A full-format, narrative appraisal report in support of the above value conclusion can be
prepared at your request. In this Appraisal, Kerin & Fazio, LLC applied the following approaches:

A cost approach was not applicable for this appraisal.
A limited income approach and sales approach were applied.

Furthermore, the value conclusion reflects all information about the subject, market conditions, and available
data.



Scope of Work

Interest Appraised
Fee Simple interest
Exposure Time

An estimate of exposure time is not intended to be a prediction of a date of sale, however, it is an integral
part of the appraisal analysis and is based on one or more of the following:

/7

< statistical information about days on the market

% information gathered through sales verification

o,

< interviews of market participants.

The reasonable exposure period is a function of price, time, and use. It is not an isolated estimate of time
alone. Exposure time is different for various types of real estate and under various market conditions.

Exposure time is a retrospective estimate based on an analysis of recent past events, assuming a
competitive and open market. It assumes not only adequate, sufficient, and reasonable time but also

adequate, sufficient, and reasonable marketing effort. Exposure time is therefore interrelated with appraisal
conclusion of value.

Based on the foregoing analysis, an exposure time of six to twelve months is reasonable, defensible, and
appropriate. Kerin & Fazio, LLC assumes the subject would have been competitively priced and aggressively
promoted regionally.

Marketing Time

Marketing time is the period a prospective investor would forecast to sell the subject property immediately
after the date of value, at the estimated value. The marketing time is an estimate of the number of months it
will require to sell the subject from the date of value, into the future. The anticipated marketing time is
essentially a measure of the perceived level of risk associated with the marketability, or liquidity, of the
subject property. The marketing time estimate is based on the data used in estimating the reasonable
exposure time, in addition to an analysis of the anticipated changes in market conditions following the date of
appraisal. The future price for the subject (at the end of the marketing time) may or may not equal the
appraisal estimate. The future price depends on unpredictable changes in the physical real estate,
demographic and economic trends, real estate markets in general, supply/demand characteristics for the
property type, and many other factors.

Based on the premise that present market conditions are the best indicators of future performance, a prudent
investor will forecast that, under the conditions described above, the subject will require a marketing time of
six to twelve months.















Reconciliation of Value

Reconciliation of Value

The value indications from the approaches to value are summarized as follows:

“As IS” on
August 10, 2012
Cost Approach Not Applied
Sales Comparison Approach $6,800,000
Income Approach $6,800,000
Reconciled Value $6,800,000

Compiled by: Kerin & Fazio, LLC

The sales comparison approach is based upon an analysis of actual sales of other similar properties.
Comparable sales represent the actions of typical buyers and sellers in the marketplace. When there are an
adequate number of sales of truly similar properties with sufficient information for comparison, a range of
value for the subject property can be developed. The sales comparison approach was a reliable method of
estimating the market value of the subject property. The sales utilized represented arm's-length transactions
of similar properties located in the subject's market area. As a result, a reliable estimate of value could be
provided to indicate the cost of acquiring a property such as the subject.

The Income Approach was a reliable indication of current market value for the subject property since an
investor may purchase the property for its income-producing capability. If fully leased, the revenue that can
be generated from renting the building is sufficient enough to cover the operating costs providing the investor
with a reasonable rate of return. This approach was more heavily weighted as it most closely mirrors the
investors’ expectations.

The cost approach was not considered applicable due to the difficulty in estimating physical depreciation.
Further purchasers of this type of property do not typically rely on the cost approach when making
investment decisions.

Based on the foregoing, the market value of the subject has been concluded as follows:

Appraisal Fremise Interest Appraised pate or vaiue valiue conclusion

Asls Leased Fee August 10, 2012 $6,800,000
Compiled by: Kerin & Fazio, LLC
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OUTLINE OF QUALIFICATIONS, EDUCATION AND EXPERIENCE
MICHAEL FAZIO, MAI

BIOGRAPHICAL DATA

A graduate of Sacred Heart University, Mike holds a Bachelor's degree in Finance, and a Master in Business
Administration degree, respectively. Michael has earned the Appraisal Institute's distinguished MAI
membership designation, indicating an advanced level of expertise in the valuation of commercial, industrial
and other property types.

PROFESSIONAL AFFILIATIONS

Appraisal Institute - MAI Designation, Certificate No. 10216

Member - Greenwich Board of Realtors

Certified General Real Estate Appraiser, State of Connecticut # RCG.194

Certified General Real Estate Appraiser, State of New York # 46000047826

Certified General Real Estate Appraiser, State of Rhode Island # A01305G

Connecticut Office of Policy and Management — Certified to Perform Revaluation Functions
for Land/Residential/Commercial/Industrial/Supervisor — Certificate No. 853

Member — International Association of Assessing Officers

EDUCATION AND TRAINING

Graduate Sacred Heart University, Connecticut, MBA, Graduate Sacred Heart University, Connecticut, B.S.
Finance, New York University, NYC, investment Banking Certificate

Completed numerous courses and seminars offered by the Appraisal Institute, University of Colorado,
University of Houston, Arizona State University, including the following:

* Appraisal of Local Retail Properties « Significant Cases in CT Assessment Practice
. . . . e Online Valuation of Detrimental Conditions in
¢ Online Scope of Work: Expanding Your Services Real Estate

¢ Introduction to International Valuation Standards « Business Practices and Ethics

» Appraising Convenience Stores « Professional's Guide to Uniform Residential
Appraisal Report
¢ Eminent Domain and Condemnation

Mass Valuation Income Approach
USPAP and the Real World: Changes for 2006

« QOperating Income Statements

¢ Analyzing Commercial Lease Clauses

Report Writing
» Real Estate Principles and Practices

Comprehensive Exam
¢ Real Estate Basic Valuation

Construction Overview

» Capitalization Theory & Techniques Part A o Appraisal of Leased Fee Estates

o Capitalization Theory & Techniques Part B

Demonstration Report Writing Seminar

¢ Standards and Professional Practices

Advanced Report Writing Workshop
o Case Studies in Real Estate Valuation

EXPERT WITNESS BACKGROUND

Qualified as expert witness in Federal and State Courts
EMPLOYMENT

1983 -2003: Independent Fee Appraiser
President of Fazio & Associates, Inc., Bridgeport, CT

2004-present: Partner of Kerin & Fazio, LLC, Fairfield, CT

Eminent Domain Valuation







