TOWN OF WESTPORT
PETITION TO BOARD OF ASSESSMENT APPEALS Office Use Onl&

Eirgtx;;:;r: 2020 "] ‘7 7

‘MUST BE FILED BY MONDAY, FEBRUARY 22, 2021

EMAILED OR FAXED FORMS ARE NOT ACCEPTED ..
%*&i‘;u Kwé%g &;Q Two copies of the forms must be

By authority of Connecticut State Statute 12-111 returned to:

ceg 10 2001

‘ . N o 2> B RS A S WESTPORT TOWN HALL
Please print or fill in on the computer the following information BOARD OF ASSESSMENT APPEALS
about each property being appealed. Print 3 copies; ﬁgﬁp ORe nose {JFFICE| 1IOMYRTLE AVENUE - ROOM 104
for your records. e " WESTPORT, CT 06880

G Tt Ten Tl L
Grand List of October 1, 2020  Date(s) not available:

Property Owner’s Name: _Ronnie F. Heyman, Trustee

Property Location: _76 Beachside Avenue Telephone contact: _ 212-821-1659

{aumber and street)

Appellant’s Name: Ronnie F. Heyman, Trustee Property Type: _Residential

(residential, commercial, personal property, motor vehicle)

Email Address: _gklein@ecarmodylaw.com

Maiting Address: c/o Gary Xlein, Carmody Toirance, 707 Summer ST, STE 300. Stamford, CT 06901.
Phone Number: 203-252-2696

Total Assessment: $10,783.400.00  Appeliant’s Estimate of Market Value:$13,650,000.00
BRIEFLY STATE YOUR REASO APPEAL: Based on comparable sales, the property is overassessed.

Date: 2/5/21

Signature at Applicatien

Signature at Time of Hearing L Date:
For Official Use Only*BOARD ACTION
No Change Reduced Increased
ORIGINAL ASSESSMENT: BAA CHANGE:
Land: Land:
Building: Building:
Other: Other:
Total: Total:
Personal Property: Personal Property:
Motor Vehicle: Motor Vehicle:
DATE AND TIME OF HEARING AT Dated:
TOWN HALL
ROOM: Signed:
Date: Signed:
Time: Signed:

{57287668}
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Property Location 76 BEACHSIDE AVE Map D HOS// 024/000 / Bldg Name State Use 201L
VisioniD 3717 >oooc:ﬁ% 7776 Bldg# 1 Sec# 1 of 1 Card# 1 of 2 Print Date 2/11/2027 9:13:11 AM
s CONS TROCTION DETAIL ”‘_.nQZm‘:&QO.aoz Dmﬂh__ﬁ«nczﬁzcm_g
Element Cd Description Element Description
Style: 105 Custom Design Fireplaces 5
Model o1 Residential Ceiling Height | 9.00 P 12
Grade: 25 Type V+ Elevator
Stories: 2.75 2 3/4 Stories
Occupancy 1 i - CONDO DATA- i 24 24
Exterior Wall 1 |21 Stone/Masonry Parcel Id IC Owne
Exterior Wall 2 _ 1Bl IS
Roof Structure: |04 Hip Adjust Type | Code Description Factor% rop FSP
Roof Cover 1 Slate Condo FIr 6 12
Interior Walt 1 |03 Plaster Condo Unit 3% 10 23
Interior Wall 2 RKET VALUATION: UST 8 UAT 1z
. 3 2
merior by, |12 |Hardwood Building Value New 4,505,992 EUS 2 2 gus
Heat Fuel 02 Qil BSM
MMN.H. .m.vﬁ.m. 05 Hot Water Year Built 1941
ype: 03 Central - .
Total Bedrooms |07 7 Bedrooms mmmoﬁzw J.\mmﬂ Built
. Depreciation Code G BSM A2 i
Total Bthrms: |6 6 Full Baths R Rati K 38 Usr | EUS
Total Half Baths |3 3 Half Bths Romadel Rating _ 2| T | hem
Total Xtra Fixtrs |8 ear Remodeled 2001 vik psyn| 22
Q,
Total Rooms: |15 15 Rooms Depreciation % 24 . Fus
o Functional Obsot BSM | FGR | BaS
Bath Style: 03 Modern External Obsol 22| BSM3| BSM 23 a
Kitchen Style: {03 Modermn Trend Factor 1 43 22
Kitchens 1 w .
Whirlpool Tubs o s B | 1w i 2
Hot Tubs Percent Good 78 Bas
BSM
Sauna (SF Area Cns Sect Renld 3,493,000
_..,mm Basement Dep % Ovr
Fin Bsmt Qual Dep Ovr Comment
Bsmt. Garages |0 Misc Imp Ovr
Interior Cond  |A Misc imp Ovr Comment
Fireplaces & Cost to Cure Ovr
Om_m_:m Im.m_._n 9.00 Cost to Cure Ovr Comment
OB » OUTBUILDING & YARD ITEMS(L) 7 XF - BUILDING EXTRA-FEATURES(B) -
Ooam Dmmo:c,n Sub [SubTy[E/B |Units jUnit Pric |YrBlt {Cond. C |% Gd :Grade |Grade A |Appr. V
TEN  |Tennis JCL Clay L 11 34000.0] 1941 [¢] 75 5 1.75 44 600
SPL1 |InGroun iGNH |Heatd/ | L 920 50.50| 1941 5 60 5 1.75 48,800
BTH2 |Cabana/iFR Frame | L 7921 116.66| 1941 6 75 8 3.45 245,20
PAT1 |Patio SN Stone | L 726 16.50] 1941 6 75 5 1.75 15,700
POR |Perogia L 216 22.00| 2015 5 60 4 1.35 3,800
GEN |Generat B 1 0.01( 2003 76 0.00 0
s BUILDING SUB-AREA-SUMMARY SECTION -t oo i
Code Description Living Area | Ficor Area | Eff Area | Unit Cost | Undeprec Vaiue |
BAS First Floor 4,737 4,737 341.13 1,615,933
BLC Balcony o 456 50.87 23,197
BSM Basement Area 0] 5,429 68.24 370,467
FGR Garage 0] 516 136.19 70,273
FOP Parch, Open 0 440 68.23 30,019
FSP Porch, Screen 4] 264 85.28 22,515
Fus Upper Story, Finished 4,940 4,940 34113 1,685,182
PTS Patio - Stone 0 733 " 5119 37,524
UAT Attic, Unfinished 0 1,100 34.1 37,524
LIHS Half Stnry Unfinishad 0 1188 10292 121 447
Tt Gross Liv / Lease Area 9,677 21,993 4,350,089
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Property Location 76 BEACHSIDE AVE Map ID  HO5// 024/000 / Bidg Name State Use 201L
Vision I 3717 Account# 7776 Bldg # 1 Sec# 1 of 1 Card# 2 of 2 Print Date 2/11/2021 9:13:14 AM
e A CONSTRUOCTION DETAIL SCONSTRUCTION DETAIL (CONTINUED) N e R T RS DN R . i
Element Cd Description Element Cd Deascription
Style: 105 Custom Design Fireplaces 6
Model 01 Residential Ceiling Helght | 8.00
Grade: 25 Type V+ Elevator
Stories: 2.75 2 3/4 Stories _
Occupancy 1 St L CONDO DATA s s
Exterior Wall 1 {21 Stone/Masonry Parce| Id =] Qwn
Exterior Wall 2 , __IB[ IS
Roof Structure: 104 Hip Adjust Type | Code Description Factor%
Roof Cover 11 Siate Condo Flr
Interior Wall 1 }03 Plaster Condo Unit |
Interior Wall 2 SCOST/ MARKET VALUATION ::
“M”Mmmﬁ __M"_w. M 12 Hardwood Building Value New
Heat Fuel 02 Oil
Hi : .
AoTpe.  fos  |cenwal YearBut
Total Bedrooms {07 7 Bedrooms DmmM_MW zom:mmouw
Total Bthrms: |6 6 Full Baths R mws el Rutin
Total Half Baths |3 3 Half Bths v 9
. ear Remodeled
Total Xira Fixtrs |8 Depreciation %
Total Rooms: 15 15 Rooms Functional Obsal
Bath Style: 03 Modermn External Obsol
Kitchen Style: {03 Modern Trend Factor
Kitchens 1 Condition
Whirtpool Tubs Condition %
Hot Tubs Percent Good
Sauna (SF Area Cns Sect Ronld
Fin Basement Dep % Owr
Fin Bsmt Qual Dep Ovr Comment
Bsmt. Garages (0 Misc Imp Ovr
Interior Cond  |A Mis¢ Imp Ovr Comment
Fireplaces 6 Cost to Cure Our
Ceiling Height |9.00 Cost to Cure Ovr Comment
s 0B QUTBUILDING & YARDITEMS(L) /- XF - BUILDING EXTRA FEATURES(B} .. sy
Code (Descript |Sub Sub Ty {(L/B _[Units |Unit Pric |Yr Bit [Cond. C {% Gd |Grade [Grade A |Appr. V
it BUILDING SUB-AREA SUMMARY.SECTION: i e
Descripiion Living Area [ Floor Area | Eff Area | Unit Cost {Undeprec Value
UST Utility, Storage o 178 153.12 26,949
utQ Unfin Three Quarter St 0 2,014 153.46 309,064

Til Gross Liv / Lease Area




RONNIE F. HEYMAN, TRUSTEE
76 BEACHSIDE AVE
WESTPORT, CT 06880

February 3, 2021

Board of Assessment Appeals
Town of Westport
Room 104
110 Myrtie Avenue
Westport, CT 06880
Re: Tax Appeal for 76 Beachside Avenue
Dear Sir/Madam:

I authorize Gary Klein and/or Marc Kurzman of Carmody Torrance Sandak &
Hennessey, LLP to represent my interests in this appeal.

Very yours

R 1eF Heyman, T%ﬁw

{57287734}







File No. 5-52120

APPRAISAL OF

Singie Family Residence

LOCATED AT:

76 Beachside Ave
Westport, CT 06880

CLIENT:

Ronnie F Heyman
9 West 57th Street 30th Floor
New York, NY, 10019

AS OF:

Oclober 1, 2020

BY:

Gary Coughlin

Flax Appraisals 1111 East Putnam Avenue Suite 300 Riverside, CT 203.698.8800






File No. §-52120

Ronnie F Heyman
9 West 574h Street 30th Floor
New York, NY, 10018

File Number: S-52120

In accordance with your request, { have appraised the real property at:
76 Beachside Ave
Westport, CT 06880
The purpose of this appraisal is o develop an opinion of the defined value of the subject property, as improved.
The property rights appraised are the fee simple interest in the site and improvements.
In my opinion, the defined value of the property as of October 1, 2020 is:
§13,650,000
Thirteen Millon Six Hundred Fifty Thousand Dollars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, assignment conditions and appropriate certifications,

Respectfully Submitted,

Gary {:oéun

Flax Appraisals

Fiax Appraisals 1111 East Putnam Avenue Suite 300 Riverside, CT 203-698-8800







APPRAISAL REFORT

Residential Appraisal Report Fiee 8o, $-52120
i The purpose of this appraisal repoil Is 1o provide the client wilh a credible opinlon of the defined value of the subject property, given the intended use of e appraisal.
I Clienl Narmeflntendad User Ronnie F Heyman E-mait GKilen@carmodylaw.com
I Cilent Address 8 West §7th Street 30th Floor Cay New York Stale NY Zp 10014

[a]
[ Additionat intended User(s) The Intended User of this appraisal report is the client Ronnie F Heyman ONLY, Ne additional intended Users are

o
kY Identified by the appraiser.
8 Intended Use The Intended Use is to determine market value for the property that is the subject of this appralsal, subject to the stated

1o

B Scope of Work, purpose of the appraisal, reporting requirements of this appraisal report form, and Definition of Market Value.
Property Address 76 Beachside Ave City Westport State CT 2ip 06880
Owner of Publlc Record Ronnle F Heyman Trustee C/O Heyman Properties County Fairfield
Legat Description Voiume: 3377 Page: 76
Assesser's Pareel # HOS/ / 024/000 / Tax Year 2020 R.E, Taxes $ 108,336
Neighberhood iteme_LOwer Greens Farmg Map Relerence IMSA 14860 Census Tract $506.00

Property Rights Appraised [ XJFae Simple [ Jieasehold [ _)Gither (deseriha)
Myresearch !Miﬂ I ears priof to the elfeciive date of Ihis appralsal,
Prior Sale/Transfer:  Date None Price Past 36 Months Source(s) SMLS, Assessor

Analysis of prior sale or transfer history of the subject propesty (and comparable sales, [ applizable)  N/A

SALES HISTORY

Ofterings, options and contracts as of he effective date of the appralsal - None Known.

. Noighberhoad Characloristics Ono-UnitHouslng Trends Ono.Unit Houslng Prosant Land Use %
Locetlon £ JUrban  {X) Suburban L...J Rural Property Values Increasing Stable Declining PRICE AGE | One-Unit 90 %
Bull-Up 12X Over 75% 25-716% Under 25% | Demand/Supply ﬁShnzlg_ge In Balance CverSupply | ${000) (yrs} 2-4 Unil %
Growth Rapid XJstable Slow Merketing Time Unger 3 mihs 3-6 mihs Cver 6 mihs 500 Low 0 | Mull-Famiy %
=] Helgiiborhood Boundaries Subject neighborhood is bounded by |-95 to the north, Long Island 20000 High 300 | Cemmerciat 1%
Sound to the south, town line to the east and Sherweod |stand State Park to the west. 4000 Pred. 45 | Other see Addn 9%

Nelghborhood Descripfion  See Attached Addendum.

R Market Conditions (including suppor for the abova conclusions}  See Attached Addendum.

B Dimensions Per Town Record: See Attached Area 5.14 ac Shape Stightly Irregular View Direct LIS
Specific Zoning Classtication AAA Zoning Description Single Family Residential / 2 Acres Minimum

Zoning Compliance Legal lLegal Nonconforming (Crandfathered Use} D No Zoning D!I!eqat (describe)

Is the highest and best use of the subject property as improved {of as proposed per plans ang specifications) the present use? [E Yes DNO ¥ No, describe.

Utilities Public _Othar (describe) Public___ Other (describe) Off-site Improvements—Type Public _ Privats
Eleclricity X L] Waler Sreel Asphalt
as X] Qi Propane Sanilary Sewer x] (] Aley None

| Site Commenis  See Attached Addendum.

o

GENERAL DESCRIPTION FOUNDATICN EXTERICR DESCRIPTION materlals INTERIDR 1materials
Units (XJone [ JOnewtce.unit [ ] Conurete Slab Craw Space Foundation Wall: _ Concrete/Ava Floors HW,Cer, WTWiAvg
fof Stories 2,0 Full Basemem Pailial Basement | Exterior Walls Stone/Avg Walis DW.Plaster/avyg
Type [XJDet, [ Jau, | )S-Dew/End Unit | Basemen Area 5429 sq.0. | Roof Surface Slate/Avg TomiFiish ___HW,Paint,StaintAvg
i i Existing Proposed £ TUnder Const. | Basement Finish 0 % | Gullers & Downspoyls ZincComledCopperAvg | BathFloor  Cer,Marble/Avg
Design {Style) Colonial Ouiside EntryfExit__(X)Sump Pump | Window Typs DoubleHung/Avg | Bata Walnscol_Cer,Marble/Avg
Year Buitt 1841 St Sashflssulated N CarStorage | Mone
Effective Age (¥rs) 25 Scieens Yes/Avg (X orveway_#efCars_Ample
Attic None Heatin FWA D HW Radiant | Amenities WondSiove(s) #0 | Driveway Suiface Asphalt
o [V 0rop Stay LK) Stalrs Clomer Fuel Ol Propane,Gas_|1X4) Freplacels) # 6 Fence None Garage  #ofCars 2
it X Floor Scullle Coollng iX] cental Ar Candiioning \XPatlofDeck 2/C é Porch 3 Cargot  #ofCars O
8 [ I Finishes Heated Inghdval ([ Oher X)Paot in-ground [X)oumer See addm I Jan [ Joer  [Xlewivin
i';’ Appliances Relrigerator XJDishwasher [ JDisposat [ Microwave [3%)Washeriryer LX) Cthes (describe) DVWO,FNH,C/, Granite
{8 Finished area above grade conlains: 18 Rocms 9 Bedrooms 8.2 Bahs) 9,877 Square Feel of Gross Living Area Above Grade
45 Adeiional Featres See Attached Addendum,

Comments on Ihs Improvements  See Aftached Addendum,

o Producedysing AC) sofrare, E00.234, B2 T waeachueh com "I locm Copyeighl & 20052016 AL, & Fist Arnirican Company. A Raghts Reserced
Pagetold (gPAR™) Geneal Purpoze Malsal Repen J2017
GPARSUMWOGCL Y D25 20H
4

vt R pIPOST ODEN: - HAEBEERL






: FEATURE ! SUBJECT COMPARABLE SALE HO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO, 3
B 75 Beachside Ave 114 Beachside Ave 1125 Pequot Ave 25 Butiers Island Rd
W scoress Westpori, CT 06880 Wesiport, CT 06880 Southport, CT 06880 Westport, CT 06880
Proximiity to Subjeti 0.37 miles NE 1,05 miles NE 8.55 miles SW
N Sale Price § % 16,500,000 $ 16,500,000 $ 10,500,000
Sale Price/Gross Liv. Area | § 0.00 sp.n. |$1,945.30 5q.0, $1,606.46 su. b $1,648.67 sa.i.
ll Data Source(s) Inspection SMLS #170203547 SMLS #1701891567 SMLS #170278922
Verificalion Souice(sh Assessor Assessor Assessor Assessor
VALUE AQJUSTMENTS DESCRIPTION DESCRIPTION 43§ Adusment DESCRIPTION +1§ Adustmet DESCRIPTION 243§ Adiusiment
Sale or Financing None Known None Known None Known
Concesslons DOM; 432 DOM: 7 DOM: 48
Date of Sale/Time 08/31/2020 SD No Adj | 08/18/2020 SD No Adj | 08/03/2020 SD Mo Adj
Location Direct LIS Direct LIS Direct LIS DirLIS;Pnsla;Club No Adj
Leasehold/Fee Simple | Fee Simple Fee Simple Fee Simple Fee Simple
Sle 5.14 ac 7.67 ac -1,265,000 | 3.44 ac 850,000 1.21 ac 1,885,000
View Direct LIS Direct LIS Direct LIS DirLIS;Pnsla 6% -525,000
Design (Style) Colonial Tudor Ne Adj [ Colonial Mediterranean No Adj
Very Good Very Good Very Good Very Good
| 79 108 No Adj { 5/Superior 5% -825,0001 17/8Superior 2.6% -262,500
% Condiion Average Average VSuperior 20% -3,300,000 Superior 10% 1,060,000
=t Above Grade Tota! [Bames. Baths Tola) |Bdims| Haths Total | Bdims| Baths Total |Bdims. Baths
‘3 Room Count 1619 6.2 1617 7.2 -20,000]16: 7 7.2 -20000111([ & 7.1 -10,000
B GrossLivingAvea 100 9 677 sq.n 8,482 sq.11, 419,500 10,271 sq. it -58,600 8,780 sq.1. 289,500
£ Basement & Finished Full Full Full None 100,000
43| Rooms Below Grade Unfinished/0.1Ba | Unfinished 5,060 [ Full Finish 1.1Ba -240,000 | Unfinished 5,000
@ Funclional 4t Good Superior 10% 1,650,000 | SSupetior 2.5% 412,500 | Good
IF5% Healing/Cosling Central / CAC Centrat / CAC Central / CAC Central / CAC
I =nergy Eificlent llems None None Neone MNone
_GarageiCarport 2 Garage . 4 Garage -40,000 | 4 Garage,1 Crpt -50,000 | 3 Garage -20,000
R Porch/PatiofDeck Porch,Patio,Bal i Similar Simitar Similar
Ext Amenities Ing Pool, Tennis i Ing Pool 50,000 [Ing Pool 50,000 | ing Poal 50,000
Qutbuildings/Other | Cs{PH, PiSandyBeach | Garapixt -50,000 | cstcba,XLSandyBench -100,000 | Dock 325,000
j Nelghborhd Loc | tower Graens Farms | Lower Graans Farms Southpori 15% 2475 000 | Buliar's |stand 5% 525,000
Net Adpsiment (Total) [J. . Is 2850500 [J. BE- i3 1.602000( X+ - |s 1392000
Adjusied Sale Price NelAd). -17.3% Nel Adj, ~8.7%% NetAdj. 13.3%%
of Comparables GrossAdi19.4%%5 |8 13,649,500 | GiossAG 50.8%¢ (3 14,898,000 GrossAdi48 8% )3 11,882 000

APPRAISAL REPORT
Residential Appraisal Report

File No, 5-52120

Summary of Sales Compari

Appreach See Attached Addendum,

Indicated Value by Sales Comparison Approach $ 13,650,000

COMMENT S

Discussion of methods and technigues employed, including reason for anapproach lovaive:  Final reconciliation is based on the Sales Comparison
Approach as it is derived from the most reliable market data. Due o actual age and condition rating of the subject dwelling and not
being in the scope of work for this assignment the cost approach was not completed as if was not deemed to provide an accurate
indication of vaiue given the difficuities with estimating the physical depreciation of the subject dwelling, The Income Approach has
peen considered although was not developed due {6 the lack of reflable market data needed to calculate a true GRM.

See Attached Addendum,

RECONCILIATION

Based on the scopa of work, assumplions, limiting canditions and appraiser's certification, my (our) opinion ofthe defined value of the real property that is
the subject of thisreportasof  10/01/2020 ,which is the effective date of this appraisal, is:

Singlepoint $ 13,660,000 D Range $ o8 D Greater than [:l Lessthan §

This appralsal is made L suliject to completion per plans and speciications on the basts of a hypathetical condition thal the improvements have been compieled,

- subject ko the following repairs or atterations on the basls of a hypothetical condition thal the repairs or allerations have been compleled D subject 1o the following:

| This report has been completed "as is" and was made for use by the clieni for market value purposes only.

ing ACE softwere, 0234812

This farm Copyright © 2005-2016 ACH, a First Artiefican Company, A5 Righis Resened.
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APPRAISAL REPORT
Residential Appraisal Report

FieMo. S5-52120

E FEATURE [ SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO. & COMPARABLE SALE NC. 6

ll 76 Beachside Ave 340 Willow St 281 Hillspoint Rd 209 Long Neck Point Rd

A Address Westport, CT OB8BD Southpert, CT 06890 Westpor, CT 06880 Darien, CT 06820

I roximly Lo Subject 1.23 rniles NE 2.02 miles SW 10,31 miles SW
Sale Price $ $ 16,350,000 % 10,000,000 $ 11,600,000
Sale PricefGross Liv. ez | § 0.00 sq.h. |$1,036.32 sq.h. $1,820.86 sq . $1.437.72 sq. i
Data Sources) Inspaction SMLS #170218779 SMLS #170142114 SMLS #170350572
Verification Spurce(s) Asgessor Assassor Assessor Assessor,Full Int. Insp 14,18
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{) S Adusiment DESCRIPTION 4615 Adjusiment DESCRIPTION +41§ Adustmers
Sale of Financing None Known None Known None Known
Concessions DOM: 956 DOM: 300 DOM; 146
Date of SatefTime 01/08/2020 SD No Adj | 08/30/2018 SD No Ad] | Active List §% -550,000
Location Direct LIS Rirect LIS DirLES;Pasla; Triic Mo Adj | Direct LIS
ieaseholdiFee Simple | Fee Simple Fee Simple Fee Simple Fee Simple
Site 5.14 ac 5.56 ac -210,00011.48 ac 1,830,000 2.10 ac 1,520,000
View Direct LIS Direct LIS DirLIS;Pnsla 5% -500,000 | Direct LIS/Sinf 5% 550,000
Design (Style) Colonial Colonial Contemp/Sinf 5% 500,000 | Antique-Col No Adj
Quatity of Construction | Very Good SSuperior 10% -1,635,000 | Inferior 20% 2,000,000  Very Good
Acluzl Age 79 16/8Supeariar 2.5% -400,000 41 No Adj| 154 No Adj
Condiion Average Superior 10% -1,635,000 § SSuperior 5% 500,000 | Superior 10% -1,100,600
Above Grade Tolat iBdins, Bt Total |Bdimns| Baths Total {Bdns| Ralhs Totel |Bdems Bathe
Room Count 161 8 l 6.2 1718 7.2 -20,000(10[ 4 4.3 30,000{12] & 7.1 -40,000
Gross Liing vea 100 9,877 sq.0L. 16,777 su. L -610,000 5,206 su.I 447 000 7,651 s0.h 202,500
Basement & Finished Full Full Partial 50,000 Full
Rooms Below Grade Unfinished/0.1Ba | Unfinished 5,000 | Unfinished 5,000 ! Par Finish 1.0Ba -55,000
Funclionat Uttty Goed SSuperior 2.6% -408,000 | Good SSuperior 2.5% -275,000
Heating/Cooling Central / CAC Centeal / CAC Centrai  CAC Central / CAC
Energy Efficlant ftems None None None None

| GatageCarport 2 Garage 6 Garage -80,000 |3 Garage -20,000 12 Garage

PorchiPatlofDeck Porch,Patio Bal | Similar Similar Similar
Ext Amenities Ing Pool,Tennis | Ing Pool, Tennis Ing Pogl 50,0001 ing Pool 50,000
Oulbuildings/Other | CsiPH,PtSandyBeach | CsiBK,XLDKPIBeh,Cbs -175,000 | XLSandyBeach 50,000 PtSandyBeach 250,000
Nelghborhd Loc | tower Greens Farms | Southport 15% 2,452,500 | Compo Beach 5% 500,000 ; L.ong Neck Point No Adj
et Ad) (Fola) e B0 s 2725500 . {] s 4442000t e [ s 582,500

2] Adiusted Sale Price NelAdi, ~1B.7% NetAd, 44.4% NetAd.  5.3%

19 of Compmeables GrossAdi48.7%% (¢ 13,624,500 [GrossAd. B4.8% (% 14,442,000 GrossAd. 41.5%|s 11,582,500

B Summary of Sates Comparison Approach_ See comments for sales 1, 2, & 3.

L SALES COMP ARISON A

ol

I attetpisrpenplhicital o

Pioduced weing AC! sofrware, 800234 8327 vewwracianb com
Addtional Comparables

This ferm Capyright 9 200% 2016 AC1, & First Amrkean Comparg, A& Rights Resseved.
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APPRAISAL REPORT
Residential Appraisal Report FileNo. 5-52120

Scope of Wark, Assumptions and Limiting Conditions

Scope of work is deflned In the Uniform Standards of Professiona) Appraisal Practice as " thetype and extent of research and analyses inan
assigniment.” Inshert, scope of work is simply what the appraiser did and did not do during the course of the assignment. Itincludes, but is not
limitad to: the extent to which the property is identified and inspected, the type and extent of dataresearched, the type and extent of apalyses applied
to arrive at oplnions or conclusions.

The scope of this appraisal and ensuing discussion in this report are specific to the needs of the client, other identified intended users and to the
intended use ofthe report, This report was prepared for the sole and exclusive use ofthe client and other identiffed intended users for the identified
intended use and its use by any other partles is prohlbited, The appraiser is not responsible far unautharized use of the report.

The appraiser's certification appeating In this appraisal report is subjeci to the following conditions and te such other specific conditions as are
set forth by the appraiser inthe report. Ali extraordinary assumptions and hypothetical conditions are stated in the report and might have affected the
assignment results.

1. The appraiser assumas no responsibifity for malters of a Jegal nalure affecting the proparty appraised or Gitle theralo, nor does Lhe appraiser render any opinion a5 lo the lille, which is
assumed Lo ba good and matketable. The properiy is appraised as though under responstble swaership.

2. Any sketch in thls report may show epproximate dimensions and is included only te assist e reader in visuafizing the properly. The sppraiser has made no survey of lhe proparly,

3. The appraiser is not required to give testimony ot appear in court because of having made the appralsal with reference to the proparty in question, unless arrangemenis have been
previously made thereto.

4. Neither all, nor any parl of lhe content of this reporl, copy or other medta thereof (including cenclusions as to Ihe propely valize, the identity of Ine appralser, professional designations,
of Lhie firm with which the eppraiser is connected), shail be used for any purposes by anyone bul the client and other intended users a3 identified in this repon, nor shall i be conveyed by
anyene te the public through advertising, public relations, news, sales, or other media, withou! Ihe written consent of the appraiser.

5. The appraiser will not disciose Ihe contents of this appraisal reposl unless required by applicable law or as specified in the Uniferm Standards of Frofessional Appraisal Praclice,

8. | i timates, and opinfons furnisked Lo the appraiser, and contained in the reporl, were oblained from sources considered refiable and befieved to be rue and correcl.
Howevet, no responsibllity for accuracy of such items furnished to lhe appraiser is assumed by the appsaiser,

7. The appraiser assumes Ihal lhere are ne hidden of unapperent conditlons of the propesty, subsol, or struciures, which would render i mora or less valuable. The appraiser assumes
no tesponsibilliy for such conditions, or for engineering or tesling, which might be required lo discover such faclors. This appraisalis not an environmental assessmenl of the properly and
should nol be considered as such.

8. The appraiser speciafizes in the valuation of real properly and is nol 8 home inspector, buliding contractor, stuciural engineer, or similar "expeit”, unless otherwise noted. The appraiser
did nol conduct the Intensive type of field observations of the kind inlended to seeX and discover pmperly defects. The wewmg of ke property and any improvements is for purposes ol
developing an opinion of the defined valve of the property, given the intended use of this assi s regarding conditicn are based on surface observations only. The
appraiser claims no speclal experlise regarding Issues inchuding, but not fimiied to: foundali i b i problems, wood destroying (o other} Insects, pest infestation,
raten gas, lead based paint, mold of environmentat issues. Unless otherwlse indicated, mechanical systems were not aclivaizd or lested.

This appraisal report should nol be used lo distlose the condition of the properly as il telates 1o the presence/absence of defects. The client is invited and encouraged Lo employ qualified
exparls 10 inspeci and address areas of concern. If negative conditions are discovered, the opinion of value may be alfected.

Unless otherwise notad, the appralser assumes the components that constitute the subject property improvement(s) are fundamentally sound and in
werking order.

Any viswing of Lhe propeily by the appralser was limited to 1eadlly observable areas. Usless othenwise noted, aitics and crawt space areas were nol accessed. The appraiser did nol mova
furniture, Moor covetings of alher items that may restrict the viewing of the property.

9. Appraisals involving hypothetical cenditfons related to completion of new construclion, repairs or alleration are based on the assumplion [hat such completion, alteration of repairs wil
be competently perlormed.

30, Unless the Intended use of this appraisal spacifically inclydes issues of properly Insurance coverage, this appraisal should not be used for such purposes. Reproduction of
Replacement cost figures used in the cost approach are for valuation purposes only, given the Intended use of the assignment. The Definition of Velue used in ihis assignment is unlikely
la be consistent wih the definllion of Insurable Value for property insirance coveragefuse,

11, Fhe ACI General Purpose Appraisal Report (GPAR™) is not intended for use In transactions that require a Fannie Mae 1004/Freddie Mac 70 form,
also known as the Uniform Resicdential Appraisal Report {URAR),

Additiohal Comments Related To Scope Of Wark, Assumptions and Limiting Conditions

The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the reporting reguirements of this
appraisal report form, including the following definition of market value, statement of assumptions and limiting cenditions, and
cerifications. The appraiser at a minimum: 1) performed a visual inspection of the subject property, 2) inspected the subject
neighborhood, 3) research, verify, and analyze data from reliable public and/or private sources, and 4) report his analysis, opinions,
and conclusions in this appraisal report.

ing ACI sokare, £00.234 8127 J Tiés lom Cogyright © 20052016 ACH, 8 First American Company. A Righis Reservad,
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APPRAISAL REPORT

Residential Appraisal Report Fite . §-52120

Appraiser’s Certification
The appraiser(s) certifies that, to the best of the appraiser's knowledge and belief:
1. The statements of fact comained In Lhis repar ate Irue and cofrect,

2. The reported analyses, oplnlons, and conclusions are imited only by the reported assumptions and limfiing conditfons and are the appraiser’s personal, impartial, and unbiased
professiona! anaiyses, opinions, and conclisions,

3. Unless olhenvise slated, the appraiser hes no presenl or prospeciive interest in the property shatis the subject of this report and has no personal nterest with respact I the parties
Involved,

4. The appralser has no bias with respect ko the properly that is the subject of this repost or to the partfes involved with this sssignment.
5. The appraiser’s engagement in this assignment was nol contingent upon developing or reporling predetermined resulis.

6. The appraiser's lon for competing this assignment s not contingent upor the development or reporting of a predetermined value of diteclion in value that favors the cause of
the client, the amounl oflhe value opinion, the attainment of 8 stipulaled resul, of Ihe cocurrence of a subsequenl event directly refaled lo the intended use of this appraisal,

7. The appraiser's analyses, opinfons, and concluslons were developed, and this report has baen prepared, in conformily with he Uiform Slandazds of Professional Appralsal Praclice.
8. tinless othenwise noted, the appraiser has made a persona! inspeclion of the property that Is the subject of this report.

9. tnless noted below, no one provided sigrificent real propetly appraisal assislance o the appraiser sigring his cerlicalon. Sigrificart real property appralal assislance provided by:

Additional Certifications:

The use of this report is subject to the requirements of the Appraisal Institute refating to review by its duly authorized representatives.
As of the date of this reporf, | have completed the Standards and Ethics Education Requirement of the Appraisal Institute for
Associate Members.,

DefinitionofValuer  [X)MarketValue ) Other Value:
Seurce of Definition: Uniform Standards of Professional Appraisal Practice {USPAP)

Definition of Market Value: The mest probable price {in terms of money) which a property should bring in a competltwe and open
market under all conditions requisite 10 a fair sale, the buyer and sefler each acting prudently and knowledgeably, and assuming the
price is not affected by undue stirmulus. 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: the buyer and seller are typlcally motivated,; both parties are well informed or
well advised, and acting in what they consider thekr best inferests; a reasonable time Is allowed for exposure in the open market,
payment is made in terms of cash in United States dollars or in terms of financial arrangements comparable thereto; and the price
represents the normal consideration for the property sold unaffected by speciat or creative financing or sales concessions granted by
anyone associated with the sale.

ADDRESS OF THE PROPERTY APFRAISED:

76 Beachside Ave

Westport, CT 06880

EFFECTVE DATE OF THE APPRAISAL: 10/01/2020

APPRAISED VALUS OF THE SUBJECT PROPERTY § 13,850,000

APPRAISER

Name: Gary Caflg@ &)

SUPERVISORY APPRAISER

Signalu!e:%nll NW
Name: Jeffeilioerz ZERA o

Company Name: Flax Appraisals

Company Address: 1111 East Putnam Ave Suite 300

Riverside, CT 08878

Company Neme:  Flax Appraisals
Company Address:  §111 East Puinam Ave Suite 300
Riverside, CT 06878

Telephone Number: 203-698-8800

Emait Address:  info@flaxappraisals.com

State Certification # RCR.Q001767

Telephone Number: 203-698-8800

Email Address:  info@flaxappraisals.com
State Centification # RCR.0001343

of License # or License #
or Other (describe); Slale #: Slate:
State: CT Expiration Dale of Certiflcalion of License: 04/30/2021
Expiration Date of Certification or License: 04/30/2021 Date of Sig : 02/03/2021
Date of Signature and Repor:  02/03/2021 Bate of Property Viewing: 06/20/2018
Date of Property Viewing: 01/13/2021 Degres of property viswing:
Degree of property viewing: E(jmleriu( and Exterior D Exietior Only D Did ol personally view
@ Inlericr and Exterlor D Exlerior Only D Did rot personally view

g
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ADDENDUM

Clienf: Ronnie F Heyman Flte No. §-52120
Propary Address; 76 Beachside Ave Case No.:
Cily: Wesiport State: CT Zip: 06BBO

EFFECTIVE DATE DISCLOSURE

Per the client's request, this report is a retrospective assignment with the effective date of 10/01/2020 for a tax appeal. The
appraiser performed a full interior and exterior inspection of the subject property on 01/13/2021. The appraiser is making the
extracrdinary assumption that the subject property was in similar condition on $0/01/2020 as it was during the full inspaction
on 01/13/2021.

The use of an extraordinary assumption might have affected the assignmant results.
COVID-19 DISASTER COMMENT

The appraiser notes that a disaster declaration in Connecticut was approved on 03/29/2020 and the nationwide state of
emergency was declared on 03/13/2020 due to the ongoing COVID-18 pandemic. It is currently unknown what direct or
indirect effect, if any, this may bave on the national of jocal economy in the long run, The reader is caufioned and reminded
that the conclusions derived in this appraisal report apply only as of the effective date of this report. The appraiser makes ne
representation as to any subsequent changes in economic conditions which coutd impact the assignment results after the
effective date of this report.

In the local market, the volume of sales in the Soring Marke! were considerably lower than recent years as real estate
professionals adjusted to new safefy guidelines and new standard operating procedures (similarly to most industries). This
created a backlog of pending contracts which began ¢losing in the beginning of June and sales volume has been high in the
subsequent months, While there is artly a short trend, it appears that there has bean an increased buyesr demand from New
York City residents iooking to move to less densely popuiated suburban areas within the greater New York City Metropolitan
Area. The immediate impact on the market has been sherter marketing fimes and sale prices close to or above [ist prices.
These positive signs for market values could be only a short ferm spike as there is still high levels of uncertainty regarding
the long term impact from the COVID-18 pandemic. As of the effective date, the appraiser does not consider the market to
be “increasing” as there has not been a {ong enough track record of increased sale prices to confidently report "increasing”
property values. |n order to factor the possible increase in market values, recent sales have baen given more weight in the
sales comparison approach, parlicularly as the high volume of sales since the beginning of June have provided more
potentlal comparable property sales than is common in a given six-month fime period.

Nelghborhood Deseription

Westport is a coastal town within Fairfiefd County Connecticut, United States. A relatively amall community on Connecticut's
"Gold Coast"; according to the Connecticut Economic Resourse Center, Inc. {CERC), the population was 26,249 in 2011.
Westport is situated between the larger communities of Fairfield and Norwalk, While the fown Is a bedroom community
primarily, there are several office buildings and commercial areas in the town, mainly afong the Route 1 corridor; most
workers commute to the adjacent cifies and many work in New York Cify. Two Metro North railroad stations, Westport and
Gresn's Farms, link the town to Grand Central Terminal and the rest of the New Haven Line. Vehicular commating routes are
the Merritt Parkway in the nerthern end of town and [nterstate 95 through the center of town.

Greens Farms is a section within Westport with a wide variety of properlies ranging from small older dwellings on small fots
1o antique dwellings to larger estates with extensively renovated or newly constructed custom colenial dwellings on lots over
1.00 acres. Greens Farms (also referred to as Green's Farms) s an established residential neighborhood with its own
Green's Farms Metro-Nerth rallread station, Greens Farms Post Office, Burying Hill public beach, and private day schaol
{Greens Farms Academy}.

Lower Greens Farms is the area south of 1-35 and Is noted for its estate level waterfront properties such as the subject. This
area has a histery of the highest predominant pricing within the Town of Westpor. Lower Greens Farms competes regionally
with the coastal areas of Southport {in the Town of Fairfield), Sasco Hill (aiso in the Town of Fairfield), L.ong Neck Peint and
Takeneke in the Town of Darien. Due o Lower Greens Farms’ 2 acre minimum lot size zoning and history of very high
predominant pricing, areas along the Fairfield County coastiine with smaller lot zaning and/or much lower predeminant
pricing do not directly compete with the subject's immediate market. Coastal areas in the Town of Greenwich with relatively
large minimum zoning over 1 acre such as Field Point Park and Belle Haven have histories of vastly superior predominant
pricing as compared to Lower Greens Farms and are not considered {0 be true purchase alternatives. In recent years large
waterfront lots in Greanwich with Jarge custom home have sold for over $40,000,000 with a $120,000,000 sale in 2014 that
briefly held the record for highest single family residential sale in the United States year before another sale on Leng Island
surpassed that sale price laterin 2014.

The appeal of the subjsct markeling area Is deemed good and Is within close proximity to schools, shopping areas and other
town amenities. Empioyment stability is deemed good and farge employment centers are within commuting distance. Small
businesses primarily make up the commerciai land use and is not deemed adverse o marketability,

Other propenty types consist of municipal facilities, dedicated open space and special purpose properties. The other property
types are compatible with the primarily residential nature of the subject neighborheod, and typical fo the competing markets
in the venue.

Neighborhood Market Conditions

Overall market conditions are stable. As noted in the beginning of the addendum, there has been an increase in buyer
demand resulting from the impacts of the COVID-18 pandemic. The increase in demand, pariicularly from New York City
residents looking to move 1o less densely populated areas, initially reduced the supply of avatlable properties but market
conditions stabilized, and housing supply is within a typical "in balance” range, though lower than pre-pandemic inventory.
Interest rates, while low, are currently stable and conventicnal financing is available to qualified buyers. The average
marketing time for properties in the subject's market segment of the neighborhood is aver six months,

The overall trends for the subject neighborhood were derived from reviewing sales data {aken from the Greater Fairfield
County MLS of all single family sales from the water-influenced areas of Westport and Darien, as well as the competing
Southport and Sasco Hill sections of Fairfield, CT. These areas are deamed to be directly compsting given the lack of
waterfront properiies in the area a buyer will typically fook within multiple towns to find the best property te fit their specific
waterfront needs and wants.

The subject exceeds the predominant pricing by over 20% for the subject's neighborhood, hawever it is not deemed to be an

Addendum Page 1 of §







ADDENDUM

Client. Ronnle F Heyman Fite No., §-82120
Proparly Address: 76 Beachside Ave Case Na,:
Cily; Weslport State: CT Zip: 06880

over-improvement due to the existence of humarous properties with higher pricing and superior defining characteristics.

Site Comments

The subject does not have any adverse site conditions, howaver the appraiser is not deemed to be an expert in this field and
suggests that a full qualified individual that is an expert in easements, encroachments, environmenial conditions, land uses,
etc. be consulted; normal public utility easements and setbacks.

The subject is located on approximately 302' of direct waterfront on Long Island Scund (per both the deed and the assessor
map}, The vast majority of the subject Iot is elevated from the water and beach; the subject iot is protected by a large
concrefe seawall which appears to be relatively new. Per the FEMA, flood maps, the subject's lot area below/beyond the
seawall is in FEMA Fleod Zone VE, however the vast majority of the subject's lot Is elevated above the flood zone and not
impacted. The area beyond/below the seawall has a somewhat rocky beach, but shere are sandy areas depending on the
tide lavel; the inspection was performed at high tide and the sandy area was not entirely visible, but the appraiser was
provided prior inspection photos where the sandy area was entirely visible. The maiority of the subject lot from the road to
the seawall is mostly level,

As a result of the subject's direct waterfront and elevated site from the water, the subject offers excellent direct open vast
south-facing deep water views of Long Island Sound and across to Long Island. The water frontage along Beachside
Avenue is considered to offer one of the best open deep-water Long Island Sound locations in the western half of the state.

Beachside Avenue is a traffic streaet however also one with strong buyer recognition - factors are deemed offsetting from a
marketability standpoint with no locational external obsolescence noted or any other adverse marketing factors observad.

The subject property offers a professionally manicured and large front lawn with sprinkler system. The site is further
enhanced by extensive mature plantings.

The subject has a gated entrance with lighted stone plllars fo each side and a Belgian block apron; the gravei-surfaced and
Belgian block lined driveway leads to a split with one branch leading to a large front parking circle with a fountain and the
other branch going to the left to another parking area in front of the built-in garage. It should be noted that there is a gate
“which separates the subject lot from the ot at 76 Beachside Avenue (the adjacent properly afso owned by the homeowner};
this gate is not deemed to be adverse as it can be easily sealed or replaced by tall trees if the subject property and the
adjacent property were to be sold {o separate buyers.

Highest & Best Use:

The subject has an oversized 5.14 acre lot In a 2 scre minimum lot size zone, Subdivision potential was not fully investigated
and is not considered within the scope of this appraisal. This is due to the fown zoning office lack of input on subdivisions
without all the necessary documents being prapared and submitted for their review. The fact that the lof is much larger than
the zoning requirements one would assume it would allow for some sort of subdivision but without submitting the documents
town zoning will not speculate on the ability as there is much neaded for this process. The appraiser was not provided with
any survey showing the ability of a potential subdivision which wouid be one of many requirements ic determine the ability of
a subdivision and its impaot on the subject as it sits. Considering the lack of this avaifable data and dosumentation, the
subject's current use is considered to be an interim use; although there is a potential subdivide into smaller sites,

For the purposes of this assignment, a hypothetical condition is being employed that highest and best use is the current use
as single family residential iot on an oversized parcet,

The use of a hypothetical condition might have affected the assignment resuits.

Additional Features

The subject dwelling was custom built in 1941 and construction features found throughout the dwalling include guality
hardwood, ceramic, stone, and carpeted floor coverings, custom wood paneling and wainscoling, custom trim and moldings,
custom lighting fixtures (recessed/eyeball), and extensive built-ins. The first floor of the dwelling offers 8.5’ ceitings and the
second fioor offers 8 cefings unfess noted otherwise,

The first floor of the subject dwelling offers a foyer, sunken living recom (3 steps/11' cailing) with fireplace, custem hardwood
flocr with inlays, and large multi-piece crown molding, formal dining room with fireplace and large muiti-piece crown melding,
library with fireplace, custom woed paneling, built-ing and wet bar (dated) with KifchenAid ice-maker, Frigidaire
under-counter refrigerator and formica countertops, breakfast room with plaster walls, large butler's pantry with full-size
Sub-Zero refrigerator/freezer, large sink, cabinets, Sub-Zero ice-maker, Miele dishwasher and granite counterteps, mud
room with potting area with sink and cabinets, mud roem, laundry room with sink, cabinets and granite counteriops and 2
haif bathrecoms. The firet floor alse offers a custom (but slightly dated) kitchen featuring cabineiry, wainscoting and high end
appliances including 2 Sub-Zero refrigerator/freezers, Vulcan 6 burper and large griddle rangefoven, Gaggenau double wall
oven, fapshood unit, 2 Miele dishwashers, center island and granite countertops.

The second fioor of the subject dwelling offers an office, 5 hedrooms (4 with walk-in closets), 4 full bathrooms (f has newer
tile fioor and shower, the others are dated) and a servants' quarters offering 3 bedrooms and 1 ful bathroom (this area does
not have central air-conditioning and is finished at a lower level than the rest of the dwelling). The second floor also offars a
master suite offering walk-ir: closet, dressing room, bedroom with fireplace and a full bathroom offering stone {fleor tile and
numerous fixtures including foilet, vanity, soaking tulz, and separate stall shower with body jets. The appraiser notes that the
master bathroom Is on the small side for properties in the subject’'s market segment. The appraiser also notes that the 3
bedrooms in the servants' quarters were locked during the inspaction, but photos from the supervisor, Jeffrey Woerz's
DB/20/2019 inspection were provided to include in this assignment. The appraiser visually inspected these rooms during a
full inspection on 05/09/2016.

The dwelling also offers a full unfinished but heated basement with an area used as a recreation room with fireplace, laundry
room and 4 half bathroom, The appraiser notes that the basement Is heated but is not finished due to a lack of finished
walls, ceilings, and floors.
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The subject has a custom pool house (designed to resemble the main dwelling) featuring all stone exterior, slate roof, large
cupola, eating area, 2 full bathrooms, 2 changing rooms, laundry area and a kitchenette featuring a copper under-mount
sink, Tharmador 2 burner cook top, Sub-Zere undercounter refrigerator, U-Line ice-maker, KitchenAid dishwagher and
granite counterfops.

In addition, the property offers a built-in heated 2 car garage, 2 covered porches, screened-in porch, 2 patios, 3 balconies,
Inground pool, tennis court, 20 kW generator with auto transfer switch, targe multiple-piece crown moldings, alarm system,
front and rear stairs, domestic water filtration system for town water, central air-conditioning.

Amenities which are not permanently affixed to the real estate are considered items of personal praperty. [tems of personal
preperty are not included in the valuation analyses as amenities, [tems which may be included within the category of
personal property are detached sheds (with no permanent foundations and/or wood burning stoves).

Condition of the Property

The subject has been adequately maintained with semi-regular updates and renovations; while there are no obvious signs of
significant deferred maintenance, there are some items of cesmetic wear and tear which are consistent with the subject's
average overall condition, There are several dated areas of the dweiling including: the second floor bathrooms, wet bar In
the library, some of the second floor bedrooms, and the servants' quarters, Waterfront estates with large dwellings similar i
the subject typically are continuously updated every 10-15 years, particularly the bathrooms and kitchens. Similar types of
properfies which enter the market most commoniy have been updated within a relatively short time pricr to being offered for
saie. Itis also important io note that modern/contemporary interior design has become very common in the upper market
segments and accordingly, this pool buyers' expectations include updated interior design and more traditional, especially
dated kitchens and bathrooms have bacome a hinderance to the marketability of dwetlings similar to subject, Most poteptial
buyers in this market segment would factor the nead for extensive renovations to the interior of the dwelling and the costs
associated with the subject's high quality of construction are considerable and the length of time required to compiete the
renovations is significant. Improvements are deemed to be in average overall marketable condition. Design/appeal is
deemed good. Quality of construction is deemed very good. Ne iteme of functionat or external obsolescence were observed.

Comments on Sales Comparisen

Again, the effective date of this repori is 10/01/2020 and all the commentary about timeframes are relative to the effective
date.

When searching for comparables the first set of MLS parameters were for all sales within the past 80 days, within 1 mile of
the subject, with a GLA between 8,600 sf and 14,000 sf and ot size between 4.00 acres and 8.00 acres with direct
waterfrant, This was then expanded fo include all sales from past 6 months and then all sales from past 12 months. This still
did not provide enough market data and thus parameters were expanded to inciude all sales from the past 48 months, within
the water-influenced areas of Darlen, Westport, and Southport, with a GLA over 5,000 sf and ot size over 1.00 acre and
direct waterfront.

Due fo the overall limited number of transfers of ideally similar comparables within the subject area the appraiser was forced
io expand search perimetars while attempting to locate comparable properties. As a result comparables which exceed

guidelines and have sold over 3 months before the effective date of this report had to be utilized. After an exhaustive search
the comparables which were deemed fo be the best indicators of the subject valie and the most similar overall were utilized.

Comparables within one mile of the subject propary have been utilized, except when comparables which exceed the
mileage guideline are deemed most indicative of the subject's market vatue,

Comparables which have closed within the {ast six months have been utilized except when comparables which have closed
beyond the guideline or are active/panding wete desmed most indicative of the subject's market vaiue.

Comparable 6 was an active listing on 10/04/2020 and was adjusted downward 5% to represent a negotiated sale price.

Due to the unique defining charsacteristics of the subject property there has been a need to utilize comparables outside the
subject's immediate neighbeorhood and from competing neighborhoods, The use of these comparables has resulted in the
need for a ocation adjustment to account for differences in across the board pricing between the subject neighborhood and
that of the comparable. Location is one of, if not the most important defining characteristic for a property and there are 2
main aspects to location: the external influences within a given neighborhood and the neighborhood’s predominate pricing
compared to other competing neighborhoods, The appraiser has isolated each factor in the sales grid as the iop location line
relates to external factars such as water-influence or exterior obsoiescence and the bottom line which is the overall
neighborhood’s predominate pricing.

The subject's and the comparables' external influence are adjusted on the Location line near the {op of the grid.
The following neighborfiood location adjustments are located on the bottom line of the grid.

Comparables 2 and 4 are located in Southport which is a water-infiuenced area of Fairfield County with a history of inferior
across the hoard pricing and these comparables were adjusted upward 15%.

Comparable 3 is located in the Butler's Island section of Tokeneke, which is a private association in Darien with a history of
slightly inferior across the board pricing and this comparahle was adjusted upward 5%.

Comparable 5 is located in the Compo Beach section of Westport which has a history of slightly inferior across the board
pricing and this comparable was adjusted upward 5%.

Due to the high land values of water-influenced properties in Fairfield County, a $500,000/acre site adjustment has been
utilized fo reflect differences in land area.
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Within the subject market many specific types of contemparary style dwelling designs have slightly inferior market appeal as
compatred 1o colonial and/or more traditional type dwellings. The period of "contemporary” designs after the mid-cantury
rnodern pericd and prior to the current contemporary/modern farmhouse designs has limited market appeal to most potential
buyers in this market segment. Comparable 5 was adjusted upward 5%.

The estimated ratings for quality of construction, effective age and condition for the comparables are made based on exterior
ohservations of the comparables, MLS listing descriptions, MLS online photos, extraction from market data, andfor
knowledge of the contractor/builder invalved in the construction of said dwelling. These ratings are the basis for any
adjustments which were applled to the comparables as they are compared against the ratings established for the subject.

Quality of construction heavily influences the sales prices of dwellings in the subject market. Adjustments are made based
on exterior observations of the comparables, listing descriptions, review of the guality ratings derived by the local assessor's
office, extraction from market data, and/or knowledgs of the contractor/builder involved in the construction of a particular
dwalling. Within this markat segment, the quality of construction is frequently the main defining characteristic which accounis
for the greatest difference in market realized value between two properties which otherwise appeaar to be very similar in
terms of lot size, Gi.A, condition, and amenities. Upgrading a dweiling to a higher level of construction is a very costly
endeavor, Within the local market, buyers have shown a history of paying a premium for a dwelting which offers a higher
quatity of construction whife conforming to the area norms and contains upgrades with a wide market appeat. These
upgraded dwellings are typlcally not over-ilsprovements and have an acceptable return on investment. However, there are
sifuations where a higher quality of construction could result in a low return on investment if the upgrades are of a highly
personalized nature and not performed in a manner consistent with locai buyer preferences. This is typically not the norm but
does cceur, and in these cases the market realized return on investment Is much lower than if the upgraded guality had
resulted in an end product with a wide market appeal; upgrades of a highly parsonalized nature with a low return on
investment will be disclosed within this report.

All of the actual ages reported in the sales grid are relative to their respective sale dates,
Comparable § was reportedly in slightly superior condition as compared to the subject and was adjusted downward 5%.

Comparables 3, 4, and 6 were reportadly in superior condition as compared 1o the subject and were adjusted downward
10%.

Comparable 2 was reportedly in very superior condition as compared to the subject and was adjusted downward 20%.

Where the difference in GLA of the subject property and that of the comparable is greater than 100 sf, an adjustment of
$100/sf has been uitized. All adjustments have been rounded to the nearest $500,

Due to insufficlent recent comparable sales and listings the appraiser was forced to use comparables which offer gross living
area grester or less than 20% of the subject’s gross living area.

Adjustments have been made for a full basement area at $100,000. Also, if the basement is deemed to be more than 75%
finished It has been considered a fully finished basament which has been given $100,000 of credit. An additional $100,000
of credit was made for a custom level of finish (comparable 2). Again, the subject was given credit for its # bathroom but no
finished area in the basement. Bathrooms in the basement have been adjusied at half the rate of above grade bathrooms or
$10,000/ull bath. The top basement adjustment fine has been used to adjustment for overall size differances. The bottom
line is used for adjustments for differences In finish and bathreom count. These adjustments are based off conversations
with local real estate professionals and the appraiser's experience in the local market. Without firsthand knowledge via a full
interior inspection of a comparable if is very hard o determine exact basement information on comparables, Which is why
the adjustments are made in this way and not on a $/sf basis. To make exact $/sf adjustments better information would be
needed for the comparables. Typically this information is not readily available via available data sources nor is it easily
verifiable. While the appraiser has atternpted fo verify such information, the accuracy of such verification is not always
reljable, and is often subject to interpretation and is not necessarily based on specific verifiable data. Overall, a finished
basement amenity typically commands a pramium in the marketplace. Thus the appraiser has made adjustments to the
basements, if necessary, but only to those features which are deemed to have an effect on market value. Minor differences
in basement area and finished areas, as well as number of finished rooms In the basements typically do not have an effect
on value.

Functional utility adjustrments were made {6 comparables 1, 2, 4, and 8 as these sales involved multiple lots marketed and
sold together which provide varying degrees of superior marketability and value compared to single-fot sales to buyers in this
market segment.

Comparable 1's receni sale was a combination of 3 lots totaling 7.67 ac; as shown in the aerial photo included in the
addendum, 2 of the lots are vacant direct waterfront lots which have access flags to Beachside Ave, The vacant lots are
almost entirely cleared and manicured lawns with a seawal along the waterfrent. As there are limitations on the types of
structures and residences/guest outbuildings allowed by local zoning regulations, there is high demand for properties which
include separate adjacent lots as one of the lots could be used to build a guest house for example. Having 2 adjacent
waterfront properties aliows for cne or both fo be sold separately either with or without construction of a new residence; it is
also possible for one of the waterfront lots to have a new custom built home construcied while renovated or refaining the
existing dwelling as a guest home. Regardiess of the eveniual cutcorme {or even if the buyers intend to keep the proparty as
it was when purchased), the adding flexibility and development potential of the property results in superior functional utility
and market valus as cempared fo the subject.

Comparables 2, 4, and & ware sold or marketed with multiple adjacent Iots, but the "extra” Iots in each of these cases are
inland lots with no unobsiructed views. Their extra lots offer outbuilding or separate sale potential, but they do not increase
their marketability or market value nearly as much as comparable 1’s adjacent vacant waterfront jots.

The following adjustments were utilized for the amenities of the comparables and subject;
in-ground Pool $50,000 Tennis Court $50,060 Cusiom Pool House $250,000
Garage Apartment $100,000 Customn Cabana $150,000 Dock $25,000
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Custom Boat House $250,000 Extra Large Dock $100,000 Cabana $75,000
Part Sandy Beach $1006,000 Extra-large Sandy Baach $300,000

Ali comparable sales were Inspectsd on a drive-by basls, Photos may be from prior reports, MLS or original at the time of an
inspection. MLS phoios were utitized when they provided a better view of the comparable and/or when the comparable photo
was difficult to obtain,

Al adjustments utllized are market derived and supported/based on historical paired sates from the general area, cngoing
interviews with local real estate professionals, personal experiences working as a real estate agent with market participants
and interviews with property owners within the specific market segment.

The appraiser notes that the supervisor appraiser performed fult interior and exterior inspections of comparable 6 in 2014
and 2019 (after a recent extensive renovation).

RECONCILIATION OF THE SALES COMPARISON APPROACH:

The comparables utilized represent the best available indicators of value for the subject and while the adjusted range is
relatively narrow, the unadjusted range is wider than ideal but this is typical in this market segment. All of the defining
characteristics of the subject were bracketed by the comparables utilized. Comparable 1 was given primary considaration
due to its very recent sale date, proximity to the subject, and simitar dwelling. This is the most similar property compared to
the subject, especially considering its focation on Beachside Ave. The primary difference between this property and the
subject is the composition of the site area as comparable 1 is subdivided into 3 Iots and the dwelling is located on the
non-waterfront lot but is elevated and would have water views aven if the 2 waterfront lots are developad. The other closed
comparables were given less supporting weight and the aclive listing comparable was given the least amount of weight due
to the estimated adjustment for listing price to negoliated salas price.

Final reconciliation was made towards the adjusted price of comparable 1 as it was given primary consideration; this
reconciled value falls within the approximate middie of the adjusted range.

The subject’s unique main defining characteristics which include its waterfront location, (ot size, quality of construction, GLA,
outbuilding, amenities, and overall condition compcunded by the limited overall market data have resuited in the need to
expand comparable search parameters and to ulllize comparables which, while sharing at least one similar main defining
characteristic with the subject, offer other main defining characteristics which are dissimilar to the subject. Due te the
adjustments needed to account for the differences between the subject's main defining characteristics and those of the
comparables, these adjustments have resuited in some comparabies’ net and gross adjustments exceeding suggested
guidelines. Comparables 1, 4, and 5's net adjustments excead the suggesied 15% net adjustment guideline and
comparables 2, 3, 4, 5, and 6 excead the suggested 25% gross adjustment guldeline.

The comparables utifized were the best avaitable as of the effective date of this report. The comparables, as adjusted,
illustrate a reasonable range of vaiue for deriving an estimated fair market value of the subject propsrty. The comparable
data is considered to be trie and reliable and all adjustrents are market stipporied.

Final Reconciliation

Final reconciliation is based on the Sales Comparison Approach as it is derived from the most reliable market data. Due to
actual age and condition rating of the subject dwelling and not being in the scope of work for this assignment the cost
approach was not completed as it was not deemed to provide an accurate indication of value given the difficulties with
estimating the physical depreciation of the subject dwelling. The Income Approach has been considered aithough was not
developad due to the fack of reliable market data needed to calculate a frue GRM.

The exposure time for the subject property is deemed to be over 6 months.

Exposure time Is always presumed fo precede the effective date of the appraisal. It is the estimated length of time the
property would have been offered on the market, prior to the hypothetical sale, at the appraised value, on the effective date
of the appraisal. It is a retrospective estimate based cn an analysis of past events assuming a competitive and open market.
This includes not only adequate, sufficient and reasonable time, but adeguate, sufficient and reasonable effort. It Is ofien
expressed as a range and is based on the foltowing:

1. Statistical information about days on the market, mast commonly obtained from the local Multiple Listing Service,

2. information gathered through sales verification,

3. interviews with market participants.

Under current market conditions, the reasonable exposure time for the subject property is approximately OVER 6, This s
based on the analyses of current market trends in the general area and takes into account the size, condition and price
range of the subject property and surrounding area. it presupposes that the listed price would be at or near the appraised
value. |t also assumes aggressive professional marketing by reputable local real estate offices,

Extra Comments
Purpose of the Appraisal Report

This appraisal report is infended for use by the client for market value, This report is not intended for any other use.

Information, estimates and opinions furnished to the appraiser and contained in the report, were obiained from sources
considered to be reliable, and believe to be true and correct.

Electronic Sighatures

The signatures contained in this report are secured original signatures. Only this office has the abllity to add or remove these
secured signatures.

Addendum Pags § of 6







ADDENDUM

Client; Rennig F Heyman File Ng,, $-52420
Property Address: 76 Beachside Ave Case No..
City: Westport State: CT Zip: 06880

Intended Users
The Intended User of this appraisal repor is the client. The intended Use to evaluate the preperiy that is the subjest of this

appraisai for market value, subject to the stated Scope of Work purpose of the appraisal, reporting requirements of this
appraisal report form, and the definition of Market Value. No additional Intended Users are identified by the appraiser.

Appraisal insfitute Certification Statement

The reported analyses, cpinions, and conclusions were developed, and this report has been prepared, in conformity with the
Code of Professional Ethics and Standards of Profassional Appraisal Practice of the Appraisal Institute,

The use of this report I3 subject to the requirernents of the Appraisal Institute relating to review by its duly authorized
representatives.

As of the date of this report, { have not completed the confinuing education program for Designated Members of the
Appraisal Institute.

Significant Assistance

Significant assistance was provided by Fernando Torres RSP.0002047 in the preparation of this appraisal repart. This
includes, but is not limited to: data coliection, data entry, subject inspection assistance, market analysis, comparabie
selection and reconciliation.

Appraiser Independence

| certify, as the appraiser, that all aspects of this report ware completed, including reconciiing the opinion of value, free of
influence from the client, client's representativas, borrower, or any other party to this transaction.

Three Year Professional Services

|, Gary Coughlin, have no current or prospective interest in the subject property; to the bast of my knowledge no professiopal
services were performed on the subject by the appraiser within the 3 year period immediately preceding the acceptance of
this assignment. A full appraisal was performed on 05/08/2016.

I, Jeffrey Woerz (Supervisor), have no current or prospective interest In the subject property; professional services were
performed on the subject by the appraiser within the 3 year period immediately preceding the acceptance of this assignment
on 056/20/2019. A fult appraisal was alse performed on 06/04/2014,
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5 ‘ Appraised Date: October 1, 2020
; Appraised Value: $ 13,650,000
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COMPARABLE SALE #1

114 Beachside Ave
Westport, CT 06880

Saie Date: 08/31/2020 SD
Sale Price: § 16,500,000

COMPARABLE SALE #2

1125 Pequot Ave
Southport, CT 06880
Saie Date: 08/18/2020 8D
Sate Price: $ 16,500,000

COMPARABLE SALE #3

25 Butlers Island Rd
Westport, CT 06880

Sale Date: 08/03/2020 SD
Sale Price: $ 10,500,000
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COMPARABLE SALE #4
340 Willow St

Southport, CT 06890
Sale Date; 01/09/2020 SD
Sale Price: $ 16,350,000

COMPARABLE SALE #5

261 Hillspoint Rd
Westport, CT 06880

Sale Date: 08/30/2018 SD
Sale Price: $ 10,000,000

COMPARABLE SALE #6

208 Long Neck Point Rd
Darien, CT 06820

Sale Date; Active List 5%
Sale Price: $ 11,000,000
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FLOORPLANSKETCH
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AREA CALCULATIONS SUMMARY

Not Totals

LiVINGIBU]LDENG AREA E_\RI_EAKDOWN :

_Codo Duncdptlon : gl Blza’ . Breakdown - - Bubiotals
GLAL First Floor 4737.00 4737.00 First Fioer
GLAZ second Floor 4940,00 4540.0C0 5 x 16.0 x 0.0 0.00
GAR B-In Garage 516.00 516,00 1.0 x 109,0 109,00
e/p Perch 176.00 2.0 x 87.0 1'74.00
porch #2 264,00 14,0 x 99,0 1386.00
porch #3 264,00 7.0 % 1150 805.00
Patio 733.00 2.0 x 22.0 44.00
Ralcony 186,00 0.5 x 9.0 x 0.0 o.00
Balcony 2 229.00 12.6 x 90.0¢ 1080, 00
Balcany K3 42.00 1893.00 8.0 x 97.¢ 776.00
GHAL Pocol Housze 7492 .00 792.00 7.0 x 22.¢ 154,00
BEMT Basement £429.00 5429, 60 1.6 x 12.6¢ B4 .00
P/P Patio #2 2646.00 2646.00 6.5 x 8.0 x 0.0 0.0
UND Inground Pool 200,00 200.00 6.5 x 3.0 x 3.0 4.50
1.0 x 37.¢ 37.00
59,0 0.0 0.00
0.5 x 0.0 x 0.0 0,00
8.0 x 3.0 24,00
1,0 x 22,0 22,00
6.5 x 3.0 % 3.0 4.50
6.5 x 3.0 x 3.0 4,59
8.0 x 3.6 24,00
6,5 x 3.0 x 3.0 4.50
Second Floor
Net LIVABLE Area {rounded) og77  , >8x 20 x 00 5738 o0
Net BUILDING Area {rounded) 792 40 liems (rounded) 10469
First Floor GLA1 B-In Garage GAR
6.5 x 16.0 x 0.¢c = p.oo 22.0 x 23.0 = 506.6G0
1.0 x 109.0¢ = 109.0C 1.0 x 10.0 = 10.00
2.0 x 87.0 = 174.00
4.0 98,6 = 1386.00¢
7.0 x 115,0 =  805.00
2.0 x 2.0 = 414,00
0.5 x 0.0 x o.c = 0,06
12,0 x 0.0 = 1080.0C
8,0 x 97,0 =  776.0C
7.0 x 22.0 = 154.00
7.0 x 2.0 = B4.00
0.5 x 8.0 x .0 = n.oc
0.5 x 3.0 » 3.0 = 4.50
1.0 x 37.0 = 37.00
50,0 x 0.0 o.oc
0.5 =x G.0 x 0.0 = 0,00
B.O xn 3.6 = 24.00
1.0 x 22,0 = 22.00
0.5 x 3.0 x 3.0 = 4,50
3 unlisted caiculations = 33,00
Area total (rounded) 4737 Area total (rounded) = 516
Porch PP Porch #2 PP
22.0 x B.0 = 176.00 12.0 x 22,0 = 264.00
Area total (rounded) 176 Area total (founded) = 264
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FLOORPLANSKETCH

Ciient; _Ronnle F Heyman File No.: _S-52120
Property Address: 76 Beachside Ave Case No.;
City: Westport Slate: CT Zip; 08880
Porch #3 PP Patio piP
12.0 x 22.0 = 264.00 3.0 x 9.0 = 27,00
24.0 x 18.0 = 456,00
a0 x 8.0 = 24,00
7.0 x 3.0 = 217.00
0.5 x 3.0 x 3.0 = 4,50
0.5 = .0 x 3.0 = 4.50
Area totaf (rounded) = 264 Area total (rounded) = 733
Second Floor GLA2 Baicony PP
0.5 =« 22.0 x 0.0 = 0.00 6.0 x 31.0 = 186,00
0.5 x 22,0 x 0.0 = 0.0¢
7.0 x 8,0 = 776,00
8.0 x 2.6 = 176,00
0.5 =x 0.0 x 6.0 = 0.00
0,5 = 0.0 x B.0 = 0.00
5.0 x 6.0 = 450,00
22.0 x 8.0 = 176.00
8.0 x 117.¢ = 935.00
0.5 x 0.0 x 20.0 = 0.00
0.5 x 0.0 x 20.0 = a.0¢
2.6 x  110.0 = 220,00
14,0 x 130.0 = 1820.00
7.6 x Z2.0 = 154,00
6.0 x 35.0 = 210.00
0.5 x 22.0 x 0.9 = 0.00
1.0 x 22.0 = 22,00
Area {otal (rounded) = 4940 Area total (rounded) = 186
Balcony #2 PP Balcony #3 PP
15,0 x 13,0 = 155.00 7.0 = 6.0 = 42.00
6.5 x 3.0 x 3,0 = 4.80
8.0 x 3.0 = 24.00
0.5 x 3,0 x 3.0 = 4.50
Arsea total (rounded) = 228 Area {ofal (rounded) = 42
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FLOORPLANSKETCH

Client: Ronnie F Heyman File No. 8-52120
Property Address: 76 Beachside Ave Case No.:
City: Westport State: CT Zip: 08880
Basement BSMT FPool House GBA1
0.5 x .0 x 7.0 = 0,00 17.8 45.0 = 792.00
7.0 x  123.0 = 861,00
130.0 x 14,0 = 1820,00
1.0 x 117.0 = 117.00
0.5 x 0.0 x 20.0 = D.00
2.0 x 116,0 = 22¢,00
2.0 x 22,0 = 44.00
0.5 x 0.¢ x .0 = 0.00
12,0 x 90,0 = 1080,00
4.0 »r 7.0 = 776.00
7.6 x 22,0 = 154.00
6.0 x 5.0 = 210,00
0.5 x p.0 x 0.0 = ¢.00
0.5 =x 3.0 = 3.0 = 4,50
1.¢ =z 37.0 = 37.00
58.0 x 0.0 = ¢.o0
0.5 x 0.0 x 20.0 = .00
#4.5 x 0.0 x 22.0 = c.ob
1.0 x 22.0 = 22.00
7 unlisted calculaticns = 83.50
Area fotal (rounded} = 5429 Area total {rounded) = 792
Inground Pool UND Patio #2 PP
20,0 x 45.0 = 90C.00 42.0 x 63.0 = 2646,00
Area tofal (rounded) = a00 Area fofal (rounded) = 2646
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LOCATION MAP

File No.: 8-52120
Case No.:
State; €T Jip: 06880

Client: Ronnie F Heyman
Praperty Address: 76 Beachside Ave
City: Westport

Wlton

Comparagle. Sale 2
1125 Peguot Avs
Soulhpod, CT 06889
ol 1.05lias NE
Subject
76 Beachalde Ave
\ WWesipord, CT 06880

5y}

'j:if‘. NG

Comparable Sale & £
281 Hilispojrit Rd
Westyor, CT 06860
‘. 2.02 miles 8W

rNorw

R | Comparabli Sale1 [ Comparabie Bale 4

3 i i {114 Beach side Ave 340 Willow St
5': ?&?éfg:zignflde;d ' Westporl, CT G5R3D Southpot, CT 08890

» Yesipon, CT DBRED o 0.37 relles NE .23 mlles NE
1 8.55 milles B .

Compatable Sale 6

209 Lonp Neck Poinl Rd
Daren, CTOEB20

19.31 miles SW

np dada BX02
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LICENSE PAGE

Client: _Ronnie £ Heyman

File No.:  §-52120

Property Address: 76 Beachside Ave Case No.:

City: Westport

State: CT

7ip: 06880
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LICENSE PAGE

Client: Ronnie F Heyman File No.; S-52120
Propenly Address: 76 Beachside Ave Case No.;
Clty: Westport State; CT Zip: 06880
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E & O INSURANCE

Clien: Ronnie F Heyman File No.:  S-52120
Property Address: 76 Beachside Ave Case No.:
City; Westport State: CT Zip: 06880
oy PLAXAPP-1 S50ULIOPOULOS
ACORD CERTIFICATE OF LIABILITY INSURANCE R

THIS CERTIFICATE [S 1B38UED AS A MATTER OF INFCRMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES WOT CONSTITUTE A CONTRACY BETWEEN THE ISBUING INSURER(S), AUTHORIZED
REPRESENYATIVE OR PRODUCER, AND THE GERTIFICATE HOLDER.

IMPORTANT: If the certificate holdes is an ADDITIONAL INSURED, the pollcy{las) must hava ADDITIONAL INSURED provisiens or bo endoread.
I SUBROGATION 18 WAIVED, sublact to the torms ard cnndﬂlons of the pnllr.y, certain policles may require an endorsemsant. A statament on
this cerlificats doss not confer ahts to the certlfcate holder In liew of such {a}

PRODUCER pet
G8 oet Arues o, S 40 “.Fo £ [515) 576-0400 {m wenl516) E7GATTY
Plainvlnw NY 11803 . . .
WHSURENISAFFORDING COVERAGE | RaIce
msurer A :Sentingl Insurance Go. 11000
INSUNED wsunen p :MHartford Accldent & Indernnity fgas‘r
Ftax Appraissia, LLC |wsuner ¢ :Hartford Group insurance Co, 22357
}1? 1l ::I_E‘;':tg% ;}\%ﬂw- Suite 30¢ msuper b :RLI Insurance Co Group 13096
INSURER F :
THSURER F :
COVERAGES CERTIFICATE NUMBER: EV1S} UMBER:

THIS 13 TO CERTIFY THAY THE POUCIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TC THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION GF ANY CONTRACT OR OTHER DOCHMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR HMAY PERTAIN, THE INSURANCE AFFORGED BY THE POLICIES DESCRIBED HEREINIS SUBJECT TCALL THE TERMS,
EXCLUSIONS AND COMDITIONS OF SUCH POLICIES. LTS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

'_?f,;gﬁ TYPEOF INSURANGE [ POLICT RUMBER | o RHBY A L ARREVA Lirss
X | COMMERCIAL GENERAL LIADIITY EACH GECURRENCE
Joanssaaoe | X Jocour H2 SHA PNB264 1126i2020 | vasront | BRIy
| N LD EXP {Ay ono pwEon}
i
| | ! PERSONAL £ ADV INJBRY
GENT AGGREGATE LIMIT APPLIES PERY i GENERM ACOREGATE
X |pouev [ | B [:Tmc FRODUCTS - COMFIDP AGE
DTHER: §
HIRES SIRGEE TR ™7
B | sutomopistiasry [ D Bl ¢
| X ] acve auro H2UECAX270T BI27I2020 | 6/ZT/202T | BOUILY INAIRY [Pss personi | 5.
| Ry FtEgusn DLy ARY Parscieotls |
| WRonr || ARG PR :
H]
A X [unnreia s [ X occun | ercnocommence s 1,600,000
gxctsls Lni\s ci_pup.;z,la:g; HZ 8BA PND264 112612020 § 12612021 | pecnconre A 000,600
oen | X | nETENTIONS ] s
C [WORKERT COMDENEATIGN PF H
AN EMPLOYCRS' mwurr 5 4
iy oS TORPARTNER EAECUTVE Yin H2 WEC CLRAZY 12612020 | 42502020 {27 Cront accioent 500,000
:&u'mwukﬁsxca. i NIA | MOEACE  Fa Fra e Er 500,000
han e EL DISEASE . EA EMPLOVEE! § i
o B B nmons oy £1DISEASE - POLCYLIMIT 1§ 500,000
rofeaslonal Lia | BII0/Z020 | 50/2021 |Peduciibla: 10,000 00,
D [Profossionat Linbil TPOO18790 siof2oz0 | S0zt lAggregate 2.000,000

825CRII"‘£ION FOPERATIORS | LOCI«‘HCIES ITVEHICLES JACOND 101, AdgIena Ramasks EChoduly, Hidy Do KeShon i [ord #paso 1k roquined)
peraitons: Ren Entate Appralaal Service. i

wnh respact ko the Professional Liub]llty policy, the definition of "insured” includes Flax Appralsals Corp,, its princlpals, smployess and Independent
tora solely for prafessi sarvlcas performad on bshalf of and ot the direction of Flax Appraisels Cop. Work performed iy any individual for and af
the diraction of Fiax A fuals Corp. lated under this polley by virtus of the definition of "Insured”. This Includes, hut is not iimited to: Jefiray

s
Waerz, Paul Quiroge, Gary COughIin Jaremv 9tant, Robert Lydon, Kerl Johansen and all Individuale working under Flax App Corp.

lsu!:llect to pollcies terms, condltions, and exclysicns.

CERTIFICATE HOLOER CANCELLATION
SHOULE ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
EVIDENCE OF COVERAGE ACCORDANCE WiTH THE POLICY PROVISIONS,

EVIDENCE ONLY

AUTHORIZED REPRE SENTATIVE

, 2 . G
ACORD 25 [2016/03) & 1888-2045 ACORE CORPORATION, All rights reserved,
The ACORD name and fogo sre reglatered marks of ACORD
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DEED

Client:_ Ronnie F Heyman File No..  §-52120
Property Address: 76 Beachside Ave Case No.:
City: Westport State: CT Zip: 06880

c

002595!?6692 ype: LAN

ip:
g:&s??agv?&-

AR MMM

feecard and retum to;
Patricid L. Friseh
Felach & Frisch

P.O. Box 784
Witton, CT' (06897

EXECUTOR'S BELD

T ALL PEOPLE TO WHOM THESE PRESENTS SHALL COME, GREETING:

57th Strect, 30th Floer, New York, Now York, 10019, as Gronter,
nnd release unlo RONNIE F. HEYMAN, SOLE TRUSTEE OF4
MARITAL TRUST, having &n address o1 O West 57 Steeel, 308
Granlee, with EXECUTOR'S COVENANTS, all of Guntes's
kndwn 85 76 Brachside Avenue, Weslpors, €T and muore puril
atiached hereto and made s part hereof,

To Have Ang TO HOLD the promises her
appurienances thoro!, unto the sakd geantes. an
W proper use ohd b!:honi /

Sigtied mss{ day of December, 2012

Signed, Seuled and Delivered
in the presence of;

Wilnesses:

1 o g )
w'(@,\,, Rl N (_ (¢
Print naine? “-qg(?ih.'u =y

i IF, 1 leym
Samued & Heyman

.
;
o

I p]
?A'll Viimd. - g

Sue of }
frecembus [‘ 02

rovad twme un Thie busis of sattsfacton veidence to be e imdividual(s) whese mme(s) is
t instrerens snd ackanwiedged to me that befshe/they executzd the swne in hisfhertheir
dhat fry liehermiselr signaunet sl on e Bemament, te ndis Sduali, or the person on hehudf ol

QNVEYANCE TAX “‘omission Expires:
0 [T 2 Commissian s LOUISE. PELOMAN
(‘Gu.! AFk HOTARY RUBLIC, smmuam'om
No, DSFEBZ1FHS
aAcse mml Qualtiled in Naw Yem County
Commission Expites Fab, 22, 2014

Frows - -“-g\ & _HESTPORY

Flax Appraisals 1111 East Putnam Avenue Suile 300 Riverside, CT 203-698-8800







SCHEDULE A

Client; Ronnie £ Heyman File No.; S-52120
Property Address: 76 Beachside Ave Case No.:
City: Westport State: CT Zip: 06880

SCHEDULE A

Al that vertain tract or parcel of land. with the lmprovemetts thereon
Town of Wesiport, County of Fairfleld and Stme of Copnectient. shows and
~fohn L. Senior, Jr, 5144 Acres™ on a certaln map entitled “Map of Property
Setiot. dr.. & William E. Lioyd, Greens Farms, Westport, Oonn.. Fi we 14,1
mup is on file in the Office of the Town Clerk of the Town of Wes
reference therolt being bud,

Said premises are boumded:

Morthwesterly 30871 fest by Benchside Avenue (u
Northeasierly 248 feet wore or less by land now or former ;
] i Sound) and
urd.

Together with any right, thlc and inte
high water mack and wmesn low water g

Topeiber with any rights undpf g - a ceriain grant ghven by Williaw Bedford
Lioyd to John L. Senior. Jr. duledd )
Records in Book 237 ut Page
257w Pape 108 of said Land

pne iterest in the premisces conveyed o

m Deed dated January 5, 2007 from Samugl (L
leyman and Ronnic Heyman, us graniees thoreln, as
interest wach, and recorded on | sﬁmw,qi {72007 in
estport Land Records.

Heing and it
Samuel §, Heyma
Heyman, as grant
lenints in commoen
Yolume %

Reusived for Necord at Town of Westport, CT
On 12142012 A 1:5958 pm

- tgam% = S‘fm%n’. ;éwn ek
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PARCEL MAP

Chent: Ronnie F Heyman File No.: S-52120

Praperty Address: 76 Beachside Ave Case No.:
City: Westport State: CT Zip: 06880
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BOARD OF ASSESSMENT APPEALS HEARINGS

2020 GL

UNDER CONSTRUCTION? Y N v % COMPLETE,

PRIOR BAA REDUCTION: _ N WHEN?
VISION INFORMAL HEARING? No
INFORMAT, HEARING RESULT: N/A

DATE OF LAST INSPECTION: __ I\ / A
PURCHASE. DATE: 10 oc 4o RA00k

s e Beachside Aue.

OWNER: HCL{MCM\.\ ?@n(‘)hti/ T@%

ASSESSMENT: 0,183, LHoO

ARE TAXES CURRENT?

OWNERS COMMENTS/COMPARABLE PROPERTIES:

BAA COMMENTS/COMPARABLE PROPERTIES:







