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(Procedural Action: Check register to be signed by the Board of Selectmen in
accordance with CGS 7-83)

1.
2.
3.

Call to Order & Roll Call:
Pledge of Allegiance
Public Comment:

Assessor: To consider and act on a request from the Assessor, Paige Walton
for an appropriation of $28,000 from Capital and Non-recurring designated
line 20501-57639 (revaluation) and forward to the BOF as required.

Public Works: To consider and act on the following request for a FY26 In-
Series Transfer from the Director of Public Works, Gary Schneider, in' the
amount of $92,800 to cover the cost of overtime for after-hour emergency Call
Before You Dig tickets, tree removal and flooding, several significant
snowfalls including a blizzard all of which occurred on weekends and non-
union pay increases that weren’t included in the budget when it was approved.

Fire Services: To consider and act on the following request for a FY26 In-
Series Transfer from the Director of Fire Services, Chris Haley, in the amount
of $9,000 to cover the cost of OSHA required physicals.

Fire Services: To consider and act on the following request for a FY26 Out-
of-Series Transfer from the Director of Fire Services, Chris Haley, in the
amount of $9,000 to cover required protective clothing for new firefighters and
forward on to the Board of Finance if approved.

Emergency Management Performance Grant: To consider and act upon the



following resolution “resolved, that the Board of Selectmen may enter into
with and deliver to the State of Connecticut Department of Emergency
Services and Public Protection, Division of Emergency Management and
Homeland Security, any and all documents which it deems to be necessary or
appropriate; and further resolved, that Robert Brule, as First Selectman of the
Town of Waterford, is authorized and directed to execute and deliver any and
all documents on behalf of the Town of Waterford and to do and perform all
acts and things which he/she deems to be necessary or appropriate to carry out
the terms of such documents. The undersigned further certifies that Robert
Brule now holds the office of First Selectinan and that he/she has held that
office since November 20197, for reimbursement of a portion of the
Emergency Management Director’s salary with a 50% Town match.

9. Appointments & Resignations:
9a. To consider and act amending the ratification of Gina Rubin’s
appointment as a Member of the Economic Development Commission, and
direct the revision of the OnBoard directory to show her serving the
remainder of 9/1/22-8/31/26 term in order to reflect the terms specified by
ordinance.
9b. To consider and act on directing the revision of the term shown in the
OnBoard directory for Harbor Management Commission Member Robert
DeRosa to 2/17/26-2/16/29 to comply with the terms specified by
ordinance.
9¢, To consider and act on directing the revision of the OnBoard directory
to change term for one of the Flood and Erosion Board Member seats
currently listed as Vacant from 3/1/23-2/29/28 to 3/1/24-2/28/29 to comply
with the terms specified by ordinance.
9d. To consider and act on the re-appointment of Kate MacKenzie (R) to
serve as a Member of the Flood and Erosion Control Board, for the 3/1/26-
2/28/31 term.
9e, To consider and act on directing the revision of the OnBoard directory
for the Waterford Shellfish Commission to add a third Alternate seat and to
change the terms for the three Member seats currently listed as Expired or
Vacant to 1/6/24 to 1/5/28 in order to reflect the commission’s composition
and term schedule specified by ordinance.
9f. To consider and act on the appointment of Jonathan VanderPutten (R)
to serve as a Member of the Waterford Shellfish Commission, for the
remainder of the term 1/6/2024-1/5/2028.

10. New Business:



11. Old Business:

12. Correspondence:
12a. Senior Services Transportation Memo

13. Consent Agenda
13a. Tax Refund:
13b. Board of Selectmen Regular Meeting Minutes February 17, 2026
13c. Board of Selectmen Special Meeting Minutes March 9, 2026

14. Adjournment:
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Town of Waterford
Assessor's Office
16 Rope Ferry Road
Waterford, CT 06385

Phone: (860) 444-5820
Fax: {860) 444-5819

TO: Robert Brule, First Selectman

Cc: Kimberly Allen, Finance Director
Shea Davy, Purchasing Agent

FROM: Paige Walton, Assessor
RE: Appropriation & Bid Waiver Request — Federal Appraisal LLC
DATE: March 3, 2026

The Assessor's Office respectfully requests a waiver of competitive bidding for appraisal services
specific to the Milistone Nuclear Power Plant, to be conducted for the 2026 state-mandated
revaluation.

While the attached quote is over the $25,000 threshold for bidding, the power plant appraisal services
required are very specific and unique in nature. Federal Appraisal LLC has completed similar
appraisal work for the Town of Wateiford in the past and possesses a very specific level of expertise
in the field of power plant valuation. As such, Federal Appraisal LLC is uniquely qualified to conduct
the 10/1/2026 appraisal of the Dominion Nuclear Power Station,

The Assessor's Office respectfully requests a fund appropriation in the amount of $28,000 from
Line 10104-57638 Transfers to Cap & NRE Funds for Phase | of the revaluation services (restricted
appraisal) provided by Federal Appraisal, LLC to line 20501-5763% CNR Revaluation.

Thank you for your consideration to this matfer.

Sincerely,

(/s ——

Paige S. Walton
Assessor
Town of Waterford

Attachment;

Federal Appraisal LLC Quote
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www.federalappraisal.com

Turning words and numbers into meaning and value

March 2, 2026

Paige S. Walton, CCMA i, Assessor, Town of Waterford
15 Rope Ferry Road

Waterford, CT 06385

pwaiton@waterfordct.org

RE: Proposal/Engagement to Provide Appraiéal and Consulting Services regarding
Millstone Nuclear Power Plant
Waterford,

Dear Mr. Paige S. Walton, CCMA i, Assessor, Town of Waterford:

Federal Appraisal LLC (“Federal’) is prepared to provide appraisal and consulting services regarding the above
referenced property for you (the "Client”) and No other intended users. This proposal letter presents Federal's
understanding of the assets being appraised, the Client's appraisal needs, and Federal's qualifications, proposed
services, and fees. Please indicate your acceptance of this proposal and engagemert by counter signing this letter
and returning a signed copy to Federal.

A table of contents for this proposal is located in section 13.

Federal Appraisal is uniquely qualified to provide appraisal and consulting services regarding the referenced asset
{the “Property” or “Subject") described herein based on the facts that:

» Federal has previously appraised the Millstone Nuclear Power Plant multiple times over multiple years
for property tax purposes.

» Federal has appraised and reviewed appraisals on hundreds of power plants, including dozens of nuclear
power plants, across the country for property tax assessment purposes; See aftached partial list of
nuclear power plant appraisals.

» Federal's appraisers are nationally recognized experls in the appraisal of utility properties, specifically
power plants. See our award-winning article, “ The Appraisal of Power Plants”. Our other articles can be
found on our website, FederalAppraisal.com.

+ Federal appraisers have attained the highest levels of education and professional accreditation, including
MAl's {Designated Members of the Appraisal Institute}, ASA's (Accredited Senior Appraisers with the
American Society of Appraisers, in business valuation), and are SCGREA’s (Stale Certified General Real
Estate Appraisers)

« Federal Appraisal LLC has been serving for over 20 Years and Mark Pomykacz has been appraising for
40 years, and has completed appraisals on all types of complex assets and issues throughout the United
States, for all types of clients and contexts.

+ Mark Pomykacz regularly testifies o his complex appraisals, including many utility property appraisals,
and has been accepted as an expert witness in multiple states and jurisdictions, including on power
generation properties like the Subject, including the state where the Subject is located.

s Mark Pomykacz is designated as an MAI and an appraisal review specialist, AI-GRS, from the Appraisal
institute. Mark Pomykacz is designated as a business appraiser, as an ASA in Business Valuation from



Paige S. Walton, CCMA Il, Assessor, Town of Waterford
RE: Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Milistone Nuclear Power Plant

the American Society of Appraisers. Mark Pomykacz is designated as a commercial real estate appraiser
in multiple states including the state where the Subject is located.

« Our reports and services fully compily with the Uniform Standards of Professional Appraisal Practice the
standards of the Appraisal Institute, the American Society of Appraisers and the International Valuation
Standards, GAAP, IRS and other governmental appraisal standards.

1. Purpose, Use and Scope of the Appraisal Review and Consulting Services

The purpose of this Appraisal is to determine the following Standard of Value. The Standard of Value will be The
Standard of Value for this Appraisal is market value/fair market value ("Value"). The purpose of this engagement
may include additional consulting services (“Consulting Services”), as needed. Federal will provide the Client with an
Appraisal Report (the "Report"). Federal understands the Client will use the Report to assist with the Subject’s
properly tax assessment. Federal shall prepare the Report and provide the Consulting Services for this purpose
and use.

Federal agrees {o provide the Client with the following scope of work, analysis, and reporting, delivered in phase:

1.1. Phase | —-Restricted Appraisal Services, for Tax Assessment Purposes

¢ Provide information reguest documents and support

« Assist in gathering Subject data and market data from the Client and the property owner

e Gather Subject data and market data from within the public domain

» Conduct site inspection of the Subject, if practical and necessary

s  Provide periodic verbal reports on the status of our work and on the findings of preliminary analyses

» Research and analyze the appraisal problem, including researching and analyzing the proper scope of work,
appraisal context and definitions, appraisal assumptions and conditions, market data, economic data, Subject
physical, legal, and financial details, and highest and best use analysis

» Develop an estimate of the value of the Subject, including consideration of the appropriate leading approaches
to value and other requisite and appropriate appraisal considerations and analyses

+» When necessary for the Appraisal purpose and use, Federal will also complete varicus allocations of value
between taxable and tax-exempt property and between real and personal property and intangibles

s Deliver a Restricted Appraisal Reporting Services which may be limited to oral reporting or summary written
documentation that will include summary schedules supporting the conclusions contained in the Report and as
described herein, that are sufficient for the Client’s purpose and use in Phase |, for case management and
planning, and negotiations.

1.2, Phase ll -Narrative Appraisal Report, for Litigation

« Provide information request documents and support

e Assist in gathering Subject data and market data from the Client and the property owner

» Gather Subject data and market data from within the public domain

« Conduct sile inspection of the Subject, If practical and necessary

e Provide periodic verbal reports on the status of our work and on the findings of preliminary analyses

« Research and analyze the appraisal problem, including researching and analyzing the proper scope of work,
appraisal context and definitions, appraisal assumptions and conditions, market data, economic data, Subject
physical, legal, and financial details, and highest and best use analysis

» Develop an estimate of the value of the Subject, including consideration of all appropriate approaches to value
and other requisite and appropriate appraisal considerations and analyses

« When necessary for the Appraisal purpose and use, Federal will also complete various allocations of value
between taxable and tax-exempt property and between real and personal property and intangibles

s Deliver a full narrative Appraisal Report which will include schedules supporting the conclusicns contained in the
Report and as described herein, that are sufficient for the Client's purpose and use, for litigation.

1.3. Phase I — Consulting Services

« Additional appraisal, appraisal review, consultation, meetings, negotiations, depositions, or testimony services
not addressed in Phases | to the extent mutually agreed upon by the Client and Federal prior to commencing
work

FEDERAL APPRAISAL LLC
2



Paige S. Walton, CCMA |i, Assessor, Town of Waterford
RE: Proposal/lEngagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant

The Client may terminate the engagement before the commencement of or during any phase.

The Appraisal and Consuiting Services will comply with the Uniform Standards of Professional Appraisal Practice
("USPAP", and with the standards of the Appraisal Institute, and the American Society of Appraisers. Where
necessary the Appraisal and Consulting Services will comply with the Uniform Appraisal Standards for Federal Land
Acquisition (“Yellowbook™), GAAP, IRS and other governmental standards. The Appraisal services will comply with
the statutes and administrative rules of the state of where the assets are located. Mark Pomykacz will personally
conduct and certify the Appraisal as a Member of the Appraisal Institute (“MAI"), an Accredited Senior Appraiser
("“ASA") in Business Valuation with the American Society of Appraisers, a General Review Specialist with the
Appraisal Institute ("Al-GRS"), and a State Certified General Real Estate Appraiser, when appropriate or required by
law.

1.4. Hypothetical Conditions
We shall employ the following hypothetical conditions or extraordinary assumptions in the Appraisal:

No hypothetical conditions or extraordinary assumptions were made in this Appraisal.

2. Dates of Value
Federal understands that the Appraisal and Consulting Services shall have an effective (appraisal) date October 1,
2026.

3. The Subject
The Subject improvements are summarized as follows:

Millstone is located at a former quarry site in Waterford, Connecticut. The site covers about 500 acres. The Millstone
complex was built by a consortium of utilities. Millstone 1 was initially shut down in November 1985, before being
permanently closed in July 1998. Units 2 and 3 continue to operate.

The units are operated by Dominion Generation. Dominion Resources, Inc., owns 100 percent of units 1 and 2 and
is majority owner of unit 3. Besides Dominion {93.5 percent owner), the owners of unit 3 include Massachusetts
Municipal Wholesale Electric Company (4.8 percent), and the Central Vermont Public Service Corporation (1.7
percent).

Note that while Unit 1 is now permanently closed, the remaining physical and legal assets may have value or may
represent a liability. As part of this appraisal, Federal wili fully analyze and report on the value, if any, of the remaining
assets at Unit 1.

In recent years, a dry cask storage facility has been developed on the site for the intermediate term storage of nuclear
waste. Federal shall include these assets in its appraisal.

There has been recent news that data center potentially being deveioped on site. If vatuation services are needed
for this additional asset, it would fall under Phase Il for consulting.

These details will be confirmed and accounted for by Federat during the course of completing the Appraisal.

3.1, Site Inspection
Federal intends to inspect the Subject as part of this Appraisal, if practical and necessary.

4. Valuation Definitions and Assumptions

Federal will worlk with the Client to ensure that the various appraisal and valuation definitions and assumptions
employed in the Appraisal Report are appropriate for the Client's purpose and use. For example, Federal will work
with the Client to ensure the Appraisal assumes proper definitions of value for the Client's purposes. Examples of
general definitions are shown in the following sections.

FEDERAL APPRAISAL Ltc¢
3



Paige 5. Waiton, CCMA I, Assessor, Town of Waterford
RE: Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant

4.1. Market Value Concepts
Below are definitions taken from The Dictionary of Real Estate Appraisal, sixth edition, published by the Appraisal
Institute. This value is often but not always equivalent to taxing jurisdiction’s definition of the taxable value.

Market Value:

1. The most probabie price, as of a specified date, in cash, or in terms equivalent to cash, or in other
precisely revealed terms, for which the specified property rights should sell after reasonable exposure in
a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress.

2. Definition from USPAP'. A type of value, stated as an opinion, that presumes the transfer of a property
(i.e., a right of ownership or a bundle of such rights), as of a certain date, under specific conditions set
forth in the definition of the term identified by the appraiser as applicable in an appraisal.

3. Federal Register?, The most probable price which a property should bring in a compstitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions
whereby:

a. Buyer and seller are typically motivated;

b. Both parties are well informed or weil advised, and acting in what they consider their best interests;

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

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

e. 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.

There are various concepts that often interrelated to the type of value appraised, and that depend on the
context of appraisal. The concepts include highest and best use and fee simple and leased fee estates.

Highest and Best Use:

1. The reasonably probable and legal use of vacant land or an improved property, which is physically
possible, appropriately supported, financialiy feasible, and that results in the highest value. The
four criteria the highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity.3

5. Methodology ‘

Federal will complete the Appraisal and Consulting Services through consideration of the three traditional approaches
to value: Cost Approach, Sales Comparison Approach, and Income Approach. Federal will consider the appraisal
methodologies with legal counsel to ensure that the Appraisal is consistent with local law and regulations, and any
court precedents on the matter.

5.1. Sales Comparison Approach

Federal will attempt to estimate the market value of the Subject utilizing the Sales Comparison Approach. It involves
the comparison of sales (or offerings) of properties similar to the Subject. If the comparable sales are not exactly like
the subject, adjustmenis are made to the sale price of the comparable sales (or offerings). When adequate data on
sales allows the completion of the adjustment process, the Sales Comparison Approach is a reliable method to
determine value.

5.2. Income Approach
The Income Approach will also be considered in the Appraisal. The underlying principle in this approach is that
buyers invest in properties like the Subject for the satisfaction of receiving the anticipated future income. Federal will

! (USPAP, 2018 ed.).

2 (12 C.F.R. Part 34.42(g); 55 Federal Register 34606, August 24, 1990, as amended at 57 Federal Register 12202, April 9, 1992; 59 Federal
Register 29499, June 7, 1994).

3 The Dictionary of Real Eslate Appraisal. 5th ed, Chicago, Appraisal Inslitute.

FEPERAL APPRAISAL LLC
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Paige S. Walton, CCMA i, Assessor, Town of Waterford
RE: Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant

attempt to replicate the analysis buvers and sellers would make on the expected income and any inherent risk.
Specifically, Federal shall consider a discounted future cash flow ("DCF") method of the income approach. The DCF
approach estimates the value of the Facility by considering the prospective operational results and the financial
positions of the Subject, over muitiple years.

Federal will also attempt to evaluate the Facility using direct capitalization techniques. In this technique, income for
a single year is converted directly into an indication of value. This technique is useful because it is mathematically
the simplest income approach to complete; however, if it proves to be unsound as an independent appraisal
technique, Federal may attempt to utilize it as cross-checking technique and “range of value” indicator.

5.2.1. Electricity Price and Fuel Price Forecaster

Federal will utilize any appropriate forecast of electricity and fuel prices (*forecast") supplied by an independent
forecaster engaged and paid for by the Client. Federal assumes that the Client will engage a qualified forecasting
firm and that the forecast will be sound. Federal will work with the forecasting firm to ensure that the forecast can be
coordinated with and utilized in Federal's appraisal. Federal expects that the Client will ensure that the forecasting
firm will work with Federal to similarly ensure that the forecast can be utilized in Federal's appraisal. To the extent
professionally capabie, Federal will conduct an independent review of the forecast. The Federal review of the forecast
will include a review of the qualifications of the writers of the forecast repott, the certification and general assumptions
and limiting conditions of the report, and the purpose, use, and scope of the report. To the extent professionally
capable, Federal will review the various analysis assumptions and methodclogies. Even if the Client engages a
forecaster, Federal may still complete its own forecast of electricity and fuel prices.

If the Client does not wish to engage an electricity price forecaster, Federal will complete its own forecast of electricity
prices in order to complete the Appraisal using data from SNL and S&P Global Marke! Intelligence, which is a
subscription data service providing market data in the energy and utility industries.

5.2.2. Major Agreements
Federal will consider the impact of major agreements or contracts {such as leases, power purchase agreements,
wholesale power contracts, fuel supply agreements, major supply or offtake agreements) that are relevant as of the
valuation date and as permissible under the applicable law and market terms, if required by applicable law. Federal
will work with the Client and their counsel to ensure proper appraisal and legal assumptions concerning major
contracts for our Appraisals.

5.2.3. Cost Approach

The Cost Approach is based upon the premise that an informed purchaser would pay no more for an asset than the
cost of constructing a substitute asset with the same utility as the subject asset. Also, cost approach techniques may
be utilized to determine the value of parts of the Subject, such as perscnal property, intangibles, and exempt property.
Among the three traditional approaches, the cost approach has the distinct advantage of usually including in its value
indication only those assets explicitly included in its analysis. Further, given the cost approach’s ability to isolate
specific assets that rolt up to comprise overall value, the cost approach is commonly employed, in conjunction with
sales and/or income approaches, to complete residual and allocation techniques. The income andfor the sales
approaches are used to determine the overall value, and the cosi approach is used to determine the value of
component assets to be excluded. The difference between the reconciled income or the sales approaches and the
cost approach vields the value of the residual asset.

5.3. Residual and Allocation Valuation Techniques

When the appraisal assignment calis for it, various techniques such as allocations, residuals, or summations may be
made to, or with, the various elements or components of the concluded values from the three traditionai approaches
in order to determine overall asset values or parts of an overall value. When necessary, Federal will consult with
legal, accounting and engineering experts in order to determine proper residual and allocation execution.

6. Legal, Accounting, and Engineering Services

Federal is not a legal, accounting, or an engineering services provider. Federal will either work with attorneys,
accountants, or engineers contracted or employed by the Client, or will contract for such services and bill the Client
for the expense. These sarvices may or may not be needed. The Client recognizes that such assistance to Federal
may be necessary in order to complete the appraisal process.

FEDERAL APPRAISAL LLC¢
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Paige S. Walton, CCMA i, Assessor, Town of Waterford
RE: Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Milistone Nuclear Power Plant

7. Cilent Furnished Data and Access
In order to complete our analyses in a timely manner, the Client must provide certain information. This information
should include but not be limited to the data included with Information Reguest, which is attached to this proposal.

We understand certain information may not be available and we will work with the Client to obtain this information, or
to develop alternative appraisal methodologies. Throughout the project we reserve the right to request additional
data that we may deem as appropriate to complete our appraisais.

Our appraisat information request list is attached hereto in Information Request, Section 16, page 23.

8. AQualifications

Federal Appraisal, LLC is an appraisal and advisory company that provides appraisals, valuation-consuiting, and
litigation support services to clients worldwide. Our valuation practice includes 8 professionals comprised of
designated appraisers who have developed expertise in the appraisal of complex property types and complex
appraisal issues.

Federal provides valuation advisory services to support all major industries including general commercial and
investment real estate, public utilities (electric power generation, transmission, and distribution), water and sewer,
petroleum refining, storage, and pipelines, natural gas pipelines and storage, biofuels facilities {ethanol and biodiesel
plants), telecommunications assets, railroads, mining, high technology facilities, and aerospace assets. Our services
are utiized by big and small businesses, accountants and attorneys, governments, lenders, manufacturers,
healthcare providers, and other industries.

841, Mr. Mark Pomykacz, MAI, ASA, AI-GRS, SCGREA
This project will be managed under the direct supervision of Mr, Mark Pomykacz.

Mark Pomykacz has over 40 years of experience in real estate and business appraisal services and has developed
naticnally recognized expertise with complex and non-traditional asset types and issues. Mr. Pomykacz is the
founder and Managing Member of Federal Appraisal, LLC. His full resume is appended hereto. References are
available upon request.

9. Deliverables and Appraisal Delivery Date

Federal will work with the Clieni to establish a delivery schedule suitable for their needs. Generally, we expect that it
will take 4 to 6 weeks to complete and deliver the Phase | Appraisal Report. Expedited services are available upon
request. The Report deliverables include electronic copies of the Reports. Federal agrees to provide hard copies of
the deliverables to the Client, at the Client's expense.

Any delivery dates are contingent upon the Ciient authorizing Federal to begin work, and upon the Client and the
property/asset owner providing any needed information and access in a timely manner. The Client understands and
accepts that other factors that are not under the control of Federal may delay the delivery of Federal's status in
completing oral and written deliverables and reports,

FEDERAL APPRAISAL LLGC
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Paige S. Walton, CCMA i1, Assessor, Town of Waterford
RE: Proposal/lEngagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant

10. Professional Fees and Expenses
The professional fees are based on the estimated time required to complete the service and on the level of expertise
required. The fees and expenses are described as follows.

Professional Fee Schedule

Phase I: Restricted Appraisal Services $28,000
Restricted Appraisal Services, as discussed in Sections 1 through plus expenses
9 concerning Phase | services of this proposal. This fee excludes
reimbursable expenses.

Phase li: Full Appraisal Services $17,000
One Full Narrative Appraisal Report, as discussed in Sections 1 plus expenses
through 9 concerning Phase | services of this proposal. This fee
excludes reimbursable expenses.

Phase lll: Additional Consulting, Meetings, Negotiations,
Preparation, Testimony, andfor Deposition Billed hourly, at rates below,
Additional consultation on matters not addressed in Phases | as plus expenses
agreed on by the parties, including but not limited to appraisal
review, consulting services, meetings, negotiations, preparation
for deposition and trial, or providing testimony at deposition and
trial, etc. This fee excludes reimbursable expenses.

Hourly Rates Schedule for Phase Il
Testimony and Depositions | Pariner / Director $ 550.00
An hourly rate based on the number of hours testifying
or being deposed, plus reimbursable expenses.

Other Appraisal or Consulting Services | Partner / Director $425.00
An hourly rate based on the number of hours providing | Manager $ 350.00
other valuation consulting services, such as appraisal | Consultant $225.00

review services, litigation support, forensic consulting, | Administrative Support $ 90.00
meelings, research and analysis, trial preparation, plus
reimbursable expenses.

All quoted hourly and daily professional fee rates apply to the 2026 calendar year. These rates are subject to an
annual escalation rate of 5.0 percent baginning January 1, 2027.

This fee proposal is valid for 80 days from the date of this document. However, please note that any delays in
authorizing us to start work may result in delays to the scheduled delivery date of our appraisal work.

10.1.  Setup Cost Payment
Federal requires an initial setup cost payment of 50% for Phase |, payable upon Client’s authorization for Federal to
commence work on that phase.

10.2.  Billing Frequency
Federal will submit monthly invoices for professional fees and reimbursable expenses incurred to date.

10.3. Expenses
The Fees proposed do not include reimbursable expenses, which the Client agrees to pay. Reimbursable expenses
shall include, but shall not be limited to; all ravel, research data, express mail, data coliection charges, and report

FEDERAL APPRAISAL LLC
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Paige S. Walton, CCMA |}, Assessor, Town of Waterford
RE: Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant

and document processing expenses incurred by Federal, Reimbursable expenses shall also include a fee for data
subscription services providing market data, including electricily, capacity and fuel price forecasts, demographics,
market surveys and comparable sales data and documentation. Reimbursable expenses shall also include all
governmental charges and costs to Federal arising due to this contract, including costs to Federal for business and
appraisal licenses, permits, fees and registrations, applications, tax clearances, and certifications of authority, and
foreign registered agents and certificates of insurance.

Travel expenses shall include any expenses associated with travel toffrom the Subject or meetings related to the
project. Federal will obtain the approval of the Client prior to planning reimbursable travel. The Client recognizes and
accepts that the scope of the Appraisal may change based on the Client's decision to authorize or not authorize
reimbursable travel and other reimbursable expenses. Federal will notify the Client immediately should the Appraisal
necessitate travel, without which could result in a substantial change to the scope and Fee of the Appraisals.

104. Cancelations and Terminations
The Client may terminate the engagement at any time, and the Client will pay for Federal's time and expenses to
date.

Federal will charge a $450 fee per day, plus any out-of-pocket expenses, for any cancelled appearances.
Appearances shall include hearings, testimony, or depositions, whether in parson, by telephane or by internet video,
or any meetings or other appearances that require travel out of state, that are scheduled in advance and intended to
last more than 3 hours per day, or any meetings or other appearances that require travel out of state.

10.5. Banking Fees and Transaction Charges

The Client hereby acknowledges and agrees that it shall be solely responsible for all banking fees, transaction costs,
and related charges incurred in connection with the use of a credit card or other electronic payment method. in the
event the Client elects to remit payment by credit card, a processing fee equal to four percent (4%) of the total invoiced
amount shall be added to the invoice. In the event the Client elects to remit payment through the QuickBooks payment
link, a flat transaction fee of twenty five dollars ($25.00) shall be applied to such payment.

11. Reference fo General Terms and Conditions
This proposal and engagement is subject to the attached general terms and conditions. See Seclion 14, page 11.

FEDERAL APPRAISAL LLC
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Paige S. Walton, CCMA |1, Assessor, Town of Waterford
RE: Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Milistone Nuclear Power Plant

12. Engagement Acceptance and Signatures
Please indicate your acceptance of this proposal and engagement by signing this letter below and returning a signed
copy to Federal.

It has been my pleasure to provide this proposal to you, and | hope to have the pleasure of working with you soon.
In the meantime, please feel free to contact me with any appraisal questions or concerns.

Very Truly Yours

Mark Pomykacz, MAI, ASA, AI-GRS
Managing Partner
March 2, 2026

Accepted and agreed to by:

Signature:

Name:

Title:

Company:

Date:

FEDERAL APPRAISAL LLC¢C
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Paige S. Walton, CCMA 1l, Assessor, Town of Waterford

RE:

Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant
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Paige S. Walton, CCMA I, Assessor, Town of Waterford

RE: Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Milistone Nuclear Power Plant
14. General Terms and Conditions

This Contract and the services proposed are subject to the following general assumptions, disclaimers, and limiting conditions.

In this section, the term Proposed Services can mean proposed services, study, appraisal, research, analysis, consulting, any
report or work product, services or deliverable about the proposed services, study, appraisal, research, consuliing, services, or
analysis. Further, the term "Federal” means Federal Appraisal LLC and its employees(s), consultant(s), appraiser(s), and service
provider(s).

1.

Fees, Expenses, Travel and Testimony. The fees listed in the proposal, engagement letter, or contract to which these terms
are appended or referred to, including the exhibits, include Federal's best estimates of fees, travel, and other expenses as
Federal currently foresees them. The cumrent engagement plan includes allowances for the elements and conditions that
Federal expects to encounter during the assignment. In the event that Federal encounters situations that require a revision
or modification in the fees, Federal will discuss with the Client the causes and likely effects of the requirad modification, both
in ferms of deliverables, delivery schedule, and fees. The Client will approve the modifications or will terminate the
engagement and pay Federal a fee based on the time and expenses incurred through the termination date. The fees listed in
the proposal, engagement letter, and contract do not include fees for appearance in court, hearings, or preparation time for
such appearances, unless such fees are explicitly listed in the proposal, engagement lefter, or contract.

Payment of Invoices. Invoices for which payment is not received within sixty (60) days of the invoice date shall accrue a late
charge of the lesser of (i) 1% per month or (ji) the highest rate allowable by law, in each case compounded monthly, beginning
from the invoice date. Without limiting its rights or remedies, Federal shall have the right to halt or terminate entirely its
Proposed Services until payment is received on past due invoices.

Term. Unless terminated sooner in accordance with its terms, this engagement shall terminate on the completion of Federal's
Proposed Services. The Client or Federal may cancel this Agreement at any time, with or without cause, upon writlen notice
to the other party. If at any point during the engagement the decision is made to discontinue Federal Proposed Services,
Federal fees will be based upon the time and expenses incurred through that date. In that event, Federal invoices will be due
and payable immediately. Regardiess of the date of termination, Federal shall be entitlad to their fees to the dale of
termination based on the fee determination criteria.

Survival. The provisions of the Proposal and this General Contract Assumptions and Limiting Conditions shall survive the
expiration or termination of this engagement.

Time Limitation on Actions. Unless the time frame is shorter under applicable law, any legal action or claim relating fo
Federal's services shall be filed in court {or in the applicable arbitration tribunal, if the parties to the dispute have executed an
arbitration agreement) within one (1) year from the date of delivery to Client of the appraisal report to which the claims or
causes of action relate or, in the case of acts or conduct after delivery of the report, two (2) years from the date of the alleged
acls or conduct. The time frame stated in this section shall not be extended by any delay in the discovery or accrual of the
underlying claims, causes of action, or damages. The time frame stated in this section shall apply to all non-criminal claims
or causes of action of any type.

Force Majeure. Federal shalf not be fiable for any delays in the delivery of Proposed Services resulting from circumstances
or causes beyond its reasonable control, including, without limitation, the aclions or inaction of others which Federal is
dependent on to complete the Proposed Services, the action of others which causes Federal delays, fire or other casualty,
act of God, strike or labor dispute, war or other violence, or any law, order, or requirement of any governmental agency or
authority.

Entire Agreement. These General Contract Assumptions and Limiting Conditions, along with the proposal, engagement
letter, or contract to which these terms are appended, possibly including the exhibits and other appendix, constitutes the entire
agreement between Federal and Client with respect o the subject matter hereof and supersedes all other oral and written
representations, understandings, or agreements relating to the subject matter hereof.

Assignment. Except as provided below, neither party may assign, transfer, or delegate any of the rights or obligations
hereunder without the prior written consent of the other party. Federal may assign or subcontract portions of its rights and
obligations hereunder to any affiliate of Federal, without the consent of Client, for the purpose of completing the Proposed
Services.

Governing Law and Severability. These terms, and the proposal, engagement letter, or contract to which these terms are
appended, including the exhibits, shall be governed by and construad in accordance with, the laws of the State of New Jersey
{without giving effect to the choice of law principles thereof). The venue for any legal proceedings by the Client against
Federa! shali be the Superior Court of New Jersey of Hunterdon County. Client also waives the right to a trial by jury in any
legal proceeding against Federal. [f any provision of these terms s found by a court of competent jurisdiction to be
unenforceable, such provision shall not affect the other provisions, but such unenforceable provision shall be deemed

FEDERAL APPRAISAL LLC
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Paige S. Walton, CCMA I, Assessor, Town of Waterford

RE:

Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant

10.

11.

12.

modified to the extent necessary to render it enforceable, preserving to the fullest extent permissible the intent of the parties
set forth herein.

Arbitration. Any controversy or claim arising out of or relating to the Proposed Services, or the breach thereof, shall be
settfed by arbitration conducted in accordance with its Commercial Arbitration Rules, and judgment on the award rendered
by the arbitrator(s) may be entered in any court having jurisdiction thereof. The arbitration shall utilize a single arbitrator, who
must be a Member of the Appraisal Institute, MAI. The prevailing party shall be entitled to recover their reasonable arbitration
expenses from the losing party. The arbitration shall take place in New Jersey.

Affirmative Action Covenant. Federal hereby incorporates by reference the mandatory affirmative action language of
Subsection 3.4(a), N.LA.C. 17:27-3.4 and N.J.LA.C. 17:27-5.3 as promulgated by the Treasurer of the State of New Jersey
pursuant to P.L. 1975, ¢.127, as amended and supplemented from time to time, and Federal agrees to comply fully with the
terms, provisions, and conditions of Subsection 3.4 and of Section 5.3.

Political Contribution Disclosure. Federal does hereby attest that Federal, and ils subsidiaries, assigns or principals
controlling in excess of 10% of the company has neither made a contribution, that is reportable pursuant to the Election Law
Enforcement Commission pursuant to N.J.S.A. 19:44A-8 or 19:44A-16 in the cne (1) year period preceding the award of the
contract that would, pursuant to P.L. 2004, ¢.19, affect its eligibility to perform this contract, nor will it make a reportable
contribution during the term of the contract to any political party commitiee in the municipality/county when the contract is
awarded, or to any candidate committee of any person serving in an elective public office of that municipality/county when
the contract is awarded.

Information and Dafa Sources

13.

14.

15.

18.

17.

18.

19.

Confidentiality. 1t is understood and agreed that Federal's Proposed Services will be prepared in accordance with the
requirements of USPAP of the Appraisal Foundation, and the Proposed Services will comply with the Appraisal Institule’s
Code of Professional Ethics and Standards of Professional Practice and with The American Society of Appraisers’ Principles
of Appraisal Practice and Code of Ethics. These standards include confidentiality standards. -

Cooperation Client shall cooperate with Federal in the performance by Federal of its Proposed Services, including, without
fimitation, providing Federal with reasonable facifities and timely access to data, information and personnel, and agents and
representatives of Client. Client shall be responsible for the performance of its employees and agents and for the accuracy
and completeness of all data and information provided to Federal for purposes of the performance by Federal of its Proposed
Services.

Client Representations. The Client will furnish or cause to be furnished to Federal such historical and other information as
Federal may have requested. The Client recognizes and confirms that (a) Federal will use and rely on such information and
on information available from generally recognized publfic sources (all such information being the “Information”) in performing
the Proposed Services without Federal having independently verified the same; (b) Federal does not assume responsibility
for the accuracy or completeness of the Information; and (c) Federal will not make an appraisal of, conduct an audit of, or
otherwise provide any opinion, report, or other form of assurance with respect to such Information. In addition to providing
required information, the Client will be responsible for providing historical and prospective financial statements and for
providing information about and responding to document requests on a timely basis. Additionally, Federal may request and
the Client agrees to supply a representation letter, in form and substance satisfactory to Federal which, among other things,
confirming the Client's responsibility for the historical financial stalements and for the underlying assumptions used in
connection with any pro forma cash flows, the appropriateness of the prospective financial statements that the Client has
prepared, and their active decision-making participation in the Service and the use of the Service.

The information on the financial, legal, and physical condition of the subject property or assets provided by the Client, the
subject owner, or others, directly to Federal or to the public through various public disclosure methods is assumed to be
reliable.

Other materials and information obtained from various professionally appropriate public and private sources are assumed o
be reliable.

The information contained within the Proposed Services was obtained from sources deemed to be reliable. Reasonable
efforts, given the purpose, use, scope of the Proposed Services, the type, and definition of value, will be made to verify such
information as reliable; howevar, no warranty or certification by Federal will be given as to its reliability.

If substantive issues are later discovered in data relied upon, then the reported opinions in the Proposed Services may need
to be revised accordingly.

Property Specific Assumptions, Disclaimers and Limiting Conditions

FEDERAL APPRAISAL LLcC
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Paige S. Walton, CCMA I, Assessor, Town of Waterford

RE: Proposal/Engagement to Provide Appraisal and Consuiting Services regarding
Milistone Nuciear Power Plant
20. Federal does not provide legal, accounting, audit, engineering, architectural, or environmental sciences services. Federal

21.

22,

23.

24

25.

26.

27.

28.

assumes no responsibifity for matters of a fegal nature, matters of title, matters of audit, matters of engineering, matters of
environmental science, or matters of architecture. Al legal, engineering, architectural, environment, accounting and financial
information provided to and ulilized by Federal is assumed to be retiable.

it is assumed that the title to the studied interest is marketable. It is assumed that there are no deed restictions or other
limitation on the title that would make the Subject substantially more or less valuable, other than those that are specifically
noted in the Proposed Services. Itis assumed that the legal descriptions as obtainad from public records or as furnished are
reliable. Federal has made no land survey and has completed no title search or report of the Subject. it is assumed that
there are no issues concerning subsurface, water, mineral rights, air rights, or transferable development rights that would
make the Subject substantially more or less valuable, other than any that are specifically noted in the Proposed Services. It
is assumed that there are no judgements, or pending or future litigation concerning the Subject, other than those that are
specifically noted in the Proposed Services.

Except as noted herein, Federal assumes that there are no hidden or unapparent conditions at the Subject land and/or
improvements, which would render the Subject more or less valuable. Federal assumes no responsibility for such conditions,
or for engineering, environmental, legal, or architectural counseling which might be required to discover such conditions. We
assume that there are no ADA issues sufficient to render the Subject significantly more or less valuable.

Typically, competent, responsible management and ownership are assumed.

It is assumed that there are no zoning or building code issues, or other federal, state, or locaf regufation compliance issues
concerning the Subject that would significantly increase or decrease the value of the interest being appraised, unless noted
in the Proposed Services.

Since Federal is not an engineering or an architectural firm, Federal makes no representation as to quality, functionality,
condition, limitations or size of the Subject, except that 1) Federal has relied upon what has been reported as the best available
data where said data was provided by others to Federal, who Federal believes to be an appropriate source of said data given
the specific purpose, intended use and scope of work of the Proposed Services, and the type and definition of value used in
this Proposed Services, and 2) if a visual inspection was conducted by Federal, then Federal has relied upon the visual
inspection. Given the inherent limitations of Federal's visual inspection, if conducted, important issues at the Subject may not
be uncovered. Federal's visual inspection of the Subject is not an engineering, architectural, or environmental inspection,
and does not test building operations and does not cover 100 percent of the building(s), machinery, equipment, or site.
Federal's visual inspection of the Subject, instead, samples the major components of the Asset

The Proposed Services assumes that unless specifically noted elsewhere in the Proposed Services, the Subject suffers no
environmental or hazard issues, and that there are no contamination or health risks existing at or near the Subject.

If substantive issues are later discovered in any of the data relied upon, then the reported opinions in the Proposed Services
may need to be revised accordingly.

The Proposed Services performed under this agreement will be subject to all statements, assumptions, limiting conditions,
and other conditions (collectively, "Appraisal Conditions”) set forth in the appraisal report. Client agrees that Client will review
the Appraisal Conditions upon receipt of the report and that Client's use of the appraisal will constitute acceptance of the
Appraisal Conditions. The Appraisal Conditions shall be considered as being incorporated into and forming part of this
agreement with respect to the appraisal in which they are contained and to the services relating to that appraisal. The
Appraisal Conditions will be similar to these General Contract Assumptlions and Limiting Conditions.

Publication, Distribution, Use of Study

29.

The opinions profferad in the Proposed Services are as of a specific date, for a specific cifent and users, for a specific purpose
and use, under a specific, limiting scope of work, and made under specific assumptions, disclaimers, limiting conditions, and
certifications. Using the opinions proffered hersin for any other use or purpose is unwise, inappropriate, and prohibited unless
authorized by Federal. The Client agrees that
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13



Paige S. Walton, CCMA |I, Assessor, Town of Waterford

RE:

Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant

30.

31,

32.

a. The Client and other intended users are both explicitly named herein. The Client and the other intended users are the only
parties to whom the appraisers and Federal Appraisal LLC have a professionat responsibility to. The appraisers and
Federal Appraisat LLC offer and assume no professional responsibility to any third parties that the Client and the other
intended users may choose to provide copies of our report fo.

b. Any advice or recommendations, written or oral, provided by Federal in connection with this engagement is exclusively for
the Client and any intended users specifically named by Federal, and may not be disclosed {o or replied upon by any third
party {other than the Client's legal and tax counsei for the client's stated purpose and use) without Federal's prior written
consent.

¢. Client will not refer to Federat by name or their services in any written materials relating to the Asset, including without
limitation, any publicly filed documents without their prior written consent for each requested use or reference.

d. Neither all nor part of the contents of the Proposed Services, or copy thereof, shall be conveyed to the public through such
forms or methods such as, but not limited to, advertising, public relations, news, sales, or any other media without prior
written consent of Federal.

e. Neither Federal nor any professional organization of which Federal is a member or candidate shall be identified without
the prior written consent of Federal.

. The Proposed Services may not be ufilized in any present or proposed, public or private syndication or public offering of
any of the interests in the Subject unless prior written agreement has been obfained from Federal.

g. The Proposed Services are intended fo be utilized as a whole and may not be used in paris.

Possession of the Proposed Services, or a copy thereof, does not give the holder the right of use or publication.

Disclosure of the contents of the Proposed Services by Federal is governed by the laws, by-Jaws, and regulations of state
appraisal regulatory bedies, the Appraisal Institute, and the American Soclety of Appraisers. Federal is authorized by the
Client to disclose all or portions of the Proposed Services and the work files to authorized representatives of the state appraisal
regulatory bodies, the Appraisal Institute, or the American Sociely of Appraisers, if such disclosure is required to enable
Federal to comply with their respective laws, by-faws, and regulations now or hereafter in effecl, or as may otherwise be
required to be disclosed by Court Order or governing laws, rules, and/or regulations.

Federal is not required to give testimony about the Proposed Services, or to provide other services to the Client concerning
the Subject, without agreement between the parties for compensation to Federal.

Study Analysis Type and Format Conditions

33.

34.

35.

The Proposed Services shall be prepared in accordance with the requirements of USPAP of the Appraisal Foundation, the
Appraisal institute, and the American Society of Appraisers. Jurisdictional exceptions may apply. The Proposed Services
will comply with and be subject to the Appraisal Instifute’s Code of Professional Ethics and Standards of Professional Praclice
and with The American Society of Appraisers’ Principles of Appraisal Practice and Code of Ethics.

Federal has determined the scope of work for this study based on its discussions with the Client about their reported needs
and their reported purpose and intended use of the study. The scope of the siudy is limited to the work necessary to provide
for the Client's purpose and use of the study, and as such, this study is nol recommended for any other use.

USPAP of the Appraisal Foundation prescribes 2 types of appraisal reports: "Appraisal Reports” and Restricted Appraisal
Reports. A Restricted Appraisal Report may be provided when the client is the only intended user, or when additional intended
users are identified by name and not by types or categories. Federal intends that the use of all its reports is limited to the
client and intended users. When reports are restricted, Federal need not provide as extensive reporting that may be found in
Appraisal Reports. The use of Restricted Appraisal Reports is limited io the client and the named intended user(s). Federal
warns that Restricted Appraisal Reports may not contain supporting rationale for all opinions and conclusions set forth in the
Restricted Appraisal Reporis.

Limit of Liability

FEDERAL APPRAISAL L L ¢
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Paige S. Walton, CCMA I, Assessor, Town of Waterford

RE: ProposalfEngagement to Provide Appraisal and Consulting Services regarding
Millstone Nuclear Power Plant
36. Federal warrants that it will perform Proposed Services in good faith and in a professional manner. Federal disclaims all other

37.

38.

39.

40.

41.

warranties, either express or implied, including, without limitation, warranties of merchantability and fitness for a particular
purpose.

Federal’s aggregate share of liability to the Client and any third pariies shall not exceed two times the total fees collected for
the portion of the Proposed Services giving rise to such fiability. Similarly the Client's aggregate share of liability to Federal
shall not exceed two times the total fees collected by Federal for the portion of the Proposed Services giving rise fo such
liability.

Any forecasts of income and expenses in the Proposed Setvices are not predictions of the future and are created for valuation
purposes. No representation is made that the model will coincide with actual future events. There will usually be differences
between the forecasts and actual results because events and circumstances frequently do not occur as expected, and those
differences may be material.

It is understood and agreed that each of the parties hereto is independent of the other and that neither party is, nor shall be
considered to be, an agent, distributor or representative of the other, Neither party shail act or represent itself, directly or by
impfication, as an agent of the other or in any manner assume or create any obligation on behalf of, or in the name of, the
other. Clientacknowledges that the full independence and authority of Federal will be maintained throughout this engagement
and that no assurances or guarantees of a value estimate or consulting recommendation have been made or are a condition
of this engagement.

In providing this service, Federal eslablishes and the Client understands and agrees that Federal assumes no responsibility
for of ownership of the risks and rewards of the Client's and user's decisions based on, or resulis that are consequential to,
the use of the Proposed Services.

The Chent will pay or reimburse Federal and its appraisers and personnel for all claims, liabilities, losses, cosls, demands,
and reasonable expenses, such as reasonable legal fees and management and administrative costs, incurred by Federal,
relating to legal or governmental actions, instigated by parties opposing Federal's work and appraisal in this engagement,
except to the extent finally judicially determined to have resulted from the bad faith or intentional misconduct of Federal.

Statements of Qualifications and Personal Histories

42.

Any statements of qualifications, resumes, and personal and/or company histories are presented in summary for markeling
purposes and to assist the client and intended users of the Proposed Services with understanding the professional
competency and experience of Federal. These statements of qualifications, resumes, and personal and/or company histories
are (1) not a complete listing of our professional experiences and qualifications and (2) not a full disclosure of our professional,
corporate, and personal inferactions and relationships.

Ownership of Federal Properties.

43.

44,

45,

Federal Technology and Copyrights. Federal has crealed, acquired or otherwise has rights in, and may, in connection with
the performance of the Proposed Services, employ, provide, modify, create, acquire or otherwise obtain rights in, various
concepts, ideas, methods, methodologies, procedures, processes, know-how, and techniques; (inciuding and without
limitation: models, templates, the generalized features of the structure, sequence and organization of software, user interfaces
and screen designs, general purpose consulting and sofiware tools, utilifies and routines, logic, coherence, and methods of
operation of systems) {collectively, the “Federal Technology and Gopyrights”).

Qwnership and Use of Deliverables. Except as provided below, upon full and final payment to Federal, the tangible items
specified as deliverables or work product in the proposal, engagement letter or contract to which these terms are attached
(the "Deliverables") wilt become the property of Client. To the extent that any Federal Technology and Copyrights are
contained in any of the Deliverables, Federal hereby grants Client, upon full and final payment to Federal, a royalty-free, fully
paid-up, worldwide, non-exclusive license to use such Federal Technology and Copyrights in connection with the
Deliverables, and only for the Deliverables, and only for the Client’s intended purpose and use as enumerated in the atiached
proposal, engagement letter or contract.

Ownership of Federal Properties. To the extent that Federal utilizes any of its property (incfuding, without limitation, the

Federal Technalogy and Copyrights, or any hardware or software of Federal in connection with the performance of the
Proposed Services; such property shall remain the property of Federal and, except for the license expressly granted in
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Paragraph (b) above, Client shall acquire no right or interest in such property. Notwithstanding anything herein to the contrary,
the parties acknowledge and agree that (a) Federal will own all rights, title, and interest, including, without limitation, all rights
under all copyright, patent, and other intellectual property laws, in and to the Federal Technology and Copyrights and (b)
Federal may employ, modify, disclose, and otherwise exploit the Federal Technology and Copyrights (including, without
limitation, providing services or creating programming or materials for other clients). Federal does not agree to any terms
that may be construed as precluding or limiting in any way its right to (a} provide consulting or other services of any kind or
nature whatsoever to any petson or entity as Federal in its sole discretion deems appropriate or (b} develop for itself, or for
others, materials that are competitive with those produced as a result of the Proposed Services, irrespective of their similarity
to the Deliverables.

Ordinary Assumptions, Extraordinary Assumptions and Hypothetical Conditions

46. Extraordinary Assumptions and Hypothetical Conditions, as defined by USPAP, will be disclosed al various points in the
Study, if applicable in the Study. We will make various minor and significant, ordinary assumptions, extraordinary assumptions
and hypothetical conditions in the Study. We will deem these assumptions and conditions as appropriate and will make these
assumptions and conditions for benefit of the analysis process. Itis our intention to disclose extraordinary assumptions and
hypothetical conditions and to disclose at least most of the significant ordinary assumptions. Their use might affect
assignment results. If any assumption or condition should be determined to be inappropriate, then our assignment results
may require revision.

State Board Clauses

47. Appraisers in Michigan are required io be licensed and are regulated by the Michigan Department of Consumer and Industry
Services, P.O. Box 30018, Lansing, Michigan 48909. Michigan requires this statement appear in all appraisals, even those
in other states.

Internal Revenue Service Clauses

48. When this Appraisal is written for the Client's use in connection with filings fo the Internal Revenue Service concerning
noncash charitable deductions, then the following condition applies to this appraisal.

The appraisers certifying this appraisal understand that their appraisal will be used in connection with a retum or claim for
refund. The appraisers also understand that, if there is a substantial or gross valuation misstatement of the value of the
property claimed on the return or claim for refund that is based on their appraisal, they may be subject to penalty under section
6605A if the Internal Revenue Code, as well as other applicable penalties. They affirm that they have not been at any time
in the three-year period ending on the date of the appraisal barred from presenting evidence or testimony before the
Department of Treasury or the Internal Revenue Service pursuant to 31 U.5>C. 330{c).

Federal Appraisal LLC EIN: 82-1591070

These general appraisal assumptions and limiting conditions were last updated June 27, 2025,
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15. Resumes

The included resumes are presented in summary for marketing purposes and fo assist the intender(s) of the report
with understanding the professicnal competency and experience of the appraisers. These resumes are (1) not a
complete listing of our professional experiences and qualifications and (2) not a full disclosure of our professional,
corporate, and personal interactions.
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Qualifications of Mark Pomykacz, MA1, ASA, Al-GRS

295 US Highway 22 E., Suile 204
Whitehouse Station, New Jersey 08889

Direct: 908.534.35%0

www.federalappraisal.com
mark@federalappraisal.com

Professional Background

Managing Partner
Federal Appraisal, LLC, New Jersey
Since 2001

General Appraisal and Advisory Qualifications

Mr. Pomykacz speciafizes in complex, non-traditional appraisal services, nationally and internationally for accountants, attorneys, the capital
markets, corporations, and governmenis cencerning development, acquisitions and dispositions, financing, investor reporting, litigation, tax and
audit issues, and asset management. Mr. Pomykacz has over 39 years of experience in business and real estate appraisal and advisory services.
He has worked on numerous asset and properly types including closely held businesses and public companies, infrastructure, power plants,
refineries, public and private utifities, corporate and investment real estate, vacant land, and special purpose properties. Mark has pariicipaled in
arbitrations, Judicial, and condemnation proceedings. Mark has written special purpose and consulting reporis, appraisals, markel and feasibitity
studies. His work is used by many Fortune 1,000 companies, Wall Sireet firms, banks, accounting and law firms, and various government
agencles.

Power & Infrastructure Analysis and Valuation Qualifications

Over the last 20 years, Mr. Pomykacz has developed an experlise in the appraisal of eleciricity generation assets, refineries, utilities, and other
infrastructure assets. His power appraisals include nuclear, fossil fuel-fired, hydro, wind, geo-thermal, solar, bio-mass, bic-gas, and other types
of power generation faciities in locations around the U.S. and the world. His ather infrastructure appraisals include power and fuel iransmission
and distribution assets, lelecommunications assefs, water and sewer assets, railroads, racetracks, petroteum refineries, bio-diesel refineries,
ethano! refineries. His infrasiructure appraisal and advisory services have been used by governments, corporations, and lenders and investors
for development, acquisition, and disposition planning, financing, 1ax and investor reporting, and litigation and accounling. Mr. Pomykacz has
appraised and advised on more than 500 infrastructure assets. He regularly testifies to his power and infrastructure appraisals.

Senlor Manager / Chief Appraiser - Eastern Sector

Deloitte & Touche LLP, New York, NY

Led mulli-discipline professional consutting group, managing national porifolios of invesiment-grade properiies, and real estate-secured assets.
Provided real estate and business valuation consutting services including banking support, mergers & acquisitions due diligence, capital markets
services, valuation services for tax and audit issues, litigation support, appraisals, and other consulling services, Clients included many Forlune
1,000 companies, REITs, Wall Street firms, banks and law firms. Afso provided real estate asse! and investment management consulling, and
properly tax appeals and management.

Vice President, Cansuitant and Appraiser

Jarome Haims Reaity, Inc., New York, NY

Consulted and appraised on varicus properly types including: office buildings, shopping mails, industrial, factory, warehouse, lof, and
manufactusing buildings, rental, cooperative, and condominium apartment buildings, mixed use buildings, special purpose properties, vacan land
for subdivision and for major urban redevelopment, partial interests, easements, right-of-way and air rights. Wrote appraisal reports, market and
feasibility studies, and reviewed appraisals wrillen by olhers. Parlicipated in arbitration, judicial, and condemnation proceedings and provided
various consultation services inciuding mortgage undenwriting, litigation support, rent-buy and pricing decisions, construction feasibility, and assel
management.

Senior Real Estate Manager and Chief Appraiser

NYC Economic Development Corp. &

NYC Department of Real Property, New York, NY

Consulted and appraised on various property types for various city redevelopment projects, condemnation, public trusts, and tax incentive
programs. Wrote appraisais, conducted market and feasibility studies, managed appralsal contraclors, and reviewed appraisals. Provided asset
management 1o projects with an aggregate value in excess of $2 billion.
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Professional Affiliations & Activities

MA, a designated member of the Appraisal Institute
Al-GRS, a designated general review spectalist of the Appraisal Institute

Leader in the Appraisal Institute Community:

Member of the Board of Directors, National, 2002, 2004 — 2006
President, Metropolitan New York Chapter, 2005
Chalr, Regional Committee, Region VI, 2006

Officer, Metropolitan New York Chapter, 2001 — 2005

Regional Director, Region Vi, 2002, 2004 — 2006
Member of Board of Directors, Metropolitan New York Chapter, 1998 - 2006
International Relations Committee Member, National, 1997 - 2005

Strategic Planning Committee, National, 2005 - 2006
Education Chair, Metropolitan New York Chapter, 1998

ASA, Accredited Senior Appraiser, Business Valuation, American Society of Appraisers

State-Certified General Real Estate Appraiser (SCGREA) Licenses:

State
Wisconsin

New York
Maine

New Jersey
Arizena

Tennessee
Montana

Connecticut
Vermont
California
Missouri
Indiana
Massachusetis
Georgia
USPAP

Rhode |sland
Florida

New
Hampshire
Pennsylvania
Michigan
Oregon
Maryland
Virginia
Hlinois

Texas

License number

2641-10
46000000871
CG3503
42RG00144500
CGA-1034162

6164
REA-RAG-LIC-
18257
RCG 00010448

080.0134240
AG043987
2022002459
CG42200022
103483
358368
7 Hour Update
CCA.0020110
RZ3225
NHCG-1064

GAQ01700R
1205069583
C001597
10807
4001018173
553.001871
TX 1380478 G

License

Expiration
Date

12/14/2027
1212312027
12/31/2026
12/31/2025

113112026

21222026
33112026

4/30/2026
5/31/2026
6/17/2026
6/30/2026
6/30/2026
71512026
71312026
412512026
10/22/2026
11/30/2026
3/31/2027

6/30/2027
713172027
713112027
8/8/2027
913072027
9/30/2027
$/30/2027

Education Background

Bachelor of Arts
Political Sclence

Rutgers University, New Brunswick, New Jersey

Appraisal Institute and Amarican Society of Appraisers

Completed all courses and examinations required to obtain and maintain the MAI, ASA and Al-GRS designations.

Royal Institution of Chartered Surveyors

Completed all courses and examinations, or equivalents, required to obtain the MRICS designation. Mr. Pormykacz was granted the MRICS
designation. Due to a lack of need, Mr. Pomykacz no longer remains a dues paying member of RICS.
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Institute for Professionals in Taxation
Completed all courses and examinations required to oblain the CMi designation. Mr. Pomykacz was granted the CMI designation. Due fo a lack
of need, Mr. Pomykacz ne longer remains a dues paying member of [PT.

Instructorships & Speaking Engagements
University/institutional Lectures/Presentations

Mr. Pomykacz taught “inceme Capitalization Theory and Technigues” (AKA Course #310), and *Uniform Standards of Professional Appraisal
Practice (AKA USPAP), Part A*. These courses are required for designation from the Appraisal Institute and for state licensing and certification,
and were offered at the following institutions.

Adjunct Assistant Professor, New York University
Instructor, Baruch College, CUNY, The Newman Real Estate Institute
Qualified Appralsal Institute Instructor, Appraisal Inslitute

Mr. Pomykacz alsc has lectured at Appraisal Institute seminars,
Business Lectures/Presentations

Mr. Pomykacz regularly speaks at various accounting, assessor, and other professional seminars and conferences. Several presentations
foliow.

American Bar Association/Institute for Professicnals in Taxation
Advanced Property Tax Seminar
Impact of Millennials on Industrial Rea! Estate & The Go Dark Hypothesis
New Orleans, LA, 2017

NRAAOQ, Annual Conference
Impact of Millennials on Real Estate
Mystic, CT, 2017

New Jersey State Bar Association Annual Conference
Borgata Decision! Appraisal Implications
Aflantic City, NJ, 2014

PEI Infrastructure Investor: New York
Managing Infrastructure Assefs: In a Post-Cheap Deb World
New York, NY, 2009

Power & Electricity World: Latin America Conference
Creating and Measuring Value: A Power Plant Development
Coral Gables Florida, 2009

Corpbanca Seminar Invitation
Fair Value Appraisal for the Real Estate Industry in Chile
Santiago, Chile, 2008

The Pan Pacific Valuation Conference
The Effects of Deregulation/Privatization on the Selection of Valuation Methodology
23rd Pan Pacific Valuation Conference,
San Francisco, 2006

Baruch College (CUNY),
“Exuberant Bubble” or "Fundamentally Socund’: Where are Real Estate Prices Going?
New York, September, 2005

The Center for Business Intelligence, now Platts, a division of McGraw-Hiil
Valuing Generation Assels — Employing Effective Due Diligence
Power Asset Mergers and Acquisitions Conference, 2004

Mathodologies for Portfolio Valuation of Power Plant Assets
6ih Annwal Electric Asset Valuation Conference, 2004

Sophisticated Valuation Techniques ~ Theory and Practice
5th Annual Electric Asset Valuation Conference, 2003

The International Association of Assessing Officers (IAAQ)
Reconciling the Reconciliation, Power Plants and Utilities
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1AAO Public Utility Section, Charleston, 2006

Recognizing & Separating Real Property, Personal Property, and intangible Values in Common Indications of Value
IAAQ Public Utility Section, Milwaukie, 2006

Cell Towers and Telecommunications Property
IAAQ Legal Update, San Francisco, 2006

Valuing Complex Properties, Power Plants
IAAC Public Utility Section, Boston, 2004

Preparation and Trial Seminar (Mock Trial)
IAAO, Las Vegas, May, 2007

Preparing for the Big One — The Trlal of a $1 Blllion Case; How a Complex Case fllustrates Basic Principles of Valuation and Trial
Practice
CAAO 14th Fall Symposium, 2008

The Wichita State University Annual Conference on the Appraisal for Ad Valorem Taxation of Communications, Energy and
Transportation Properties

Preparing for the Big One — The Trlal of a $1 Billion Case; How a Complex Case illustrates Basic Principles of Valuation and Trial
Practice
37th Annual Conference, 2007

Rate Basics — Back to the Basics for Experts, Finding a Commeon Language
40th Annual Conference, 2010

When Obsolescence is Accelerating
46% Annual Conference 2016

Rutgers University, Office of Continuing Education
Brownfields: Emerging Issues, The Economics of Green
Rutgers University, New Brunswick, New Jersey, 2008

The Long Island Society of Certified Public Accountants
Understanding Key Appraisal Concepts: Methodologies and Procedures, and Capitaiization Rates
Real Estate Committee, October, 2005

The Soclaty of Professional Assessors

Dark Store v the Force of Market Value, Big Box, Little Box and the Dark Store Hypothesis
Hasbrouck Heights, NJ, April, 2016

Borgata Declsion - Separating Real, Personal and Intangible Property
Hasbrouck Heights, NJ, April, 2014

A Case Study in Complex Litigation: Wheelabrator v City of Bridgeport
Haddam, CT, November, 2013

Appraising Complex Properties for Property Taxes: A Power Plant Case Study
Mystic, CT, Oclober, 2005

How low can you go? Cap Rates and Yield Rates Methodologies, Procedures, Market Cycle, and Current Issues
Rutherford, NJ, April, 2006

The Institute for Professicnals in Taxation, IPT, Annual Property Tax Symposium
Vatuation of Electric Generating Stations Owned by Independent Power Producers
Austin, Texas, November 2, 2010

Connecficut Association of Assessing Officers
Dark Store v the Force of Market Value, Big Box, Little Box and the Dark Store Hypothesis
University of Connecticut, CT, June, 2016

The Appraisal and Assessment of 8ig Box and Large Owner-Occupied Properties
September, 2011

New Jersey County Tax Board Association
Appraising Solar Power Assets for Property Taxatlon
September, 2011
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South Jersey Chapter of the Appraisat [nstitute
Appraising Solar Power Assets
September, 2011
Artictes and Publications
“The Appraisal of Power Plants”, The Appraisal Journal, Summer 2014

This article won the 2014 Swango Award. The Appraisal Journafs Editorial Board presents the Swango Award to the best arlicle published
during the previous year on residential, general, or technology-refated topics, or for original research of benefit 1o real estate analysts and

valuers.
“The Appraisat of an Appraisal Company”, The Appraisal Joumnal, Issue 4, 2023.
This article won the 2024 Swango Award. The Appraisel Journafs Editorial Board presents the Swango Award to the best article published
s:{:jr;gr St.he previous year on residential, general, or technology-related topics, or for original research of benefit to real estate analysts and
“Benford's Law in Appraisal”, The Appraisal Journal, Winter 2017
“Options in Real Estale Valuation”, The Appraisal Journal, Summer 2013
Reviewer for the "Real Estate Valuation in Global Markets”, Second Edition, The Appraisal Institule, 2010, ISBN 978-1-935328-12-4
“Defining and Supporting Enfrepreneurial Profit and Incentive, and External Obselescence”, The Appraisal Journal, Winter 2010
“Relationships between the Overall Property and Its Parts, and the Three Approaches to Value”, The Appraisal Journal, Winter 2009

"The Energy for Change: Building Our Alternative Energy Future”,
Properly World, Royal Institution of Chartered Surveyors, Winter 2009

"Corridor Valuation, the ATF Method, and Maximally Productive Uses, Recent Observations from the Rail Line”
Right of Way Journal, International Right of Way Association, September 2008

“Gorrecting Properly Taxes on High-Vaiue Properties”, Unpublished, July 2004

"A Generalized Analysis to Determine Three Unknowns; Value, Real Estate Taxes and Real Eslate Tax Recoveries”
Assessment Journal, Summer 2003

“Property Taxes, A Silver Lining", Energy Pulse, July 2003
"Considerations for Valuation and Litigation”, Deloilte & Touche Real Estate Newsletter, New York, April 2000

"Reducing Property Taxes in a Rising Market", Real Estate New York, February 1998

Resume last revised July 8, 2025
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The list below sets out commonly requested documents and information that we will need to perform your appraisal.
Additional information may be needed to complete the appraisal. Please forward each piece of information requested
as soon as each becomes available. This will allow us to amend the information request, request additional
information, terminate other requests, and commence work as soon as possible.

1
|
|
16. Information Request

We prefer that you deliver the information in an electronic format.

Confidentiality: All information and documents provided to us will be maintained in confidence according to the

. Generai
A.
B.

C.

sTreammo O

=

m OO0 W

Uniform Standards of Professional Appraisal Practice (USPAP), the Appraisal institute, Federal Appraisal policies
and procedures, applicable laws and regulations, and any confidentiality agreement we have with you.

General description of the property

Contact information for all persons holding needed information including their name, title, company,
telephone, facsimile, and e-mail address

Contact information for site inspections for appropriate person(s) to arrange site inspection of the
property including name, title, company, telephone, facsimile, and e-mail address

II. Company Information, when applicable.
A.
B.

A brief company history, including the date and place of incorporation
Information regarding company operations, including major lines of business, supply and distribution
channels, products, services, geographical locations, strategies, and customer markets served
A summary of any planned or anticipated changes to the current operations, including a copy of any
documented strategic plans
Description of current corporate structure, including subsidiaries and affiliates
An organizational chart of the company and its subsidiaries
Copies of prior valuation reporis or appraisal work on the business or its component assets
Marketing brochures or materials for the company and its products
The name of the company’s legal counsel
The name of the company’s independent auditors
Infoermation on any contingent liabilities, confractual obligations, or ongoing and/or pending litigation
that existed as of the Valuation Date
Deal volume information, including:
1. Sizeftype of deals completed
2. Number of deals completed over a five-year pericd
3. Details on major deals

[{l. Overall Physical and Intangible Assets
A

List all facilities the company occupies, whether owned or leased, including their addresses,
approximate square foot area, and a summary of lease terms
Describe any properly, plant, or equipment the company owns but does not currently use in
aperations
List all assets under management
Drescribe all internally developed or purchased intangible assets, including the date received and
expiration date
For all purchased intangible assets, please detail:

a. The rationale for and nature of the acquisition

b. Whether they were acquired in an arm's-length transaction

¢. List registered and pending trademarks, patents, and copyrights the company owns

IV. Physical Description of Assets

moow»

Design and technical specifications of the property
Improvement plans and drawings, including floor plans
Size of property

initial construction date of the property

Dates of major additions

FEDERAL APPRAISAL LLc
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Tom

—

K.

Commencement date of commercial operations for the property
Color photographs and aerial pictures of the property
information regarding any construction work in progress and proposed future development or
renovation projects (cost information, surveys, drawings, etc.)
Description and/or reports on environmental issues and/or surveys
Land description
1. Site plan drawings and site utility plans for the properly
2. Site surveys for the property including any development sites
3. ldentification of boundaries {legal descriptions for the property including the development
sites)
4. Boundaries of transmission property {interfaces)
5. Special access, i.e. rail road, limited road access
6. Property tax cards and / or tax maps of the property
information on special issues

V. Sales and leasing history

A.

B.
C.

D.

Any brochures, marketing, or offering information that may relate to the property, either for lease or
for sale, current or within the last three years

Copies or abstracts of all agreements to buy/sell any of the parcels

Description of all acquisitions or dispositions involving the property and its related parcels that
occurred in the last five years, including the price offered, on what terms, who made the offer, and
the result.

Current rent roll for the property

VI. Professional Reports

A

B.
C.
D.

Engineering and consulting reports and/for studies
Environment Reports

L egal or accounting reports

Consulting reports

VII. Contracts and agreements

A
B.

C.
D.

E.

Copies or abstracts of all leases and licenses involving the property and related parcels

Copies of any material contracts between the company and its customers or the company and its
suppliers; include summaries of any such contracts lasting more than one year

Copies of significant franchise or distributorship agreements

Coples or abstracts of operations and maintenance or supply contracts

Copies or abstracts of special issues contracts, i.e. water rights, supply, licenses, leases, and permits

Vill.Financial Records

A

B.
C.

I @ mMm O

[

Financial statements for five fiscal years prior to the valuation date, including all revenues and
operating expenses for the property

interim financial statements for the year of the valuation date

Copies of any prospective financial information, such as budgets, forecasts, business plans,
strategic plans, or capital budgets, including the assumptions used for a five-year period, as of the

Valuation Date; include a schedule of anticipated interest expense, depreciation, capital

expenditures, working capital, and exiraordinary cash disbursements or receipts

A schedule of any anticipated financing needs and capital expense budgets for the next five years,

including anlicipated terms
Entity income tax returns for five fiscal years prior to the valuation date

All budgets, forecasts, and business plans developed by the company’s management and/or
outside consultants for relevant periods

information regarding any unusual, nonrecurring, extraordinary, or special accounting items during

the five years preceding the Valuation Date nol specifically disclosed in the financial statements
A schedule of the debt held as of the Valuation Date, including the cost of each component, if it
differs from the schedule in the financial statements

A list of any loans to or from officers, directors, and stockholders as of the Valuation Date
Information on any non-operating income, assets, or any off-balance sheet liabifities (such as
pending litigation, compliance requirements, service liabilities, etc.)

Details of any significant off-balance sheet financing

FEDERAL APPRAISAL LLGC
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L. Details on any investments held as of the Valuation Date in corporations, partnerships, and/or joint
ventures, including the interest held and a description of the investiment
IX. Public media reports or government reports on the properly
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17. Federal Appraisal LLC — The Appraisal of Power Plants
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The Appraisal of
Power Plants

by Mark Pomykacz, MAI and Chris Olimsted

- ower plants, also called electricity generating stations, often present
unique and interesting appraisal problems, Power plants can range in value
from being worth billions of dollars to having substantial liabilities. Their
various technologies differ as ninch as those of motorcycles, cdrs, and trucks.
Their markets are peculiar, with a mix of market forces and regulated
affairs. The uses of the appraisals are also varied, ranging from acquisitions,
financing, regulalion, Jitigation, or property tax purposes, to Internal Revenue
Service (IRS) or Securities and Exchange Commission (SEG) reporting. The
following discussion will address the issues and methodologies involied in
power plani appraisal.

The Nature of Power Plants

Power plants generate eleelricity, their main product and income source,
through a combination of processes depending on the technology. Most tech-
nologies convert one form of energy, such as chemical (heal from coal, gas,
oil, or uranium to steam) or poteniial kinetic energy (gas, oil, hydre, wind,
geothermal), to mechanical movement (furbines or engines) and then into
electron flow (genevators). Other lechnologies also exist, most notably solar.
Power plants have other products and services, such as capacity revenue and
other ancillary services, and these can be substantial ssurces of revenue,

Measures of Performance

The units of value for power plants are usuatly kilowatts (kW), megawalis
(MW), KW hours (kWh), or MW hours (MWh). A common unit of perfor-
mance is the capacity factor, which is analogous to occupancy/vacancy
rates. Capacity factors measure what is actually produced compared to what
could theorétically be praduced, and are expressed as percentiages. Capacity
factors are driven by a combinaticn of technological limitations and market
demand. Typically; wind, hydro, and solar produce electricily only when
there is wind, water, and sun. Nuclear and coal plants run nonstep until
refueling or maintenance requires a shutdown. Gas turbines run when the
market price Tor electricity supports the cost of operations. As plants age and
become increasingly funcltionally obsolete, or less economieally viable, their
capacity factors fall, until economic infeasibility sets in. Table 1 shows the
Energy Information Agency’s (EIA’s) eslimates of typical capacity factors and

%Jh.@.&pma]aat Joumnal, Summer 2014 The Apprisal of Pewar Plants
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life spans for a variety of different lechnologies,
as well as a range of capacity factors encountered
in the market.!

Another measure of performance is heaf rate,
which expresses the amiount of heat energy needed
to generate a unit of electricity. It is an expression of
efficiency; the lower the heat rate is the better. The
newer gas planis are so much more efficient that
they oflen create obselescence in older plants, Heat
rates do not.inform as to The impact of fuel prices.
There are dramatic differences in the cost of different
types of fuel. Table 2 shows the EIA data on typical
heat rates and fuel costs for a variety of different
technologies.

Another frequently used economic measwre is
the spark spread, which measures the difference

Table 1 Typlcal Capacity Factors and Life Span

bebween the price of the electricity and the price of
fuel for a specific plant. It is usefui {o compare this
to the sum of a}l other expenses al a specific plant at
any given moment. As commodities, eleciricity and
fuel prices can change firom moment to moment, and
frequently do so dramatically. Decisions to operate,
or not to ocperate, must be made froth moment to
moment. When fuel prices are sufficiently lower
than the piice of electricily, it is Tinancially feasible
10 operale the plant. Peaking plants, which generally
run only when there is high demand, complete this
analysis daily, sometimes howrly, Peaking plants,
such as natiiral gas pldanis, may produce eleclricily
only when electricity prices ave high and fuel prices
are low, gs compaied to base-load planis, such as

nuclear, coal, and large hydroelectric plants, which

Capacity Factor

Technology EIA Estimate Market Experlence Ltfe Span (yrs)
Nuclear S0% 90%--95% A0—60
Coat 85% 50%—85% 55
Natural Gas B7% 3%—65% 35
Larger Hydro 52% 25%—-60% 50—100+
wind 34% 20%--35% 25
Solar 25% 18%—23% 25

ol 10%—20% 0%—10% 25
Gecthernal 92% B85%—905% 1020

Table 2 Typical Heat Rate and Fuel Costs

Technology EIA Heat Rate* EIA Fuel Costs?
MNuclear 10,479 $0.70
Coal 10,498 $2.38
Natural Gas 8,039 $3.42
Hydro N/A $0.00
Wind N/A $0.00
Sotat N/A $0,00
ol 10,991 $12.48
Geothermal N/A $0.00

*Heal rate tepresents BTUs per lafowall hour (BTU pef Kith).
‘truel costs are doflarg per millon Bils (§/MMBTYY .
Squre: EtAAnrual Enasgy Cutiock 2013; data reported for 2041,

1. The US Department of Enetgy’s Energy Information Agency (E1A} pubtishes volumes of reports on energy issues. The ElA reports ace useful and sre

frequenty used as benchmarks in the industry, but its data does not provide the accuracy needed for some appraisal work.

The Aporisal.of Power.Blants

Yhe Appratsal fournal, Summer 201.4@
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usually run regardless of the hourly fliictuations in
eleetricity and fuel prices.

Unlike most general real éstate, where it is
extremely rare forprudent management to withhold
renting space for lemporary periods due to low
market prices, peaking plants and older base-load
technologies often prudently withhold production
due to low markel prices for electricity and/or high
fuel costs, In effect, at those limes the highest and best
use analysis for these plants fails the test for financial
feasibility, hopefully only temporarily. However, this
may indicate economic or functional obsolescence,
Since the decision to operate or not operate is an
option, some power plant appraisals require option
valuations, such as Monte Carlo simulations.

The various generation technologies have vastly
different characteristics. Muclear and ¢oal are base
load {intended to run nonstop for months at a time).
They have historically represented the meost common
source of electricity in the United States, accounting
for roughly 59%% of the supply. They are expensive
to buiild, abd construction takes many years, Natural
gas is the supply technology at the marging, and in
recent years lias been taking away base-load market
share from coal plants. In part this is because of
advances in hydro fraciuring extraction technology,
which cimrently is lowering natural gas prices and
therefore also electricity prices for all technologies.
Natural gas plants are also generally less expensive
1o conslrucl, and ean be construcied in relatively
short periods of time, Oil-fired power plants are
rarely cost competitive at present, because petroleum
prices are higher than the other energy sources for
electricity generation. Hydro, 5olar, and whid have no
substantial fuel expenses, bul are very expensive lo
consinuct. There aré numerous other less-common
and developing technologies. Each technology has its
own distinct physical and economic characteristics,
and therefore appraisal considerations also must
vary by technology.

Currently, there is no effective way to store
electricity oii'a large scale, It miusl be consumed the
momenl it is generated. Further, the transmission
and distribulion grid (the grid) cannot contain any
more or less supply thasis precisely needed to mieet
eurrent demand. Therefore, if deinand increases or
decreases in any given moment, the supply must be
increased ordecreased instantaneously in response.

2. EN Monthly Energy Revisw July 2014; data reported for year 2013
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If demand increases over time, new grid additions
are needed. Power plants must be located where the
grid has an ability 1o receive the electricity, which is.
not always where the demand is located. This is both
difficult and costly, and is why special payments,
known as capacity payments, must be made to
generators in order fo ensure that {he gl"id has the
supply it needs the very moment it demands it and
exactly swhere it needs it.

The demand for electricity in all markels
changes substantially over fime, both seasonally
and hourly, with the summer afternoon hours often
being the highest denmand hours du¢ to the need
for air conditioning. In ‘practice, in deregulated
markefs system operators make decisions for the
grid about how much electricity to generate, and
decide which plants will generate and which will
not. The decisions are based on rules to minimize
electricity prices, lempered with reliability and
environmental considerations, In practice, system
operators make dispatch plans a day in advance
with hourly and sometime minule-by-minuie
adjusiments, Geénerally, syster operators plan well
for day-ahead demand and supply. Still, electricity
prices remain as variable as many commnodity
prices, and vary substantially throughout the year
Sometimes, such as during periods of unplanned
mainfenance al base-load planis or extieine iweather,
electricity prices can vary dramatically, as shown in
the example in Table 3,

In the power generation industry, “at the
margins” means when additional supply is needed
to meet the newesl or most-recent increment of
demand, Under cwrent market condilions, itis most
likely a natural gas plaat that will be dispatched to
supply it. Base-load technologies, such as nuclear,
eoal, and larger hydie plants, are always dispatched
first, because they are usually the least-expensive
power They are the least expensive because their
fuel costs are lower and their very high original
construction costs have been effectively paid down.
Wind, solar, and small hydl‘o plants are intermittént
and are usually dispatched whenever they are
available, as they are relatively inexpensive afler
constiuction subsidies are considered, and green
initiatives prioritize these sources of energy. If this
base-load and intermittent supply does not meet
the demand in the market at any given moment,
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Table 3 Variability in. 2042 Electricity Prices, PIM, Northern lllinois Hub

Statistlc

Average yearty price

Average suminer price (June, July, August)
Average hourly price (9 am ta & pn)
Averade hourly price {2 pm'ta 7 pmy)
Lowest yearly price

Highest yearly price

Range with one standard deviation below/above yearly average

($/Mwh)
$28.57
$32.34
$32.51
$35,29

$0.00
$224.71
$16.97/$40.47

Nole: PIi s the system operator for the grid in 8 region of lnois

then otlier teclhmologies such as gas and oil will be
dispatched to fill the gap.

Each technology has its own economijclife cycle.
Powerplanis are more like automobiles than general
comruercial real estate in that they have finite physical
and economic lives. Each type of power plant has
unique construction costs and timing. Generally,
nuclear, coal, and larger hydro plants take up to four
to six years to build; gas and oil plants, as welias wind,
take about eighteen months to complete and solar
photoveltaic plants take around six months. Further,
each type has ils own operating costs. Consequenily,
it is difficult but not impossible to compare one
technaology to anether. Such comparisons are
needed for feasibility and planning, and government
regulation, and are sometimes used in alternative-
lechnology cost approaches and levelized cost of
energy (LCOE) analyses3

Power plants are complex combinations of
real property, personal property (machinery and
equipment), and often business intangibles® (like fuel
supply coniracits or power pun chase agreements).
The degree that a power plant consists of real or
perso_n_ai property or business intangibles depends
on the definitions in the law that has jurisdietion
ovel the appraisal context. For éexample, turbines
may be considered io be real propeity in oue state
for ad valorem taxation; and personzil property in
another. They may also be classified as shorter- or
longer-lived items for depreciation under state and
federal law. Environmental safety improvements
may be tax exempt in one state and fully laxable

in anathér. Despite these complexities, the main
revenues—electricity and capacity revenues—are
earned froni all the assets as a combination. 1 is
rarely easy to discern what or how much of the
income is atiributable to real, personal, or business
intangible properly. Power plants are very rarely
rented. The real property at power plants is also very
rarely rented separately from the other assels, and
when renled separately is usually part of structured
financing that limils the lease’s probative utility.

Electric Utility Deregulation

The electricity supply industry can be divided into
four segments: generation, transmission, distribu-
tion, and miscellaneous services. Deregulation
impacted the generation segment of the industry.
Dereguia_tion developed over a number.of years and
developed differently in different states. Many states
are ot yet deregulated. The differences have a eriti-
cal impact on the appraisal of power plants.

The Federal Energy Regulatory Commission
(FERC) was established in 1977 to regulale the
electricily industry. Prior to 1977, the electricity
industry throughout the country was conducted by
state-regulated, vertically integrated monopolies.
(generation; transmission, and distribution). In 1992,
1he Energy Policy -Act (EPACT), was signed inlo
law. EPACT required open access for transmission
in order to establish a wholesale electricity
market. Utility monopolies could not refuse to
hransmit competitor’s power over the monopolies’
Iransmission and distribulion giid.

3. Levelited cost of energy (LCOE) is the cost of genetating eleckicity for a particufar syslem, including all the costs of initial investment, operations and
maintenance, fuel, and cepital, The LCOE is the minimum price atwhich energy must be sold for an energy project to break even; hitpy/ fwwvnvel gov/

analysis /tech_lcos, documentation. himl.

4, Intangiblz assets include *aoniphysicat assets such as fanchises, tradénarks, patents. copyrights, goodail, ‘equities, mineral lights, securities and
contracts (s distinguished from physical assets) that grant tights and prisileges, and have value for the owner.” lnfernational Gissdry of Busingss
Velualion Terms available in Appraisal Institute, The Dictionary of Real Estate Appraisal, 5ih ed. {Chicago: Appiaisal Institute, 2010). 239,

The Appralsal Journal, Summer. 2014

The.Apprisal of Power Plants

FEDERAL

APPRAISAL LLC



Paige S. Walton, CCMA 1l, Assessor, Town of Waterford

RE:

Proposal/Engagement to Provide Appraisal and Consulting Services regarding
Milistone Nuclear Power Plant

In 1596, FERC issued Orders 888 and 889 o
definitively resolve full wholesale power generation
competition and open access to iransmission and
distribution. The intent was for each segment within
the histotically vertically integrated industiy to be
priced separately Lo prevent ewners of lransmission
and power plants from offeriing preferential
treatment to their own plants. As a result, public
utility companiés in many stales have divested
themselves of their electricy gemerating power plants
intg new “independent,” derégulated companies,
while retaining the regulated. ransmission and
distribution activities. Alse as 4 resull of thiése
acts and arders, the financial structure of the
electricy generating industry changed from one
of capital investment dependence (i.¢., measured
by constritction cost) to one driven by competition
and income (i.e., measured by operaling income
and expenses).

Impact of Deragulation on Appralsal

Today, only about one-third of the states are dereg-
ulated, and the country has two fypes of power
generation markeéts: regulated and dereguiated. Each
has its own basis of value,

Regulated Markets. In the regulated monopoly
states, the cost approach remains the best indica-
tor of value, and the income capitalization and sale
comparison approaches are ravely effective appraisal
techniques. Historically, regulators allowed a regu-
lated uii'}ity o construct power plant assets so that the
ulility could meet its obligations to provide eleciricity
to conswmers but only provide an adequate return
1o investors, The cost basis for the recovery (the rate
base) was calculated to provide a predetermined
relurn on investment for a plant, regardless of the
economic fundamentals affecting the plant. As a
result, appraisers rightfully favored cost methodolo-
gies because théy more accurately reflected the true
value of regulaled power plants, as the regulating
commissions had Iega_!ly connected the income from
the power plants to the cost of building the power
planis. Elficiency and profilability ‘were secondary
concerns, but investment risk was low. In regulated
power markets, income is fixed by regulation o
the cost of conshiuction, via a rate of return that is
established by the regulating commission. Thus, the
income capitalization approach is circular to the cost
approach and is not probative to value.

=4 The Appralsal Journal, Summer. 2014

In vertically integrateéd regulated utilities, power
plants were rarely sold separalely, and there was
little or no market for such assels. In regulated
markets, power plants are usually eonsidered
special property used solely by vertically integrated,
regulated utililies. Thus, the sales comparison
approach is also very rarely informative.

Deregulated Maxkets. Once the power market
was deregulaled, the Tegal link between cost and
income was broken. Investois were requited by the
forces of economics, not regulation, o value electric
generalion power plants like any other income-
producing asset—by forecasting the anticipated
cash ftows available to investors over the usefu Jife
of the investment. The value of a plant was no longer
based on the cost to construct it but ratherbased on
its profilability. Power plant developers would no
longer be guaranteed a low-risk return (income)
that matched their cost to build. Under deregula-
tion, réturns arve not guaranteed and bankmlpt_é)’. is
a real possibility, but potentially higher returns are
the new revard.

in deregulaled markets, buyers, sellers,
and analysts Llni\'elisaily emphasize the income
capitalization approach, where expected income
and rates of retwin are hased on unregulated market
conditions. In deregulated markets, costs may be
incurred, but the deveioper has np guaranlée of
making an adeguate return. The coest approach
in derégulated markets remains useful when
the appraiser properly accounts for all forms of
obsolescence, and the approach remains highly
probative when appraising special improvements
and assets within the combination of assets at
a power plant. In a deregulated maiket, there. is
an active market for power plants separale from
transmission.and distribution assets. The sales
comiparison approach can be used when market
data is sufficient, as with the sales comparison
approach for any general cominercial property. In
conclusion, all three approaches to value usually
can be applicable to power plants that are located
in deregulated markets,

Cost Approach

CostValua Refatlonshlp and Disconnect

The basic concern surrounding the cost approach
for power plants is that often cost does not equal
value. When applicable, the cost approach reflects
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market thinking by recegnizing that market partici-
pants sometimes judge the vaiue of a power plant
by considering the cost to create the improvements.
However, depending on the cycle of the market and
the age and legal statits of the plant, simple, unad-
justed costis unlikely to equal market value. Unless
the appraisal fully reflects all fornis of depréciation
(physical, functional, and external), then the cost
estimate will diverge from market value.

The job of estimating each of the various
foinis ¢f depreciation at poiver planis is often
problematic and sometimes practically impossible.
Unlike general real estate, wheie the property wiil
conlinue to function ifitis adequately maintained,
even well-maintained power plants may suffer
¢ritical economic and functional sbsolescence.
Common types of cbsolescence include obsolete
engineering designs and inefficiency (from a poor
original design or new technologies entering the
market); obsolete environmenlal designs (legal/
regulatory); original cest averruns; current
operating-cost inefficiencies (excessive operating
costs); and physical aging in a limiied life span.
Table 4 shows EIA data and market data on
typical overnighl construction costs for a variety of
technologies, Overnight construction cosis are the
costs of construciion if no interest was paid dm-ing
construction, s if the project was constructed
overnight. In Table 4, the interest expenses were

Table 4 Typical Construction Costs ($/kW)

estimated at a 7% interest rate over the period of
construction in order to estimate the all-in costs
of construction.

Cost Approach to Measure Parts of the Whole
While someiimes problematic for overall plant
valuation, the cost approach is especially useful for
appraising the different components of the overall
power plant, including real and personal property,
tangible and intangible properly, laxable and non-
laxable property, and the various classes of property
atpower plants. A powerplant is sometimes referred
to as a business combination, an overall asset, or.a
business enterprise.? The market value of the over-
all asset is referved to as the overall market value
of the plani, or the value of a going concein. The
components are sometimes referred to as partial
interests or asset classes, When used in conjunction
with the sales comparison and inceme capitalization
approaches, the cost approach affords cie of the best
appraisal techniques to allocate the market value of
an overall asset to the various partial interests and
asset classes of a plant.

Reproduction vs. Replacement
Approaches

Both of the two main cost methods-—reproduction
cost and replacement cost—are vegularly applied
to power plants,

EIA Overnlght Market Experlence Time to Construct

Tachnology Costs* Overnlght Costs {yrs) AlkIn Costs!?
Nuctear $5,530 $7,000 6.0 $10,641
Coal $2,934 $2,800 4.5 $3,833
Natural Gas $1,023 $1,100 1.5 $4,221
Hydro $2,936 $4,000 5.0 $5,671
Wind $2,213 $2,500 20 $2,875
Solar $4,183 $2,000 0.5 $2,071
Qlf N/A $800 1.0 $858
Geothermal $4,362 $4,500 3.0 $5,548

“v EIA Aprosd Energy Otlook 2013, -

T Includes interest during constiuglion; nterest Expense oomputéd al 7.0%.

6. A bushess snlerprise Is “a commerctal, industrial, senice, of investmant entity {or a combinaticn thereof) puesuing an economic activity.” Thid., 237,

6. Going toncern vakre is "the value of a tusiness enteiprise that is expeoted 10 continue to dperale into the futwe, The intangile elements of Geing
Concetn Vakie result flom faclors such as having a trained work force, an operstional plant, and the necessaty licenses, systers, and proceduies in
place.” lbid., 236.
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Trended Original Cost Method

Although ravely utilized to value general real eslate,
the trended original cost (TOC) method, a type of
reproduction approach, is frequently used for elec-
tric utility as<ets. Historical cost information, even if
decades old, is regularly available on power plants.

In a TOC analysis, the reproduction cost
new (RCN) is computed by trending the original
(histotical) construction costs to the effective
date of the appraisal, This methodology is widely
recognized by power plant appraisers, regulators,
and courts. This is the predominani appraisal
technique in régulated states for rate-base analysis.
The usefulness of the TOC method is contingent
on the accuracy and completeness of the historical
cost information and on the trending method used.
To successfully use Irending, the costs by date of
expenditure must be reliable and available for each
class of assets for the entive plant, and the costs must
also include capital repairs made since original
conshuction,

Vartoiis widely accepted cost trend references
provide ihe basis for the trending of power plant
construction cosls. The indices do not give prices
for specific cost items in either the historical period
or the current period, Rather they provide the
changein cost, the delta, betvween the different dates,
Appraisers apply that delta to the actual original cost
at the subject plant to gel an RCN as of the appraisal
date. The proper indices can be applied to specific
cost items, suich as bricks, or to whole categories of
power plant items, such as turbine generalors.

Cost per Capacliy Method

The cgst per capacity method is a replacement cost
approach. Cost per-capacity is estimated by mulli-
plying unit cost (usually $/kW . of capacity) by the
number of units at the subject plant. The unit cost
can be developed from a varviety of sourees includ-
ing research publications, government estimates,
contractor estimates, manufacturer estimates, ovwner
estimates, or the comparative-unit method.

The cost per capacity method is relatively
practical and is used by many markel participants
because of its simplicity and availability. Howeéver,
the apparent simplicity of the cosl per capacity
methed can be misleading. It is somclinies difficult
to reconcile the vast differences between the various
cost sources and the subject plant, and between this

cost approach and the other approaches. Alse, this
method often is less precise than others.

Alternative Technology Analysis

An alternative technology analysis (ATA} is a replace-
ment cost technique. It is based on the principle
that value ts based on the functionality that the
improvements affoix its dvwner, not the materials
and design used to make the improvements. This
approach assumnies that it is not the details of how the
improvements generate the power that create value,
but rather that the improvements generate a certain
quantity and quality of power that is marketableina
certain way. For example, wheén appraising a nuclear
power plany, an ATA could consider the costio build
a natural gas technology alternative plant with an
identical MW rating and capacity factor. The ATA
would consider the capital expendilure differences
as well as the performance, operaling, and fuel
expense differences between the nuclear plant and
the alternative gas plant.

Today, the popular choice for the alternative
technology le use in such an analysis is natural gas,
in part because itis the fechnelogy at the margins. For
appraisers, who understand the importance of using
comparable sales or replacément costs that match
the functionality and highest and besi.use of the
subject property, the ATA method is understandably
valid. Some non-appraisers and courts have difficulty
accepting this technique, even though it is commenly
employeﬂ hy market participants. -

Depreciation

Physlcal Deterioration

Estimating physical deterioration is often the
main source of concern about the validity of a cost
approach on power plants. Typical depreciation
techniques can be as simple as a single age-over-
life vatio or as complicaled as the breakdown of the
subject’s assets into their various components for
individual consideration.

Models based on the economic age-life method
are among the most widely used depreciation
techniques for power plants. Physical deterioration
can be estimated by the straight-line method, and
by the age-life method, using mortality dispersion
techniques. Often the effective age plusthe remaining
useful life is equivalent to the service life. Accounting
and bookkeeping lives are nol appropriate for
appraisal purposes. Physical life may be longerthan
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the average service life, but it may nof accurately
represent the usefulness of the service of an asset
due to economic or legal reasons. The effective age
shouid reflect the conditions of the plant, which
often are riot the chronological {actual or historical)
age: It should alse be recognized that the expected
remaining service lifé of a plant might change during
its life cycle for reasons other than progressing
chronological age (i.e., economic or legal reasons).

Functional Obsolescence

Functional obsolescence is common al poyver plants
and is often easily spotted. The types of functional
obsolescence frequently found include deficiencies
requiring an addition, deficiencies requiring a modi-
fication, deficiencies requiring additional operating
costs, and super-adequacies. Often these deficien-
cies are incurable, in botl the shoit and Jong tern,
Given that thereproduction approach is common for
plants, but does not intrinsically exclude functional
obsolescence, appraisers will expend considerable
effort on delermining functional obsoléscence.

Economic Obsolescence

Changes in market demand, fransmission and dis-
tribution, federal or siate law, the economy, and
any operational constraints external to the asset
frequenily cause economic obsolescence at power
plants, Usually their impacton value canbe meastived
by capitalizing the expected losses in earnings over
the périod that the condition is expected to exist: In
the broadest sense, since deregulation was instituted,
the capital improvements made before deregulation
may no longer have the ability te produce the origi-
nally expected return on the investment. This less in

Table 8 Levelized Cost of Energy ($/MWh)

potential creates a form of economic obsolescence
that is known as stranded cosls,

Commaon lechniques used for estimating
functional and economic obsolescence include
the capitalization of excess operating costs and
the capitalization of income shortfalls. In both,
income capitalization techniques are employed to
evaluate the loss in value from specific operating or
capital costs, or from an inability 1o earn income.
While not adequate to measure the value of the
obsolescence, the existence of obsalescence is often
easily discovered by comparing overall income
and sales values o the replacement cost new less
physical depreciation (RCNLD). Any difference
can be attributed 1o either funcHonal or econoiic
obsolescence o1 both.

Levelized Cost of Energy

An example of functional and economic ohsoles-
cence can be seen in Table 5. It is not enough to
eompare the cost to construct different types of
power plants lo measure the ebsolescence. Fuel, for
example, plays a major role in obsolescence. The
table reflects the construction costs combined with
fuel; operaling expenses, and other considerations,
such as financing cests, time to constiuct, capacity
factors, and life spans, The table does not reflect the
impact of current government incentives, Nor does
it reflect externat costs (pollution, decommissioning
costs, transmission costs) o historically paid incen-
tives and infrastiucture (nuclear R&D, railroads, gas
pipelines). The table shovs that some technoelogies
do not compete effectively. In practice, conditions at
each plant vary substantiaily, making the obsoles-
cence either better or worse.

Technology ElA* Market Expetlence
Nuclear $108.40 $46.08
Coal $123.00 $47.47
Natural gas $65.60 $52.17
Hydro $90.30 $27.08
wind $86.60 $57.18
Solar $144.30 $57.43
Qil MN/A $556.37
Geothermatl $89.60 $59.21

Reflecting External
Reflecting Incentives Costs?
$41.73 $49.35
$47.17 $45,98
$52,17 $52.17
$27.05 $27.05
$46.24 $46.24
$45.61 $45.61
$556.37 $564.21
$47.49 $47.49

* EIA Afnal Enesgy Qutlock 2013,
1 Refects decommizsicnap and extemal poEuticn abatement costs.
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Land Value

The land at pewer plants often contributes little
to the overall value. A across the fence method,”
assuming highest and best use similar to the prop-
erties from “across the fence,” is typically employed
to measure the value of the underlying land. The
value of licenses, permits, and approvals for the
power-generation . activity, which can be substan-
tial, are generally accounted for in the soft cost
of construction.

Real, Personal, and Buslness Reslduals
Depending on the use of the appraisal, there are
ocecasions when the value of some real and personal
property, and business intangibles must be removed
from the overall plant valualion. For properiy tax
appraisal purposes, the value of any fax exempt prop-
ety must be removed. For IRS and SEC reporling,
the value of exisling conlracts must be separately
reported from the rest. A residual technigue is often
the best method to isolate the value of the target
assets. In general real estate appraisals, a land resid-
ual is where the overallreal estate value (W) minus
building value (7,) equals land value (F}). In power
plant appraisals, the residual formula is overall plant
value (F;) minus excludable value (V) equals the
value of the balance of the plant (V5. which is the
appraisdl targel vilue of the subject property ().

" In property lax appraisal, excludable property
commoily includes fuel inventory, pollution
control improvements, contracts for fuel supply,
conlracls for the sale of electricity, power purchase
agreements, workforce in piace, specialized
documents (including policies and procedures,
manuals, compuler software, and drawings), and
working capilal accounts, As discussed earlier, the
cost approach is usually the best method to estimate
the value of the excludable langible propeity. The
value of fuel inventory and of the workforce in
place isusually estimalted via avoided cosl methods,
Contracts are usually appraised via a comparison
of the plant income streams with and sithout the
contracls, in the same way that.a Jeasehold analysis
compares fee simple income streams to leased fee
income sfreamis,

Sales Comparison Approach
While the use of the sales comparison approach
is common in the appraisal of general commer-
cial properties, this approach is rarely useful in
power plant appraisals. Research for information
on sales of comparable power planls ravely yields
appropriate and adequate data for use in a credible
sales comparison approach. The market for power
plants is national, and sometimes international. It
is relatively easy to find evidence of an active sales
nvarket. However, relevant eritical details about the
individual sales are ofien uinattainable. An important
qualification of each credible comparable sale is lhe
level of supporiing data that is publicly available.
Since many details concerning the sales of power
plants are confidential, the sales ave not adequately
verifiable and/or cannot be soundly adjusted. Since
power plants are typically business combinations,
the sales are for combinalions of assets: real,
personal, and business assets. Most sales include
corporate (business) and personal property assets.
Further, these transactions oflen include assets
beyond the langible power plant, suich as investment
participation, finaneing, partial intevests, offtake and
supply contracts, and othervaluable closing contin-
gencies? Buyers and sellers dre under no obligation
to publicly repoat the portion of the price attributable
to the parts of the total sale price in a format that is
useful to appraisers. For e;_(afnple‘, many power plant
sales include power purchase agreements (PPAs),
vwhich usually. have significant price-impacting
characteristics. However, it is typically unclear lron:
the publicly available dala on the transactions what
effect the PPAs had on each sale price, While there
frequently is available data to identify comparablé
sales, [here is not sufficient public data in many cases
to complete a eredible appraisal adjustment process.
A variety of adjustments are needed in the sales
coniparison approach. Market conidition adjus_tme_nts
are important as values for power plants change
frequently due to macroeconomic conditions;
including trends in the general economy, fuel prices,
regulations, and green energy. Adjusiments for
physical characieristics are typically made for plant
design, fuel type, unit size; shutdown nits, capacity
factor, heat rate, plant condition, age, superadequacy,

7. The awoss the fance method is *a land valuation method often used in the appraisal of conidets. The actoss the fence methed is used to develop a
value opinion based on comparison te abuiting fand,” Dictionary of Real Estate Appraisal, Bth ed,, 3.

8. An oftake contract is an agreement between a producer of a resource and a buyer of a 1esaurce to puichase/sell portions of the moducer's future
pradution; investopedia, wwelinvesiopedia.com/terms/o/ offtake sgreénmentasp.
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funclional utility, and remaining license life.
However, the required adjustments for these factors
often cannot be made reliably because many physi-
eal characteristics of the comparable plants are not
released as public information.

Location-based revenue differences also

should be analyzed, as electricity prices are usually’

dependent on the location of each plant. Other
lacalional differences may include the proximity
and availability of eleciric transmission lines,
traitsmission congestion and boitlenecking, water
supply, rail lines, and docks. JEnvironmental
conditions and theé distance to switchyards and
substations can have a significant impact on the
locational value for a plant. Additionally, adjustments
related to income 1ax differences may be necessary,
as laxes are an impoxtant factor in the going concern
value of each plant. For example the tax incentives
play a major role in the feasibility of wind and solar

It must be recognized that if the appraiser
succeeds in finding adequate sales data and
completes a credible sales comparison analysis, the
resultant value will most likely be of the business
combination. That going-concern value will need to
be allocated Io the real and personal property if that
is the purpose of the apprdisal,

Incame Capitalization Approach
Traditionally, income strictly attributable 1o the real
propeity of general commercial propexties, such as
offices and apaitments, is ubiquilously prescribed by
real estale leases or the market potential to be leased.
Theve is ne such rental rnarket for power plants.
Nonetheless, power plants are incomie-producing
assets where the income is generated by the cpera-
tien of the combination of real and personal property
and aiy business intangibles.

At power plants, there is typically no credible
and reliable way to isolate the income solely
ativibutable Lo the real property, such as a lease,
The income used in the income capitalization
approach is from operation of the combined assets
of the going concern or the business enterprise.
Such intermingling conditions also exisl at many
other types of commercial property, such as hotels,
theaters, hospitals, telephone companies, water
companies, landfills, race {racks, and factory mills,
among other types. The real property is rarely
leased separately at these property kypes, and the
income typically analyzed is from their business

The Appralsal.of Power Plants

operations, justlike at power plants. Given this issue,
the appraiser must first conclude an overall business
value of the going concern for the plant, and then
employ various appropriate appraisal procedures
to separale out the value of the real and personal
propexty or other target interest at the plant. This is
standard practice in the vahialion of power plants.

The holding period forpower plants is driven by
physieal considerations as well as legal, vegulatory,
and coniractual conditions, and it is often presciibed
by common practice among market participants.
Under cost-of-service vegulations, the holding period
of a plant is the same as its expected useful life. For
a deregulated power piant_,'the holding period is
Lypically estimated based on its finite physical and
economie. life. In both cases, analysts look to the
finite remaining life of the plant to form the basis of
the holding period. As such, it is common practice to
assume a holding period equal to aplant’s estimated
remaining economic life. Consequently, some
discounted cash flow (DCF) analyses are projected
for as long as 5 years.

Reversionary Value

A reversionary value is assumed in most DCF
analyses for commercial reatl estate. This value
captures the income generated froni the asset after
the énd of the holding period, and it is typically cal-
culated by using a direct capitalization method and
then discounting that value to the valuation date.
However, unlike general real ‘estate, power plants
have relatively short, finite lives, YWhen the holding
period for a power plant is assumed fo be equal to
its remaining economic life, then there will typically
not be a reversionary value for the plant at the end
of the holding period.

Assumptions made aboul disposition of the
remaining assets {or liabilities) may be broken
down int three calegoiies: decommissioninig lability,
salvage value, and land value. In some cases, power
plants carry a decommiissioning fund that will be
used to fully decommission the plant, eliminating
a large future liability, In other cases, the plant will
require expensive demolition and yemediation work.
These assumptions will determine the appropriate
manner to estimate any reversionavy value, positive
or negative, Ofien, power plant appraisers conclnde
that the:sum of the three reversionary considerations
nel to azero value,
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When adirect capitalization method is completed,
the capitalization rate must be adjusted upward o
réflect the fact fhat the income and value décling to
zevo over the holding period, since the reversionary
value of a plant with afinite life is zero. It is common
practice in power plant valuation to avoid this issue
in DGF reversionary capitalization rates by setting
the holding period egual to the plant’s remaining
economic life. In practice, only DCF analyses of
larger hydro plants usually contain a reversionary
capitalizalion of the plani’s income, because their
very long useful lives often approach infinite lives
iike with general real estate.

Power Purchase Agreaments

Plant oywners regularly contract in advance to sell
their power to bulk consumers via power purchase
agreements (PPAs) instead of selling powenr in the
daily mass markets of the independent service
operators (130s).

PPAs fall into two broad categeries: those that
have contract prices for the electricity at or near
market prices, and those that have contract prices
at substantiaily above o1 below market prices.
Those that have contract prices for the electricity
at subsiantially above or below market prices are
often between related parlies, or there might be more
to the transaction than just the sale of electricity
for a price. These PPAs do not meet the criteria of
nrarkel-indicalive transaclions and cannol be used to
determine market value for parts of the plant such as
the real estate or personal property; however, these
PPAs can cettainly indicate the value of the going
concern. This is analogous to appraising an office
building’s market value based on inter-company
leases or sale-leasébacks that are not based on
nmarket terms. In such cases, if the purpose of the
appraisal is to delermine market value assuming
fee-simple conditions, the atypical office leases ave
replaced with normal market-based terms.

Installed/Namepiate Capacity

The installed o) nameplate capacity is the plant’s
claimed capacity designated by the manofacturer
or by a capacity rating agency; capacity is usually
described in MWs or kWs. Nameplate capacity is
the amount of energy a power plant can produce
instantaneously, not the amount itwill generate over

aperiod of timé, Installed capacity and capacity fac-
tor assumptions are combined to forecast electricily
available to be sold aver time, Gapacity factors vary
from winter to summer and location to location for
the same efuipment based on construction, allitude,
and local ambient temperature and humidity.

Independent Service Operators {IS0s)

In deregulaled markets, merchant plants sell their
electricity in markets operated and managed by 150s.
Analogous to trading floors, the power producers and
buyers consider ISOs their primary public market.
ISOs organize the markets, establish irading rules,
and document market lransactions and prices. The
180s publish volumes of marketl dala useful to the
appraiser, including data on general market supply
and demand.®

Long-Term Trending

Unlike DCF forecasts for general real estate, which
are commonly for 10 yéars, power planl forecasts are
commonly for25 to 35 years, with someforas long as
55 years, The Consumer Price Indices (CPIs) provide
an excellent source for forecasting electricity rates,
fuel prices, and the general expense rate of inflation
over the very long texm.

The CPIs are well documented, and powerpland
market participants often rely en them. The data
reveal a nuniber of important trends. For example,
electricity rates largely have not kept pace with
general inflation overthe decades. One theory is that
eommodities, like electricity, trend at rates lower
than other products and services in the economy, and
the CPl is the average of all products and services.
Anothertheory is that deregulation, which began in
the late 1090s and was supposed to lower eleciricity
prices, has heen effective.

The data also show Lhat in the short term, price
trends for any given plant will be driven by local
market conditions. Appraisers must examine local
plaiis for plant retiremeénts and new additions as
well as lransmission conslraints, and fuel supply
conditions. These local trénds can cause local
prices to trend in dramatically different fashion
than the long-term CPI trends, until a new market
equilibrium is achieved.

Alternatives to trending prices using the CPI
include using EIA long-term price forecasts,

9. For example, market data on historical electicity prices in' the New York IS0 can be seen at www.nyiso.com/public/markels_operations/inaiket,_data/

pricing_data/indexjsp.
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forecasts by other public entities, and information
from private forecasting companies.

Fixed and Variable Expenses

Operations and maintenance {O&M) expenses are
analyzed as is normally done in the appraisal of
income-producing properties, with one exception.
Considerable special efforts are lypically made to
forecast fuel expenses, separate and apasi from other
O&M expenses. Also, paient company adminishrative
expenses may need to be apportioned down to the
subject plant when the plant is owned and managed
in a porifolio of plants.

Income Taxes

Unlike nearly all appraisals of general real estale,
power plant income approaches are usually com-
pleted after deducting income taxes, This is useful
and often necessary for several reasons. A major
conlributor to the vahue.of many plants is its effec-
tive income tax rafe. Power plants often have tax
benefits, including accelerated depreciation, invesl-
ment tax credits, exemptions, or others. Also, while
traditional real estate appraisals are completed
before income taxes and most of the iheory and dala
in the real estate appraisal community is airanged
for before-income tax analysis, business appraisals
are traditionally compieted on an after-income lax
basis. Mostof the financial market data available for
the power industry is on an after-income tax basis,
and nearly all market participants appraise on an
after-income tax basis, 1n theory, both hefore- and
after-income tax appraisals should yield the same
indication of value, but only when the tax benefits are
fully and properly adjusted far, Another advantage
of the after-income tax analysis is that the inputs
and adjusinients are explicit and thus available for
easier review.

When forecasting the tax rate for a power plant,
it is necessary o use an effective income tax rate for
1hie market. Plant ovwners rarely pay the slatutory lax
rates. This includes both federal and state income

taxes but adjusts for typical exemplions, defernients,
and abalements. Capilal expenses, depreciation, and
interest expenses niust be determined in order to
compute the effective income taxes. Depreciation
expenses should be calculated utilizing the modified
accelerated costrecovery system (MACRS). However,
simapler methods may be acceptable in some cases,
The power generation industry relies heavily on
debt financing. If the goal is 1o eslimate market
value, appraisers forecast this expense by applying
industry or market-specific interest rates as of the
valuation date to the portion of the plant’s value that
is estinialed to be financed with debt.

Capitalization and Discount Rates
Theovretically, there are several possible methods
for estimating eapitalization and discount rates,
including market surveys, extraclion from market
sales, and various mathematical financial formu-
las. Extraction from: power plant sales very rarely
yields sound and adequate data. Also, there are no
surveys of poyer plant capitalization and discount
rates. Therefore, rates are usually determined using
well-known financial formulas.

Power plant appraisers frequently complete a
formula-based analysis of discount rates known as
the weighted average cost of capital (WACG)!%in the
business appraisal community. In 1he real estate
appraisal community, this formmula is recognized as
aband of investment formula. ! The major difference
is that the banrd of investment formula is typically
used to determine capitalization rates for real eslate
beforé income taxes, while the WACC is typically
used for discount rates after income taxes. The basic
elements of yield (or capitalization) rates are debt
and eqgnity yield. When combined, they indicate the
overall investment yield. This cost of capitat analysis
is “weighted” because it incorperates the percentage
of the tolal invesiment that debt contributes and
the perceniage that equity confributes, which is a
weighled-average concepl. Algebraically, the WACC
analysis is expressed in the follawing equation:

10. Welghted average cost of capital is “the cost of capital {discount rate} detedmined by the welghted average, at market values, of the cost of all financing
sowces in the business enterprise’s capital stucture.” nternational Ghssary of Business Valiation Terms availabte in Dictionary of Real Estale Apprawal,

5th ed,, 240,

11. Band of vestment is *a technique in which the capilatization 1ates atuibutalie to components of a capital investment ase weighted and combined to
derive a weighted-average Tate aluibutable to the total investment” Didtisnary of Res! Estate Appraisal, Bih e, 16.
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Formulaic Derivation of an After-Income Tax
Discount Rate

Weighted Average Cost of Capital
Ye= (M x ¥, x (1-0) + (I-M) x 1)
where:
¥, = overall yield rate
M = debt to vahie ratio
¥ == debtyield rale
Y = equity yield rate

t == effective income tax rate

Equity and Debt Yields

There arve several well-developed theories did
widely used effective methods forr estimating the
equity cost of capital, including the build-op method
and the capital asset pricing model (CAPM).* The
build-up melhiod is an additive model in'which the
equity return on an asset is estimated as the sum of
a risk-frée rate and one o pore ifsk premivms. The

risk-free rate is usually long-term US government.

boiid yields. The risk premiums adjust for risks dsso-
ciated with systematic and unsystemalic risks, size,
and industry risk, illiquidity, and managerial effort
and others. The CAPM formula takes into account
the sensikivities to nan-diversifiable risk (also known
as systematic risk or market risk), often represented
as a beta coefficient.”® Like the build-up method, it

begins with the expected return of a risk-free asset.

and then adjusts for the market-wide expected
return. There is much lilerature on both the build-
ap and CAPM formulas, and thus they will not be
covered further here.

Debtrates are estimated the usual way with one
exception. The pre-income-tax debt rate is adjusted
for the abilify to deduct deb! interest expenses from
income taxzes, by multiplying the cost of debt by one
minus the effective tax rate.

Working with Other Professions

The pewer plant appraiser will frequently join
with professionals from other disciplines in order
to complete a power plant appraisal, Power plant
appraisals often benefit from consultation with
professional engineers. In fact, sonie slates and
coults require it. Further, appraisers regulaily use
the services of elechicity-and fuel-price forecasters.
Other professionals may include regulatory experts,
economists, mathematicians, attbrmeys, and accoun-
tants who have expertise in some element related to
the appraisal problem at hand.

Reconciliation for Overall Value
There are to considerations one must weigh swhen
applying various approaches to value: First, apprais-
ers should use those approaches commonly utilized
by market participants.!* Second, the supply of data
within a market, or within a particular timeframe,
may preclude the devélopment of indications of value
by one or more of the approaches to value commonly
employed in other appraisal praclice areas,
Generally, the sales comparison approach
is not employed to delermine the valiie of power
plants due to the lack of reliable public market
‘data. Within regulaled markets, the cost approach
is most often employed. In deregulated markets,
all three approachés are frequently employed,
However, in deregulated markets the income
capitalization approach is the primary method
used by markel participants, and it is typically the
approach presciribed by appraisal theoiy as being
the most appropriate.

Allocations

In power plant valuations, the income capitalization
and sales comparison approaches usually indi-
cate going-concern values rather than purely real
estate or personal property values. The appraiser
must exercise care to repoit which type of value is
concluded as of each point in the appraisal. If the
purpose of the appraisal is to repoxt the value of
something other than the overall business value,
as indicated by the income capitalization or sales

12, William F. Shatpe, “Capital Assel Prices: A Theoty of Masket Equilibrium snder Gonditions of Risk,” The Journaf of Financ2 18, no. 3 (Sept. 1964):

A25-442.
13. bid.

4.4, In USPAR Standards Rule 1.6 states, "In developing a 1eaf property appraisal, an appraiser must: (a) reconcite the quality and quantity of data available’
and anafyzed within the approaches used; and {b) reconcile the applicability o suitability of the approaches used to errive al the value canclusion(s).”
Apindisal Standards Boasd, Uniform Standards of Professianal Appraisa! Practice, 20142015 ed. (Washington, DC: The Appeaisal Foundation, 201.4);
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comparison approaches, then some further analysis
beyond the overall value from such approaches wil
be necessary. A cost approach analysis may or may
not have heen completed in a manner to indicate
directly the targe! value to be appraised, If & unit-in-
place cost approach was developed, then business
intangibles were likely excluded, but real and per-
sonal property may still be intermingled, requiring
further analysis. If a rended original cost approach
was employed, it may have reported the value of
real and personal propeity separately. Typically
the further analysis will include the use of various
allocation lechuigques.!® Ixivaction technigues are
not typically utilized due to the lack of detail usuatly
available in the market data.!®

Unitary Valuation

Somelimes il is more credible and reliable to
appraise a single power plant by utilizing a unitary
method of valuation.'” Commonly used in some
states for propeity taxation, unitary valuatien is a
type of allocation where the fixst step is to appraise
alongside other business activities and assels. ARer
concluding the value for the compaiy, techniquées
are used to allocale the portion of the business value
attributable to the subject plant. Lastly, ifnéeded, the
allocated plant value is further allocated to real and
personal propeity and business intangible values:

Conclusion
Appraising power plants is a specialty practice and
requires the utilization of infiequenily employed
appraisal theory and lechnigues, but in the end,
no new practices will be needed for the weli-
read appraiser.

Mark Pomykacz, MAI, is the managing partner at
Federal Appraisal & Consuiting LLC. Pomykacz
specializes In the appraisal of power plants,
refineries, utilities, infrastracture, and other specialty
properties and issues. Ponykacz leads the power
plant, utilitles, and infrastructure valuation group at
Federal Appraisal. Pomykacz has over 28 year In busi-
ness and real estate appraisal and advisory serviges.
He regularly publishes and teaches o complex
appraisal matters, Contact: mark@federalappralsal.com

Chrls Olmsted is a senior appralser at Federal
Appraisal & Consulting LLC. Olmysted is licensed

as a state certified general real estate appraiser
and is pursuing the MAI designation with the
Appraisal institute. Ofmsted has been with Federal
Appraisal since 2007, and he has developed exper-
tise in the valuation of a wide range of commercial
property types, including power plants, railroads, oil’
refineries, and other complex properties.

Contact: chris@faderalappralsal.com

16, Allscathn is a method of estimating tand value in which sales of improved prepérties are analyzed to establish a fypical tatio of land vajue to total
propesty value and this ratio fs applied to the property being appraised of the comparable sale being anatyzed, Dictionary of Real Estate Appraisal, bt
ad,, 7. While written using fand and huilding as examples, the underhing prncinle cen be applied to other parts of an werall asset.

186. Extraction is *a method of estimating land valise in which the depresiated cost of the improvements on the improved property iscaloulated and deducted
from the total sale price to arrive at an estimaled safe prce for the land.” ibid., 73, While written using Jand and building as exemples, the undedying

princinle can be applied 1o other parts of an pvesall asset;

17.1n ssiessmeny, the unit rule is a method that values the pioperty within a parBeular julisdiction based en the fair share of the value of an operating
enterprise of whichi the propeity is an integral part, The unitvalue ¢oncépt vatues all the property as a going concefn without geogiaphical or fufictional
division of the whole and incledes tangible and iatangible assets, The unit eufe concept is typically associaled with the valuation of public utifides,
telecommunications networks, reilroads, and other ransporistion properties. Dictionary of Reel Estdle Apprajes], 5th ed, 202,
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Weh Connections
Internet resources suggested by the Y. T. and Lowise Lee Lum Library

American Public Power Association, Resources
http/fwuno.publicpower.orgfresources’

Electric Power Research Institute
hitpunne.epri.com

Federal Energy Regulatory Commission
httpsivww fere.gov

General Electric Power and Water
hilpsi/fwwio.gepower.com/

National Renewable Energy Laboratory
htipHoww nrel gov/

Nuclear Energy Institute, Resources and Stats
http/fwune nei.org/Knowledge Center

US Department of Energy
—Office of Nuclear Energy
Rittp energy. gowne/office-nuclear-energy
—Energy Information Administration
httpdrvwi eia.govs

US Nuclear Regulatory Commission
Ittp Ao nre.gory
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in Series (Ovar $4000}
Public Works FY28 March
DEPARTMENT 5100 Series - Personnel
APPROVED CURRENT Budget Budget REVISED
Budget Budget ~  Transfor  Teansfer Budget
Line No. Org. Coda _ Chject Code Object Descrigtion Amount Amount SINCREASE:: DECREASE: Amount
1 10130 51510 Equipment Malntenance § 4006521% 207,260 (5280000)| $ 154,460
2 10130 51520 Highway Maintenance $§ 86832418 362,101 (40.600.000| § 322,104
3 10130 51810 Qverlime $ 550001 $ {1,625) 10,000,00 3 8,375
4 10130 51540 Snow Qvadime 3 EB000D 1 8 (35807 80,000.00 $ 44,193
5 10130 51110 Administration $ 369.263.00 | $ 123,287.00 2,800.00 $ 126,087
$ .
TOTAL 92 800.00 {92.800.00)
Explanation:
See attached backup information
Email 3/8/2026
Department Head Date
Kim Alien 3/10/2026
Director of Finance Date
First Selectman Date
Commuission/Board Approval Date

revised 8/13/20




The Department is requesting the following transfers.
In Series Transfers March FY26

ltem 1 10130-51510 Equipment Maintenance (Personnel Decrease) - $52,800

« Equipment Maintenance Division is authorized five positions. At the time the budget
was approved, there were 2 openings in this division. These positons were filled in
December and January.

Item 2 10130-51810 Overtime - Increase $10,000

¢ Overtime for snowfice callouts are accounted for in a separate line. Most of this line is
for after-hour calls responding to calls by the Dispatch Center for Emergency Call Before
You Dig tickets, tree removal and flooding.

item 3 10130-51520 Highway Maintenance Personnel — (Decrease) $40,000

¢ Highway Maintenance Division is authorized 17 positions. At the time the budget was
approved, two positons were not filled. Two positons remain open and were anticipated
to be filled quickly.

item 4 10130-51540 Snow Overtime — Increase $80,000

» This season has been hard, not only on the staff but on the budgets. It is hard to budget
for this line item, as it is dependent on when the snow/ice event happens
(weekday/weekend, time of day). The majority of the storms this year have occurred on
weekends or early morning for black ice concerns. The blizzard of 2026 started on a
Sunday and ran through the end of the day on Monday. We have left some funds in this
line because our season is not over,

item 5 10130-51110 Administration Personnel - Increase $2,800

+ The Non-union pay increases were not included in the budget when it was approved,
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H

in Series (Over $1000)
FIRE SERVICES 2/19/28
DEPARTMENT
APPROVED  CURRENT Budget Budget REVISED
Budget Available  Transfer  Transfer  Available

Line No. Org. Code Object Gode Object Description Amount Budget ©INGREASE IDEUREASE] Budget

1 10123 52310 Examinations $ 12,254 | § - 9,000.00 $ 9,000

2 10123 52372 Insurance b 160,750 | $ 15,721 {9.000.00)] $ 6,721

4

TOTAL 9,000.00 (9,000.00)

Explanation:

1 OSHA compliance requires yearly physicals. There are approximately 15 firefighters requiring physicals by the end of this FY @ approx. $800/physical

2 Insurance cosls have been reduced by updaling coverages.

Email

Department Head

Kim Allen

Diractor of Finance

First Sefectman

Commission/Board Approval

22012026

Date

2/24/2026

Date

Date

Date

revised 9/9/20
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TOWN OF WATERFORD
TRANSFER REQUEST FORM

Out of Series Transfer Request

FIRE SERVICES 2118126

DEPARTMENT
APPROVED CURRENT  AGCOUNY REVISED
Budgot Avaifable . INCREASE AS Avafiabls
Line No, Orp. Code Qhjact Code Object Description Amount Budget Budget
1 10123 53111 FF Prolective Clothing $ 35,000 | § 1,58315% 9,000 $ 10,583
2 10123 52372 fnsurance $ 160,750 | § 6,721 $ {6,000} 3 721
3 10123 54226 Equipment $ 5700 $ 5,700 $ (3,000} § 2,700
TOTAL 9,000 (9,000)
Explanation
| 1 Thiee new firefighters were hired and required protective clothing
| 2 insurance costs have been reduced by updaling coverages.
3 Equipment purchased under 53112 were sufficien! for FY26
£mail 2/20/2026
Department Hoad Date
Kim Allen 2/24/2026
Director of Finance Date
First Selectman Date
Commission/Board Approval Date

revised 9/9/20
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Town of Waterford, CT
YEAR-TC-DATE BUDGET REPORT

AVATLABLE EUDGET!

DISPATCH

0.C0 0.00 0.00 0.00 0.00 0.00 0%
SENTRAZDURY!
10123 51450 EXTRA BUTY
0.00 0.00 0.00 0.00 0.00 0.00 JO%
SEXTRACDUTY S REGULARWAGES
10123 51451 EXTRA DUTY REGULAR WAGES
0.00 0.00 0.00 0.00 £.%30 0.00 0%

OVERTIME
123,129,060 210,000.00 333,125.00 181,884.11 0.00 151,244.89 54.6%
10123 51812 FIRE INSPECTORS' OVERTIME
6,006.00 ¢.00 &,000.00 6,120.59 0.00 -120.59 102.0%

SREPLACEMENTUOVERIIME

10123 51820 REPLACEMENT OVERTIME

200,000.00 -200,000.00 0.00 0.00 6.00 .00 0%

STRATNING =& :EDUCATTON
10123 51830 TRAINING OVERTIME
10,000.00 =10,000.00 0.00 0.00 0.00 0.00 0%

10123 51920 F.I.C.A.

187,058.00 0.00 187,058.00 117,980.60 ¢.00 69,077.40 63.1%
anw..n generaved: mw. muhmoum 11:09 Page i

Program 10: glyrdbud
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Shannon Withey

—— N - B
From: Steven Sinagra

Sent: Wednesday, March 11, 2026 1:20 PM

To: Shannon Withey

Subject: Resolution for the Next BOS Meeting

Attachments: Resolution Template Document 2026.pdf

Importance: High

Categories: Rob Brule

Shannon,

Can you please add this item to the agenda for the next BOS meeting? | need to have this resolution autharized so that |
may apply for the 2025 EMPG grant funding.

Thank you!
Steve

Steven R. Sinagra

Emergency Management Director
Town of Waterford

204 Boston Post Road

Waterford, CT 06385

(860) 442-9585 (office)

(860) 625-1351 (cell)



EMPG Application for FY 2025

All Forms Must Be Original - Copies Will Not Be Accepted
This Blanket Rasolution Can Also Be Used to Satisfy the Requirements of the Homeland Security Grant Program

AUTHORIZING RESOLUTION OF THE

Town of Waterford Board of Selectmen

{Insert name of governing body--for example, town council)

CERTIFICATION:

|, David L. Campo , the Town Clerk of the Town of Waterford

keeper of the records—for ex. town clerk or secretary of council)
do hereby certify that the following is a true and correct copy of a resolution adopted by
the Board of Selectmen at its duly called and held meeting on March 17 , 20286,
(name of governing body) (Month, Day}
at which a quorum was present and acting throughout, and that the resolution has not been modified,
rescinded, or revoked and is at present in full force and effect:
RESOLVED, that the Town of Waterford may enter into with and deliver

{name of govermning body)

to the State of Connecticut Department of Emergency Services and Public Protection, Division of
Emergency Management and Homeland Security, any and all documents which it deems to be
necessary or appropriate; and
FURTHER RESOLVED, that _Robert Baile , s Flest Selectman of

{name and fitle of officer)

Town of Waterford
{Name of governing body)
is authorized and directed to execute and deliver any and all documents on behalf of the
Town of Waterford
(name of governing body)
and to do and perform all acts and things which hefshe deems to be necessary or appropriate to carry
out the terms of such documents.

The undersigned further certifies that Robert Brule
{name of officer}

now holds the office of First Selectman and that he/she has held that office since
Movember, 2019

IN WITNESS WHEREOF: The undersigned has executed this certificate this 18th __ day of

March 2026

David L. Campo, Town Clerk
(Name and title of record keeper)

- S
-~
~

<" INSERT ™

s N\ The Chief Executive Officer has not changed since the
J TACTILE v previous resolution was authorized on February 21, 2024
: H {Date)
. TOWN |

", SEALHERE

-~ -

Page 5




Chair - Michael Buscetto lii (Effective 1.9.25)

Economic Development Commission  Mar 3, 2026

Recording Secretary - Katrina Kotfer
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Mar 3, 2026

Economic Development Commission
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MemberB1 1999 2002 2006 2010 2014 2018 2034
MemberB2 1999 2002 2006 2010 2014 2018 2034
MemberCl 1999 2001 2005 2009 2013 2017 2033
Alternate C2 1999 2001 2005 2009 2013 2017 2033
Alternate D1 1999 2000 2004 2008 2012 2016 2032
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Feb 17,2026

HARBOR MANAGEMENT COMMISSION

Initial Term Start/End of Subsequent Terms
MemberAl | 1996 1997 1997 | 2000 | 2003 2006 2009 2012 2015 2018
MemberA2 | 1996 | 1997 1997 | 2000 | 2003 | 2006 | 2009 2012 2015 § 2018
MemberB1 | 1996 1998 2001 | 2004 | 2007 2010 2013 2016 2019 2022
MemberB2 { 1996 1998 2001 | 2004 | 2007 2010 2013 2016 2019 2022
MemberCl | 1986 1999 1999 | 2002 | 2005 2008 2011 2014 2017 2020
MemberC2 | 1996 1999 1999 | 2002 | 2005 2008 2011 2014 2017 2020
MemberC3 | 1956 1999 1999 | 2002 | 2005 2008 2011 2014 2017 2020
Alternate 1 1956 1897 1897 | 2000 | 2008 2006 2008 2012 2015 2018
Alternate 2 1996 1889 1989 t 2002 | 2005 2008 2011 2014 2017 2020

2.82.030 - Membership term. Initially, the board of selectmen shall appoint members as prescribed above as follows: two members for
gne year, two members to serve fortwo years and three members to serve for three years. Thereafter, the terms shall be three years.
The board of selectmen shall appoint alternate members to the harbor management commission as follows: initially one aiternate shall be
appointed for one year and another for three years. Thereafter, the terms shall be three years. Members and alternates of the harbor
management commission shall serve without compensation but shall be entitled to reimbursement for necessary expenses incurred inthe
performance of official duties. {R.T.M. 4-1-96 {part): R.T.M. 12-2-91, Attachment D (part))




Chapter 2.82 - HARBOR MANAGEMENT COMMISSION
2.82.010 - Established.

In order to protect Waterford's marine-historic resources and sensitive natural resource areas
found along its harbor and in near-shore coastal waters; to provide greater public
opportunities for water-based recreational activities; to maintain and enhance navigational
facilities for the benefit of all harbor users; to allocate land and water resources in an
economically and environmentally sound manner, there is established and created a harbor
management commission pursuant to the Waterford Town Charter and Connecticut General
Statutes 22a-113k. The harbor management commission is established for the purposes of
developing, adopting and implementing a harbor management plan for the most equitable
management of the competing uses in the harbor and adjacent coastal waters.

(R.T.M. 12-2-91, Attachment D (part))

2.82.020 - Composition.

The harbor management commission shall consist of seven regular members and two
alternate members who must be electors and residents of the Town of Waterford. These
members shall be appointed by the board of selectmen, If a regular member of said
commission is absent, or if he is disqualified, the chairman of the commission shall designate
an alternate to act for the absent or disqualified member, choosing alternates in rotation so
that they shall act as nearly equal a number of times as possible. If an alternate is not
available in accordance with such rotation, such fact shall be recorded in the minutes of the
meeting. The harbor master and a member of the board of selectmen shall serve as ex officio
members of the harbor management commission without vote,

(R.T.M. 4-1-96 (part): R.T.M. 12-2-91, Attachment D (part))

2.82.030 - Membership term.

Initially, the board of selectmen shall appoint members as prescribed above as follows: two
members for one year, two members to serve for two years and three members to serve for
three years. Thereafter, the terms shall be three years, The board of selectmen shall appoint
alternate members to the harbor management commission as follows: initially one aiternate
shall be appointed for one year and another for three years. Thereafter, the terms_shall be
three years. Members and alternates of the harbor management commission shall serve
without compensation but shall be entitled to reimbursement for necessary expenses
incurred in the performance of official duties.

(R.T.M. 4-1-96 (part): R.T.M. 12-2-91, Attachment D (part))

2.82.040 - Vacancies, removals.
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+ Secretary -~ Frances Ghersi

Flood and Erosion Control Board Mar 2026

Board mm_mﬁm
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FLOOD AND EROSION CONTROL BOARD

# of Initial Term | Initial Term Subsequent Terms [allterms Marl-Feb. 28]
Members Start End
jao | Mar11982 | 1987 1992 1997 2002 2007 2012 2017 Noﬂ _. :
' 1wo | Mar11983 | 1988 1993 1998 2008 2008 2013 2018 2023 B | ._.__No._.m_m_
ONE | Mar1184 | 1989 1994 1999 2004 2009 2014 2019 ; 1 Nomm
ONE - | Mari1ses | 1990 1995 2000 2005 2010 2015 2020 Nowm ,_‘_,,ﬂ_uow_o __
CONE | Mar1isss | 1991 1996 2001 2006 2011 2016 2021 Nomm 2031

2.40.020 — Membership—Terms.

A.The flood and erosion control board shall consist of seven electors of the town who shall be appointed by the board of selectmen. Five members shall be the present
members of said board as of August 18, 1981 until their respective terms expire.

B.The board of selectmen shall appoint one member to serve on said board who shall hold office until March 1, 1982, and one member to serve on said board until March 1,
1983.

C.OnMarch 1, 1982 and every five years thereafter, the board of selectrnen shall appoint two electors to serve on said board for a term of five years, On March 1, 1983, and
every five years thereafter the board of selectren shall appoint two electors to serve on said board fora term of five vears. On March 1. 1984, March 1, 1985 and March 1,

1986. and everv five vears respectivelv thereafter the board of selectmen shalla appoint one elector to serve on said board fora term of five years,




Shannon Withey
— _— A ]
From: Kate MacKenzie <platfox11@gmail.com>
Sent: Tuesday, March 10, 2026 2:36 PM
To: Shannon Withey
Subject: Re: Flood & Erosion Control Board

I Shannon,

I hope you’re doing well.

I’ve learned a lot from serving on this board and I would be happy to continue as an appointed member should
the BOS wish to reappoint me.

Thank you for reaching out,

Kate

On Tue, Mar 10, 2026 at 2:11 PM Shannon Withey <swithey(@waterfordct.org> wrote:

Hi Kate,

I hope you are doing well. 1 was looking at OnBoard today. It appears your membership expired 2/28/26. If
you are interested in remaining on this board, please send me an email letting me know you’re interested so
your interest in re-appointment may be added to the next BOS Agenda for approval. Thank you

Shannon Withey
EXECUTIVE ASSISTANT

To the First Selectman

Waterford Town Hall

15 Rope Ferry Road

Waterford, CT 06385

swithev{@waterfordct.org

Phone: 860-444-5834

Fax: 860-444-0273



Waterford

CONNECTICUT

PRIVILEGED AND CONFIDENTIAL: This communication, including attachments, is for the exclusive use of addressee and may
contain proprietary, confidential or privileged information. If you are not the intended recipient, any use, copying, disclosure,
dissemination or distribution is strictly prohibited. If you're not the intended recipient, please notify the sender immediately by return
email and delete this communication and destroy all copies,



Shannon Withey

AR A 0 A
From: Shannon Withey
Sent: Monday, January 5, 2026 2:29 PM
To: ‘Thomas Francolino’; Audrey Ulmer
Subject: RE: Shellfish Commission

Thank you Tom. Please have him email me a letter of interest.

Shannon Withey

EXECUTIVE ASSISTANT
To the First Selectman
Waterford Town Hall

15 Rope Ferry Road

Waterford, CT 06385
swithey@waterfordct.org
Phone: 860-444-5834

Fax: 860-444-0273

Waterford
PRIVILEGED AND CONFIDENTIAL: This communication, including attachments, is for the exclusive use of addressee and may
contain proprietary, confidential or privileged information. If you are not the intended recipient, any use, copying, disclosure,

dissemination or distribution is strictly prohibited. If you're not the intended recipient, please notify the sender immediately by return
email and delete this communication and destroy alf copies.

From: Thomas Francolino <tfranco094@sbcglobal.net>

Sent: Monday, January 5, 2026 2:28 PM

To: Shannon Withey <swithey@waterfordct.org>; Audrey Ulmer <audreyulmer@shcglobal.net>
Subject: Re: Shellfish Commission

Good afternoon.
| have a candidate | feel would be a valuable asset to the Commission.
Jonathan Vander Putten

He resides on Windward Way.
Jonathan has volunteered his assistance this past year.



He volunteered to use his truck to assist with obtaining restock product (approx 5000 clams}).
He also volunteered to captain his vessel to broadcast that restock across our shellfish beds.

Shannon, please let me know if | need to officially present him as a candidate.

Tom Francolino

On Monday, January 5, 2026 at 11:08:14 AM EST, Audrey Uimer <audreyulmer@sbcglobal.net> wrote:

Hi Shannon.

1 am checking in to see if you have any potential candidates to serve on the Shelifish Commission? Chris, Ryan and Ray
have not expressed interest in renewing their terms that expire today and Tom (chairman) is moving to Florida sometime

before April. Although we only require two members for a quorum the vacancies will leave us with only two members and

this could be problematic going forward.

Audrey



Shannon Withey

" A L
From: Jonathan Vanderputten <jon@liscustomboatworks.com:>
Sent: Wednesday, January 21, 2026 3:58 PM
To: Shannon Withey
Subject: Letter of Interest — Engagement with the Waterford Shelifish Commission
Follow Up Flag: Follow up
Flag Status: Flagged
Categories: Rob Brule

Dear Members of the Waterford Shellfish Commission,

My name is Jonathan Vanderputten, and I am writing to formally express my interest in engaging with the
Waterford Shellfish Commission regarding shelifish-related matters within the Town of Waterford.

] have a strong professional and personal interest in the health, sustainability, and responsible use of
Waterford’s coastal and shellfish resources. I respect the Commission’s role in protecting public health,
maintaining environmental standards, and ensuring the Jong-term viability of shellfish beds for both commercial
and recreational use.

] am particularly interested in learning more about the Commission’s current priorities, regulatory
considerations, and any opportunities for constructive involvement, whether through permitted activities,
compliance coordination, or future initiatives that align with the Commission’s mission.

My intent in reaching out is to establish open communication and ensure that any current or future activities I
may pursue are conducted transparently, responsibly, and in full compliance with Jocal and state requirements. 1
value collaboration and would welcome the opportunity to discuss how my interests may align with the goals of
the Commission.

Thank you for your time and service to the Town of Waterford. I would appreciate the opportunity to speak
further at your convenience and can make myself available to attend a meeting or provide additional
information if helpful.

Respectfully,

Jonathan Vanderputten
Waterford, Connecticut

(860) 287-3954
Jon{wliscustomboatworks.com




Jonathan Vanderputten

Waterford, Connecticut
Phone: 860-287-3954

Email: jon@liscustomboatworks.com

Professional Summary

Experienced Marine Technician and Business Owner with over 7 years of hands-on industry
experience and formal training from Marine Mechanics Institute in Orlando, Florida. Owner of Long
Island Sound Custom Boatworks, delivering high-level marine diagnostics, repair, and mobile service
solutions. Recognized for strong mechanical ability, customer-focused service, and commitment to
quality workmanship.

Professional Experience

Owner / Marine Technician — Long Island Sound Custom Boatworks (Waterford, CT — Current)
+ Founded and operate full-service marine repair and mobile service company
« Perform advanced diagnostics, mechanicatl repair, repower rigging, and maintenance

* Specialize in outboard service, electrical troubleshooting, hydraulic systems, and performance
optimization

» Manage customer relations, scheduling, invoicing, and business operations

Marine Technician — Crocker's Boat Yard (4 Years)
+ Engine diagnostics and repair on outboard and inboard systems
» Commissioning, winterization, and seasonal service

» Steering, fuel, and electrical system installations

Marine Technician ~ Niantic Bay Boathouse (3 Years)
+ Routine maintenance and mechanical repairs
» Fuel, ignition, and cooling system troubleshooting

« Yard operations and customer service support



Education

Marine Mechanics Institute — Orlando, Florida « Graduated Top of Class + Earned 3 Student-of-Course
Achievement Awards Waterford High School — Waterford, Connecticut

Community Involvement

Volunteer Firefighter —- Goshen Firehouse

Technical Skills

*» Marine engine diagnostics & repair
» Qutboard & Inboard service

+» Elecirical system troubleshoofing

+ Hydraulic steering systems

+ Fuel systems & rigging

» Commissioning & winterization

» Cusfomer service & business management

Interests

Fishing, Hunting, Marine Performance & Mechanical innovation
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Town of Waterford
Senior Services
Memo
Memorandum
To: Kimberly Allen, Director of Finance
From: Dani Gorman, Human Services Administrator
CC: Senior Citizens Commission
Date: February 26, 2026
Re: Increase in Senior Transportation Services and Potential Budget Impact

Line [tem: 10135-51210

I respectfully ask that you review the following memo and forward it to the Board of
Finance as a notification of a potential additional appropriation needed in FY2026

I am writing to inform you that transportation services within Senior Services have increased
significantly since the beginning of fiscal year 2026 and are continuing to rise at a pace that
may impact the department’s operational budget.

The primary reason for this increase is the growing demand for municipal transportation
among our senior population. More seniors are choosing town-provided transportation
because it is reliable, affordable, accessible, and delivered in a respectful, barrier-free
manner. For many residents, particularly those living alone, this service has become
essential rather than supplemental.

A major contributing factor to the surge is the rise in recurring medical appointments,
particularly dialysis treatments. Dialysis requires multiple visits per week, often on a long-
term basis. As our senior population ages, more individuals require this level of ongoing care.
In many cases, these residents do not have family members or caregivers available to provide
transportation, making municipal services their only viable option. The Eastern Connecticut
Transportation Consortium once provided a greater number of medical rides but has since
limited trips due to funding constraints; while we are able to offset some transportation costs
through this program, we reserve its use primarily for seniors undergoing dialysis who
require weekend appointments, recognizing that dialysis treatment, once initiated, is
typically a lifelong commitment.

While we will continue to explore strategies to manage and slow the rate of growth, it is
incredibly difficult to deny or limit transportation for essential medical care. These are not
discretionary trips; they are critical to residents’ health and quality of life, To help improve
efficiency and oversight, we are in the process of launching a new transportation software
program. This system will enhance scheduling, routing, reporting, and data tracking



capabilities. We anticipate it will allow us to better manage resources, identify trends, and
improve operational efficiency.

We will continue to monitor usage closely and keep the Board informed of any projected
budgetary impacts. OQur goal remains to balance fiscal responsibility with the essential needs
of our senior community.

Please feel free to contact me with any questions or if additional information would be
helpful.
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(Procedural Action: Check register to be signed by the Board of S
accordance with CGS 7-83) _

1. Call to Order & Roll Call: 5:01 PM
In Attendance: First Selectman, Robert Brule; Selectman, Rich Muckle; and

on the phone - Selectman, Greg Attanasio

2. Pledge of Allegiance
3. Public Comment: '
Chief of Police, Marc Balestracci — Chiefs Recognition Award Presented to

First Selectman Brule.
MOTION by Brule, seconded by Muckie to move Appointments & Resignations to

the 1% item of discussion. VOTE 3-0
4. Appointments & Resignations:
42, Resignation by Richard Erricson, Sr., (U} Member, from Waterford

Recreation and Parks Commission.

4b. To consider and act on the re-appointment of John Jamroga (U) to the
Waterford Shellfish Commission, to fill the term of 1/6/26-1/6/30 as a
member.

MOTION by Muckle, seconded by Attanasio to amend the term to “1/6/25- 1/6/29

1ema1nder of term.” VOTE 3-0 _
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED




4¢. To consider and act on the re-appointment of John Hughes (R) to the
Harbor Management Commission, to fill the term of 2/18/26-2/17/29 as a

member.
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

4d. To consider and act on the re-appointment of Joseph Buths (R) to the
Harbor Management Commission, to fill the term of 2/18/26-2/17/29 as a

member.
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

4e. Resignation by Avery Holzworth, (D) an Alternate, from the
Conservation Commission.

4f. To consider and act on the appointment of Eric Benvenuti (U) to the
Recreation and Parks Commission, to fill the term of 9/1/23-8/31/26 as a
member.
MOTION by Brule, seconded by Muckle to amend the term to “9/1/25-8/31/28,
remainder of term.” VOTE 3-0

MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

5, Mago Point - Department of Energy and Environmental Protection
(DEEP): To consider and act on a proposed Joint Care and Management
Agreement between the State of Connecticut and the Town of Waterford, and
to authorize the First Selectman to sign the Agreement on behalf of the Town
of Waterford.

MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

6. Public Works: To consider and act on a Collective Site Services Agreement
between the Cylinder Collective and the Town of Waterford and to authorize
the First Selectman to sign the Agreement on behalf of the Town of Waterford.

MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

7. Tax Collector: To consider and act upon the disposition of Town-owned
property at 207 Boston Post Road a/l/a 1 Tiffany Avenue, by auction (without
minimum bid) and forward a recommendation for such disposition to the

Representative Town Meeting.
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

8. New Business: NONE
9. Old Business: NONE




10.Correspondence:
10a. Letter from Robert Brule, First Selectman — Fair Compensation
10b. Letter from Alan Wilensky, Tax Collector — 5 year history QDS

11.Consent Agenda
11a. Tax Refund: To approve and act on repayment of tax refund in the
amount of $135,455.92
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 2-0-1
PASSED
Voting For: Brule, Muckle
Abstain: Attanasio

11b. Board of Selectmen Regular Meeting Minutes January 20, 2026
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

11c. Board of Selectinen Budget Meeting Minutes February 3, 2026
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

11d. Board of Selectmen Budget Meeting Minutes February 4, 2026
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

11e. Board of Selectmen Budget Meeting Minutes February 5, 2026
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

111. Board of Selectmen Budget Meeting Minutes February 9, 2026
MOTION by Brule, seconded by Muckle to amend and add “Motion by Attanasio,
seconded by Muckle for discussion, to add $2800 to line 52420 {in regards to #1,
Recreation and Parks Commission, noting the vote failed on February 9, 2026 with
Attanasio voting For and Brule, Muckle voting Against]. VOTE 3-0

MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

11g. Board of Selectmen Budget Meeting Minutes February 10, 2026
MOTION by Muckle, seconded by Attanasio to amend and adjust the arvival time
for Selectman Attanasio to show he was there on time, not late. VOTE 3-0

MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED




12.Adjournment: 5:54 PM
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED
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1. Call to Order & Roll Call: 4:04 PM
In Attendance: First Selectman, Robert Brule and Selectman, Rich Muckle
Late: Selectman, Greg Attanasio, 4:41 PM

et

Pledge of Allegiance:
3. Public Comment: NONE

4. Waterford Oswegatchie Fire Station: To consider and act awarding the
contract for construction of the new Waterford Oswegatchie Fire Station to
the lowest responsible bidder, A. Secondino and Son, Inc. for $7,862,844,
including allowances and to authorize the First Selectman to sign a contract
with A. Secondino and Son, Inc. '

MOTION by Muckle, seconded by Attanasio to amend the amount to “$7,708,500”
VOTE 3-0

MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

5. Waterford Oswegatchie Fire Station: To consider and act on awarding the
contract for a portion of the technology component of the new Waterford
Oswegatchie Fire Station including telephones, networks and
communications to Total Communications Inc., for $50,007.

MOTION by Muckle, seconded by Attanasio to amend the amount to “$50,008”
VOTE 3-0

MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED

6. Adjournment: 4:38 PM
MOTION by Muckle, seconded by Attanasio, VOTING IN FAVOR: 3-0 PASSED



Shannon Withex .

From: Shea Davy

Sent: Monday, March 9, 2026 10:40 AM

To: Shannon Withey; Robert Brule; Nick Kepple (nick@nkepplelaw.com); Kimberly Allen
Subject: RE: Oswegatchie Bid summary

Attachments: Contractor Bid Summary.pdf; Award memo.pdf

Good morning all,

There seems to have been a confusion. | have confirmed that our OPM has included the altowances in the base bid #1 on
the bid summary sheet even though they were separated out during the bid process which makes for the confusion of
the award total. The total award that we are approving is the $7,708,500 tonight this is the base bid (the allowances
have been included in this number), the add alternate of the $42,000, the technology bid of $121,500 {584,000 was
already removed as the phone system/network/communications is being awarded to Total Communications). | am also
included my memo as well that will explain the award.

Thank you.

Shea Davy {She/Her)
Purchasing Agent

Town of Waterford

15 Rope Ferry Road
Waterford, CT 06385
bdavy@waterfordct.org
860.440.0540 Direct
860.449-4194 Cell
860.440.0579 (fax}

Feunof
Waterford

"CONNECTICUT

PRIVILEGED AND CONFIDENTIAL: This communication, including attachments, is for the exclusive use of addressee and
may contain proprietary, confidential or privileged information. If you are not the intended recipient, any use, copying,
disclosure, dissemination or distribution is strictly prohibited. If you're not the intended recipient, please notify the
sender immediately by return email and delete this communication and destroy all copies.

From: Shea Davy

Sent: Friday, March 6, 2026 2:56 PM

To: Shannon Withey <swithey@waterfordct.org>; Robert Brule <rbrule@waterfordct.org>; Nick Kepple
{nick@nkepplelaw.com) <nick@nkepplelaw.com>

Subject: FW: Oswegatchie Bid summary

Hi all.

Here is the bid summary from Steve (Downes). As well as the OpenGov report.

Thank you,



Shannon Withe!

From: Shea Davy

Sent: Monday, March 9, 2026 11:41 AM
To: Robert Brule

Cc Shannon Withey

Subject: email draft

Hi Rob,

Before | reply back to your original email. Please take a lock at the below response to make sure this is what you are
asking for:

Hi Rob,
Thank you for reaching out.

The total amount of approvals for tonight is $7,758,807. The reduction of $154,344 reflects the two allowances
and unit prices that were already included in the base bid amount of $7,545,000.

Due to the urgency and importance of this project, preparations for the BOS Special Meeting on Monday
progressed quickly on Friday. However, in accordance with standard procedure, the total amount was
subsequently reviewed and verified with our contracted Project Manager. During this review, it was confirmed
that the allowances and unit pricing were already incorporated within the $7,545,000 base bid amount. As a
result, these allowances and unit prices were inadvertently counted twice in the original award amount of
$7.862,844.

Please let me know if you need any additional information.
Best regards,

Shea Davy (She/Her)
Purchasing Agent

Town of Waterford

15 Rope Ferry Road
Waterford, CT 06385
bdavy@waterfordct.org
860.440.0540 Direct
860.449-4194 Cell
860.440.0579 (fax)
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Waterford
CONNECTICUT

PRIVILEGED AND CONFIDENTIAL: This communication, including attachments, is for the exclusive use of addressee and
may contain proprietary, confidential or privileged information. If you are not the intended recipient, any use, copying,
disclosure, dissemination or distribution is strictly prohibited. If you're not the intended recipient, please notify the
sender immaediately by return email and delete this communication and destroy all copies.
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FINANCE DEPARTMENT

Memo

To: 'The Board of Selectmen

From: Shea Davy

Datex March 9,2026

Re: Award-1FB#26-004 Oswegatchie Fire House-New Construction

Dear Mr. Brule:

Chris Haley, Director of Fire Services and I with the attached results, opened proposals
for the above-mentioned project on February 27, 2026. After careful review of the
submitted proposals, it was determined that A. Secondino & Son, Inc. proposal was the
lowest qualified bidder that is able to meet the needs of the Town and therefore 1
recommend they be awarded the contract as stated in this solicitation in the amount of
$7,708,500. This amount includes the lump sum base bid $7,545,000, which includes
all allowances, add Alternate for $42,000, and base bid #2 for technology $121,500
(Cameras/Door Card access system).

I also recommend that Total Communications, Inc. be awarded the Phone

System/Network/Communications portion of the technology scope portion of the bid
for $50,007.

Funds will be available in line acct# 20523-57792 Oswegatchie Building Renovation.

Shea Pava,

Shea Davy
Purchasing Agent,
Town of Waterford
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