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Michele Cyr
Watertown Water and Sewer Authority
747 French Street
Oakyville, CT 06779
Re: Oak Drive Sanitary Sewer
Improvement Project
Watertown, Connecticut

Dear Ms. Cyr:

At your request, we have inspected the properties within the above referenced project for
the purpose of estimating the Special Benefits arising from the installation of sanitary sewer
service within the Oak Drive Sanitary Sewer Improvement Project.

The Scope of Work for this assignment included an exterior inspection of the subject
properties; research into public records; real estate market research; analysis of properties
both with and without sanitary sewer and water service; analysis and determination of the
estimated Special Benefit for access to sanitary sewer service. This Scope of Work is
deemed sufficient to yield a creditable estimate of the Special Benefit because of access to
sanitary sewer service for the Intended User/Intended Use.

This is an Appraisal Report which is intended to comply with the reporting requirements
set forth under Standard Rule #2-2 (a) of the Uniform Standards of Professional Appraisal
Practice. It presents comprehensive discussions of the data, reasoning and analyses that
were used in the appraisal process to develop the appraisers’ opinion of value. Supporting
documentation concerning the data, reasoning and analyses is retained in the appraisers’
file. The depth of discussion contained in this report is specific to the needs of the Client
and the Intended Use.

The subject properties are situated within the southerly portion of the Town of Watertown.
The appraised real estate is 10 Oak Drive, 20 Oak Drive, 32 Oak Drive and 256 Straits
Turnpike, Watertown, CT. A more complete description of the subject properties will be
presented subsequently in the analysis.
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The results of our property inspections, research and analysis has led us to conclude that
the installation of sanitary sewer service has a positive benefit to each of the properties.
This benefit reflects the date of January 03, 2023, which is the date service became
available. The amount of individual benefit to each property is estimated at $12,000 which
is the increase in value resulting from the availability of connection to sanitary sewer service.

The appraisers would note that the individual and aggregate benefit amount determined is
not based on individual estimates of benefit for each property. It is based upon the
methodology shown subsequently and might result into some variance of the benefit amount
if individual properties are analyzed. The appraisers would note that the estimate of Special
Benefits is developed in compliance with Connecticut General Statuettes Section 7-249.

The sanitary sewer benefit assessment results in a Total Benefit because of the project of
$48,000.

The attached report is submitted to you in support of our estimation of the Special Benefits
within the Oak Drive Sanitary Sewer Improvement Project.

Respectfully submitted,

Ralph J. |ondﬂ,ﬂember Mary M. Rosengrant-Member
Biondi & Rosengrant L.L.C. Biondi & Rosengrant L.L.C.
General Cert: #RCG.0000058 General Cert: #RCG.0000527

Expiration: 04/30/2023 Expiration: 04/30/2023
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SUMMARY OF PERTINENT FACTS AND CONCLUSIONS

Property Location:

Purpose of Appraisal:

Intended User/Intended Use:

PROPERTY IDENTIFICATION:

ADDRESS

10 Oak Drive
20 Oak Drive
32 Oak Drive

256 Straits Tpke.

Valuation Date:

Zoning:

Individual Benefit:

Total Benefits:

Oak Drive Sanitary Sewer
Improvement Project
Watertown, Connecticut

Estimate Special Benefits to four (4)
properties within the project resulting from
the installation of sanitary sewer service.

Watertown Sewer and Water Authority
of the Town of Watertown for Special
Benefits assessment purposes.

MAP BLOCK LOT OWNER

131
131
131
131

84A 40 Defazio
84A 39 Calabrese
84A 38 Mancini
84A 1 Doherty

January 03, 2023.

Residential — 30 (PCD)

$12,000 per property

$48,000



PHOTOGRAPHS OF SUBJECT PROPERTY

10 OAK DRIVE

FRONT VIEW FROM EAST

FRONT VIEW FROM WEST




PHOTOGRAPHS OF SUBJECT PROPERTY

10 OAK DRIVE

STREET SCENE WEST




PHOTOGRAPHS OF SUBJECT PROPERTIES

20 OAK DRIVE

FRONT VIEW FROM EAST

FRONT VIEW FROM WEST




PHOTOGRAPHS OF SUBJECT PROPERTIES

20 OAK DRIVE

STREET SCENE EAST

STREET SCENE WEST




PHOTOGRAPHS OF SUBJECT PROPERTIES

32 OAK DRIVE

FRONT VIEW FROM WEST




PHOTOGRAPHS OF SUBJECT PROPERTIES
32 OAK DRIVE

STREET SCENE EAST

STREET SCENE WEST




PHOTOGRAPHS OF SUBJECT PROPERTIES

256 STRAITS TURNPIKE

FRONT VIEW FROM SOUTH




PHOTOGRAPHS OF SUBJECT PROPERTIES

256 STRAITS TURNPIKE

STREET SCENE SOUTH
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PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the Special Benefit resulting from the
installation of sanitary sewer service within the Oak Drive Sanitary Sewer Improvement
Project. The date of valuation, January 03, 2023, is the date that sewer service became
available.

INTENDED USER/INTENDED USE

Watertown Water and Sewer Authority in understanding the Special Benefit for assessment
purposes resulting from the installation of sanitary sewer service within the identified project.

SCOPE OF WORK

A comprehensive data collection and analysis program has been undertaken to perform an
appraisal of the subject property. The information gathered is both general and property
specific. The general data pertains to economic, community and social forces. The inclusion
of this data is based upon the appraisers’ judgment as to how these factors impact upon the
value of the subject property. The accumulation of the property specific data represents the
greater part of the appraisal assignment.

The appraisal report has been prepared in order to estimate market value utilizing techniques
that are appropriate in the valuation of properties such as the subject. These techniques are
considered to be consistent with the Uniform Standards of Professional Appraisal Practice.
Ralph J. Biondi and Mary M. Rosengrant meet the Competency Provision of USPAP based
upon their knowledge of the market for real estate like the subject property.

The Scope of Work for this appraisal is summarized as follows:

Q An exterior inspection of the properties was completed on January 26, 2023. The
photographs shown previously were secured at that time.

O The records for the subject properties at the Watertown municipal offices were
researched. Research was also completed within the SmartMLS system. We
analyzed all of the subject data and arrived at a typical home within the  project
area with respect to gross living area, bedrooms and number of fixtures.

®) We then analyzed sales of properties within the town that had sewer and water
services available as well as sales of property which had well and septic systems.

Q We compared the differences between the properties with and without the
services and arrived at the difference in the average sale price per square foot of
gross living area above grade which is the estimated increase in value because
of sanitary sewer and water service availability.
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SCOPE OF WORK (CONTINUED)

o The difference in the sale price per square foot of gross living area above grade
was then applied to the gross living area above grade of the typical property within
the project to arrive at the Special Benefit. The Special Benefit was then allocated
between sewer and water service to arrive at the net Special Benefit because of
sewer service availability.

O The report and the resulting value estimates have been completed in accordance
with the Standards found in Connecticut General Statues Section 7-249.

APPRAISAL REPORTING PROCESS

This is an Appraisal Report which is intended to comply with the reporting requirements
set forth under Standard Rule #2-2 (a) of the Uniform Standards of Professional Appraisal
Practice. It presents comprehensive discussions of the data, reasoning and analyses that
were used in the appraisal process to develop the appraiser's opinion of value. Supporting
documentation concerning the data, reasoning and analyses is retained in the appraiser's
file. The depth of discussion contained in this report is specific to the needs of the Client
and the Intended Use.

IDENTIFICATION OF PROPERTY BEING APPRAISED

ADDRESS MAP BLOCK LOT OWNER

10 Oak Drive 131 84A 40 Defazio

20 Oak Drive 131 84A 39 Calabrese

32 Oak Drive 131 84A 38 Mancini
256 Straits Tpke. 131 84A 1 Doherty

EXPOSURE TIME/MARKETING TIME

Exposure time is defined as the estimated length of time the real property interest
appraised would have been offered in the market prior to the hypothetical consummation
of a sale at market value on the effective date of the appraisal; a retrospective estimate
based on an analysis of past events assuming a competitive and open market. Exposure
time is always presumed to precede the effective date of appraisal. It is my opinion that
a normal exposure time for the subject properties is one to three months. This conclusion
is predicated on interviews with brokers and on information obtained in the verification
process. Value reported herein presumes such an exposure.
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EXPOSURE TIME/MARKETING TIME (CONTINUED)

Exposure time and marketing time are distinct concepts. This is explained in Statement # 6
and Advisory Opinion G-7 of the Uniform Standards of Professional Appraisal Practice. My
forecast of marketing time is separate from the normal appraisal process and relates to the
time period immediately after the effective date of appraisal. Based on discussions with
brokers and other market participants and considering current and anticipated future
economic conditions, it is my opinion that a marketing time of one to three months will be
required to sell the property. This assumes that the asking price will be reasonable and that
the owner would negotiate rationally.

MARKET VALUE DEFINITION

"Market Value" means the most probable price that a property should bring in a competitive
and open market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of a specified date and the passing
of title from seller to buyer under conditions whereby:

(1) Buyer and seller are typically motivated,

(2) Both parties are well informed or well advised, and acting in what they
consider their own best interests;

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

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

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

Source: Office of the Comptroller of the Currency under 12 CFR Part 34.42 (g); 55
Federal Register 34696, August 24, 1990 as amended at 57 Federal
Register 12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994
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PROPERTY RIGHTS APPRAISED

Fee Simple Estate

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

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 5™
ed., s.v. “fee simple estate” (Chicago: Appraisal Institute,
2010)
ASSESSMENT

A single charge levied against a parcel of real estate to defray the cost of a public
improvement that presumably will benefit only the properties it serves, e.g., assessment
for the installation of sidewalks, curbs, or sewer and water lines.

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 5"
ed., s.v. “assessment” (Chicago: Appraisal Institute, 2010)

SPECIAL ASSESSMENT

An assessment against real estate levied by a public authority to pay for public
improvements, e.g., sidewalks, street improvements, sewers; also called Betterment Tax.

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 51
ed., s.v. “special assessment” (Chicago: Appraisal Institute,
2010)

PERSONAL PROPERTY

No personal property is included in the valuation of the subject properties.
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COMMUNITY DATA

The subject project is situated within the Town of Watertown. The community has an area
of 29 square miles and a population of 21,751 persons. The community is suburban in
character with residential, commercial and industrial neighborhoods. The community is
governed by a Manager and Town Council form of government. The community provides
education from kindergarten through high school in locally owned facilities and provides
a reasonable array of municipal services. There are 8,513 households with a median
household income of $79,576 and a median age of 45.8 years. The local unemployment
rate is 2.9% reflecting improvement in the national, regional and local economies as the
COVID-19 pandemic has abated. The residential real estate market of Watertown
demonstrated significant appreciation reflective of the pandemic induced real estate
market. Similar commentary is pertinent to the multi-family real estate market in the
community. The commercial real estate market of Watertown remains generally active.
There is increasing rental activity within the Central Business District in terms of storefront
occupancies by retail, restaurant and service commercial businesses that appear to be
successful. Development along arterial roadways is noted by national and regional
retailers and new-car sales dealerships. There are also improvements in the industrial
real estate economy to include major purchases of facilities as well as expansion by
existing manufacturing businesses. The community of Watertown is demonstrating
relatively positive economic and real estate market trends as of the date of appraisal.
These trends are likely to continue for the foreseeable future. The reader is referred to
the addenda for the AdvanceCT Town Profile.

NEIGHBORHOOD DATA

The neighborhood of the subject project is located within the southerly portion of the
community of Watertown. This area is commonly referred to as the Straits Turnpike
neighborhood of Town. This neighborhood identification arises from the primary travel
artery in the neighborhood, Straits Turnpike, which is also Connecticut Route 63. The
neighborhood demonstrates a variety of real estate uses. There is interspersed
residential and commercial real estate uses noted. The immediate neighborhood of Oak
Drive is primarily residential in character with commercial development located more
north and south of the immediate neighborhood locale. Straits Turnpike carries steady
traffic which increases at peak commuter hours. There is good accessibility to the Central
Business District to the north and other neighborhoods of the community. Utilities
typically available would include electricity, telecommunications, sanitary sewer, public
water and natural gas. Street maintenance is provided by the State of Connecticut (Straits
Turnpike) or the Town of Watertown. The neighborhood of the subject property is well
established with the varying real estate uses existing in harmony for a substantial period
of time. No negative factors associated with the neighborhood location of the subject
properties.
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ZONING

The subject project is situated within the R-30 Residential District. The project is also
within an overlay zone known as the Planned Community Development District (PCD).
The R-30 District is established to provide suitable areas for medium density residential
development consistent with a suburban environment, in areas with no significant
environmental constraints to development and with public facilities adequate to support
the intensity of development. The R-30 residential district includes the areas of the
Watertown Fire District previously designated as R-30 F Residential District (Effective
date 05/15/15).

The minimum lot area is 30,000 square feet increasing to 40,000 square feet if no
municipal water service is available. Minimum lot frontage is 75 feet. Minimum dimension
of square is 100 feet increasing to 150 feet if no municipal water service is available.
Minimum front, side and rear yards are 35 feet, 20 feet and 50 feet, respectively.
Minimum front, side and rear setbacks for accessory structures are 35 feet, 15 feet and
15 feet, respectively. Maximum lot coverage by the building is 15% with total coverage
of 25%. Maximum building height is 3 stories or 35 feet.

Uses permitted by right include single-family detached dwellings; farms and farming;
parks and open space; accessory dwelling unit; temporary special event and accessory
uses and structures.

Uses permitted subject to Special Permit and Site Plan approval include accessory
dwelling; child daycare center or group daycare home; convalarium, convalescent home,
private hospital or sanitarium; non-profit institution; summer day camp; private
recreational facility; commercial kennel, livery or boarding stable, or riding academy;
public utility buildings uses and facilities; governmental building uses and facilities;
railroad rights-of-way and passenger station; wind turbines; telecommunications facilities;
bed and breakfast accommodations; two family dwelling; planned residential
development and affordable housing development.

Uses requiring zone change and Special Permit and Site Plan approval include age
restricted development A&B.

The four (4) properties within the Oak Drive Sanitary Sewer Improvement Project
demonstrate varying degrees of conformity to the governing zoning. All of these
properties are judged to be non-conforming because of substandard lot size. This would
be considered legal as pre-existing to passage of the most current zoning ordinance. The
location within the PCD overlay zone somewhat mitigates the non-conformity of the
subject properties to zoning as this is a special design district with certain allowable
reductions in minimum lot, bulk and yard requirements. The present uses of the subject
properties are governed by the Non-Conforming Use standards of the Watertown Zoning
Regulations.
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PROPERTY DESCRIPTION

The Scope of Work for this assignment has been specifically agreed upon between the
Client and the Appraisers. The Client has requested that we complete only an exterior
inspection of each subject property. The Appraiser's have researched the Watertown
Assessor's Records and also completed real estate market research within the SmartMLS
real estate listing service. The information detailed below is a compilation of information
secured during the property inspection as well as the research of public records and real
estate market sources.

The Oak Drive Sanitary Sewer Improvement Project consists of a total of four (4) properties.
All properties are improved with residential style structures.

A summarized compilation of data pertaining to each of the subject properties follows:
10 Oak Drive

This property consists of a .45 acre, corner parcel with frontage along the northerly side of
Oak Drive and the westerly side of Straits Turnpike. Topography is level to rolling. The
building improvement is a raised ranch style dwelling with basement garages built in 1971.
There are 5 rooms, 2 bedrooms and 2 baths with no lavatories. Gross living area above
grade is 1,440 square feet. There is a full basement with additional finish. Current owners
are Thomas and Sandra DeFazio. Volume: 1,331, Page: 17. No sales or transfers of this
subject property in the three years prior to the effective date of appraisal. This subject
property has not been listed for sale within the past twelve months.

20 Oak Drive

This property consists of a .60 acre parcel with frontage along the northerly side of Oak
Drive. Topography is level to rolling. The building improvement is a ranch style dwelling
with basement garages built in 1958. There are 6 rooms, 3 bedrooms and 2 baths with
1,025 square feet of gross living area. There is a full basement with additional finish.
Current owners are Vittorio and Antonietta Calabrese. Volume: 1134 Page: 336. No sales
or transfers of this subject property in the three years prior to the effective data of appraisal.
This subject property not listed for sale within the past twelve months.

32 Oak Drive

This property consists of a .67-acre parcel situated along the northerly side of Oak Drive.
Topography is level to rolling. The building improvement is a ranch style dwelling with
attached garage constructed in 1964. There are 5 rooms, 3 bedrooms and 1.5 baths with
1,604 square feet of gross living area above grade. There is a full basement with additional
finish and 1 fireplace. Current owners are Nicholas M. and Barbara Mancini. Volume: 1188
Page 159. This subject property has not sold or transferred in the three years prior to the
effective date of appraisal. This subject property has not been listed for sale within the past
twelve months.
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PROPERTY DESCRIPTION (CONTINUED)

256 Straits Turnpike

This property consists of a .58-acre corner parcel with frontage along the westerly side of
Straits Turnpike and the southerly side of Oak Drive. Topography is level to rolling with an
ascent to the west. The building improvement is a split-level style dwelling with attached
garages constructed in 1961. There are 6 rooms, 3 bedrooms and 2 bathrooms with 1,155
square feet of gross living area above grade. There is a full basement with additional finish.
Current owner is Michael Doherty. Volume: 2245 Page 201. The subject property was
listed for sale for $283,900 and sold for $297,000 on May 11, 2022, after six days on the
market.

Conclusion

The Appraisers have presented a description of each of the properties within the Oak Drive
Sanitary Sewer Improvement Project. The level of detail is in keeping with the request of
the Client and the agreed upon Scope of Work. Full information pertaining to the subject
properties is retained in the Appraisers’ file. This includes a directory of photographs, copies
of the Assessor's street cards and information pertaining to the properties discovered within
the SmartMLS system.

The appraisers have completed a statistical analysis of the subject properties. The average
number of bedrooms is 2.75. The average number of bathrooms is 1.88. Average gross
living area above grade is 1,306 sf.
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HIGHEST AND BEST USE

Real estate is valued in terms of its Highest and Best Use. The Highest and Best Use of
the land or site, if vacant and available for use, may be different from the Highest and Best
Use of the improved property. This will be true when the improvement is not an appropriate
use and yet makes a contribution to the total property value in excess of the value of the site.

Highest and Best Use may be defined as:

The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the
highest value. The four criteria the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility and maximum profitability. Alternatively, the probable
use of land or improved property-specific with respect to the user and timing of the use-that
is adequately supported and results in the highest present value.

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 5" ed., s.v.
“highest and best use” (Chicago: Appraisal Institute, 2010)

The appraiser must estimate the Highest, Best and most probable Use of the property with
its existing improvements unless super-session of uses and/or demolition of the existing
improvements are market supported.

The public sector establishes the pool of possible uses; the imperfect real estate market
determines the feasible, probable and actual uses. The market, in terms of supply and
demand, also influences those specific or typical uses that would be most needed in the
market area analyzed.

The Highest and Best Use of the site as though vacant forms the basis for the Cost
Approach. The Highest and Best Use of the property as improved helps the appraiser select
appropriate comparable properties from which the Sales Comparison and Income
Capitalization Approaches can be developed.

Subject Properties

The Highest and Best Use of the subject properties is the current residential utilization.
This use is physically possible, legally permissible, appropriately supported and results in
the highest present value.

The present use meets the physically possible criteria of Highest and Best Use. This
recognizes that the sites have supported building improvements for decades. There is
necessary infrastructure to physically support the present use of the subject properties.
These are the reasons why the present residential use meets the physically possible
criteria of Highest and Best Use.



20

HIGHEST AND BEST USE (CONTINUED)

Subject Properties (Continued)

The current use of the subject properties is governed by the requirements of the
Residential-30 zone district along with the PCD overlay district. The properties contain
single family residential improvements which are permitted as a matter of right within the
governing zone. There may be some non-conformity to zoning because of less than
required, minimum lot size. This non-conformity is judged to be legal as pre-existing to
the passage of the most current zoning regulations of the Town of Watertown. The
present residential use meets the legally permissible criteria of Highest and Best Use.

The current use of the subject properties is also appropriately supported. Residential
development has been ongoing in this area of Watertown since the 1950's with
recognition that older vintage, residential uses typically were constructed along arterial
roadways. The overall neighborhood of the subject property has positive locational
attributes in terms of access to needed goods and services as well as the Central
Business District and transportation arteries. The present residential use meets the
appropriately supported criteria of Highest and Best Use.

Finally, the existing use of the subject properties meets the financially feasible and
maximally productive criteria of Highest and Best Use. Residential development is
recognized as being physically possible, legally permissible as a maximum legal
utilization as well as appropriately supported. The extension of a full suite of utility
services enhances the desirability and marketability of properties in this neighborhood.
This conclusion recognizes the sale of one of the subject properties during the recent
pandemic fueled real estate market along with the transaction data that will be analyzed
subsequently in this report. The present residential use meets the financially feasible and
maximally productive criteria of Highest and Best Use.

Overall, the existing use pattern of the subject properties represents Highest and Best
Use as of the effective date of appraisal.
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VALUATION PREMISE

There are three generally recognized approaches to value which may be used in estimating
the value of real estate.

SALES COMPARISON APPROACH — The process of deriving a value indication for
the subject property by comparing market information for similar properties with the
property being appraised, identifying appropriate units of comparison and making
qualitative comparisons with or quantitative adjustments to the sale prices (or unit
prices, as appropriate) of the comparable properties based on relevant, market-
derived elements of comparison.

INCOME CAPITALIZATION APPROACH — A set of procedures through which an
appraiser derives a value indication for an income-producing property by converting
its anticipated benefits (cash flows and reversion) into property value. This
conversion can be accomplished in two ways. One year’s income expectancy can be
capitalized at a market-derived capitalization rate or at a capitalization rate that
reflects a specified income pattern, return on investment, and change in the value of
the investment. Alternatively, the annual cash flows for the holding period and the
reversion can be discounted at a specified yield rate.

COST APPROACH — A set of procedures through which a value indication is derived
for the fee simple interest in a property by estimating the current cost to construct a
reproduction of (or replacement for) the existing structure, including an
entrepreneurial incentive, deducting depreciation from the total cost, and adding the
estimated land value. Adjustments may then be made to the indicated fee simple
value of the subject property to reflect the value of the property interest being
appraised.

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 5" ed., s.v.
“sales comparison approach.” “income capitalization approach.” “cost
approach.” (Chicago: Appraisal Institute, 2010)

The Sales Comparison Approach will be utilized within the development of the estimate
of the Special Benefit to the subject properties because of the extension of sanitary sewer
service. The agreed upon methodology to be followed is to analyze sales of residential
properties with sanitary sewer and water service and those without sanitary sewer and
water service. The sales data, both with and without utility services, will be analyzed
based upon a mean or average property size and a mean or average sale price per
square foot of gross living area above grade unit value. The difference between the sale
price unit value is the measure of the Special Benefit, if any, resulting from the Oak Drive
Sanitary Sewer Improvement Project.
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ESTIMATE OF SPECIAL BENEFITS

A variation of the Sales Comparison Approach will be utilized in order to estimate whether
there is a Special Benefit arising from the installation of sanitary sewer and water service
within a neighborhood. The methodology to be followed is to analyze sales of similar
residential properties both with and without accessibility to these utility services. If there is
a difference in the sale prices and resulting unit values between properties with and without
utility services, the difference is the estimate of the measure of the Special Benefit or value
enhancement arising from access to sewer and water service. Given the fact that we are
measuring the enhancement because of the now available sanitary sewer service, an
allocation will be made to demonstrate the increase in the value of the subject properties, if
any, because of the installation solely of sanitary sewer service.

The appraisers have analyzed the four (4) improved properties within the Oak Drive Sanitary
Sewer Improvement Project. The analysis focused on average number of bedrooms,
average number of bathrooms and the average gross living area above grade. The
appraisers researched forty-two (42) sales of properties with sanitary sewer and water
service. Twenty-six (26) sales of the properties without sanitary sewer and water service
were also researched. The analysis of the sales data determined an average sale price,
average number of bedrooms, average number of bathrooms and the average sale price
per square foot of gross living area above grade.

The comparable sales data with and without sanitary sewer and water service were
compared. The results of this comparison lead the appraisers to the conclusion that there
is a positive impact upon market value for the accessibility to these utility services; an
allocation of the benefit between sanitary sewer and water service will be presented
subsequently. Therefore, there is a Special Benefit accruing to all the properties within the
Oak Drive Sanitary Sewer Improvement Project.

The comparable sales data pertaining to properties with and without sanitary sewer service
are shown on the following pages. The methodology followed in arriving at the conclusion
of the Special Benefits is then detailed. The allocation of the benefit between sanitary sewer
service and water service will then be presented. The appraisers would note that the
aggregate benefit amount determined is not based on an individual estimate of benefit for
each property. It is based upon the methodology shown subsequently and might result in
some variance for the total benefit if individual properties are analyzed. The appraisers
would also note that the estimate of Special Benefits is developed in compliance with
Connecticut General Statutes Section 7-249.
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Water & Sewer
SALE ADDRESS SALE DATE | SALE PRICE | LOT |BDRMS |BATHS | GLA/sf [FBA/sf| STYLE | GARAGE |BUILT| SPIGLA

1(43 Hart Street 5/31/2022|  $245000) 0.29| 3 1 912 | 224 |Ranch fcar | 1959 [§ 26864
2|33 Hart Street 6/23/2022|  $246,000| 0.31] 3 1 936 Ranch 1car | 1959 [$  262.82
3[40 High Street 2712023 $248,000( 0.32| 3 1 977 Ranch Tcar | 1958 [§  253.84
4142 Edward Avenue 712612022 $255,000( 0.25| 3 1 948 Ranch Tcar | 1955 |%  268.99
5(88 Birch Street 10/24/2022|  $260,000| 029 3 1 960 Ranch 2car [ 1957 |§ 27083
6|54 Candee Hill Road 4/112022|  $265,000( 0.42| 3 15 1,311 Cape 2car [ 1950 [§ 20214
7(128 Lexington Drive 7/27/2022|  $329,000{ 055 3 2 1,392 Ranch 3 1951 |§ 23635
8|25 McFingal Road 5/6/2022]  $288,000] 0.39) 3 1 1,391 Ranch 0 1956 |5 207.05
9{157 Chemy Avenue 12/52022|  $270,000| 043 4 25 11331 - [15Stoy| 0 1900 [§ 23831
10128 Jason Avenue 10/25/2022 $272,000) 025 3 1 1,040 | 520 [Ranch fcar | 1961 |§ 26154
11]141 Middlebury Road 712912022 $272500| 040| 2 2 99 Ranch 2car [ 1955 |§ 27359
12|25 East Street 1219/2022|  $285000| 0.38| 4 1 1,169 Cape fcar | 1945 |§ 24380
13|33 East Street 1/31/2023]  $285,000] 0.37| 3 1 1274 - |Cape 2car | 1944 |8 22370
14261 Belden Street 12028/2022|  $285000] 029 3 2 1,300 | 624 |Split 2car | 1969 |§ 21923
15(51 Bruce Street 325/2022)  $285000| 0.59| 3 2 1,313 | 660 |Ranch 0 1950 |§  217.06
16[105 Guemseytown Road |  5/26/2022|  $286,000( 0.34] 4 2 1,396 | 452 [Split 2car [ 1953 |§  204.87
17{33 Knowlton Street 8/31/2022|  $290,000{ 0.26| 3 15 1148 | - |Colonial | 2car [ 1921 |§ 25261
18|46 Jason Avenue 51182022 $200,000| 0.26] 3 15 1,040 [ 300 |Ranch fear [ 1957 |§ 27885
19[41 Jason Avenue 712612022 $291000] 0.30] 3 15 1,094 | 170 [Ranch fcar [ 1959 |§  266.00
20|46 Dunrobin Lane 7/82022]  $295,000| 046 3 15 1,248 | 528 |Spit fcar [ 1964 |§  236.38
21127 Circuit Avenue 81212022 $298,5001 0.34 3 1 980 Ranch fcar | 1955 | 30459
22{10 Taft Circle 2/1412023|  $299,000| 042| 3 1 1285 - |[Ranch fcar | 1952 |§ 23268
23]121 Woolson Street 2/2812022)  $299.900| 0.30| 3 2 1592 - |Ranch fcar | 1975[$ 18838
24137 Carmel Hill Road 71112022 $302,000] 027 3 15 1,008 | 750 |Ranch 0 1955 |§  299.60
25|2 Wilder Street 813112022  $305000] 0.26] 4 2 1475 Cape 1car | 1930 |$ 20678
26|42 Porter Street 5/232022]  $305,000] 0.35| 3 15 1,280 Cape 2car | 1919 |%  238.28
271123 Prospect Street 6/10/2022|  $310,000]{ 053] 2 15 1,190 - |Cape Tcar | 1947 |§ 26050
28|29 Steele Brook Road 30252022 $312,000| 0.24| 3 15 1236 | 216 |[RRanch| 2car | 1965 [§ 25243
29|41 Birch Meadow Drive 9/28/2022|  $315,000( 0.26) 3 15 1576 | 430 [RRanch| 2car | 1974 [$§ 19987
30147 Carmel Hill Road 8/8/2022|  $320,000{ 0.37| 2 1 1,038 Ranch 2car | 1957 |$  308.29
31|26 Sprucewood Road 1/9/2023]  $325000( 023] 3 15 1416 - |Ranch fcar | 1960 |§ 22952
32 (88 Northwest Drive 1211212022 $343,500] 1.30[ 3 3 1,744 | 1,094 |Ranch 2car | 1986 [§ 20040
33[14 Laurel Ridge 11/1412022]  $355,000| 0.31] 3 15 1080 | - |RRanch| 2car | 1986 [$ 32870
34{199 Cherry Avenue 10/29/2022|  $359.900| 029 3 2 1331 325 |Cape fcar | 1994 [§ 27040
35|74 Atwood Street 1222022|  $360,000| 021| 3 15 1,236 | 576 |Rranc 2car [2000 |§ 29126
36)136 Oak Drive 811812022  $420000| 041| 3 25 1540 | 416 |Spit 2car | 1984 |§ 27273
37(53 Oak Drive 7122/2022]  $400,000] 0.51[ 3 25 1976 | - |Colonial | 2car | 1985 |% 20243
38145 Walnut Street 5/242022]  $395,000] 0.39] 3 25 1682 200 [RRanch| 2car | 1955 |§  234.84
39151 Guernseytown Road 5/27/2022]  $395000| 0.46] 3 15 1,248 - |Ranch fcar | 1968 [$§ 31651
401132 Neill Drive 712212022 $373,500| 0.56] 3 25 1,776 | 576 |Colonial | 2car | 1986 [$  210.30
41|71 Meadowcrest Lane 4/12/2022|  §370,000| 032 3 2 1,152 | 150 |Split fcar | 1959 [§ 32118
421309 Oak Drive 5/24/2022|  $360,000{ 039 3 25 1,778 | 350 |Colonial | 2car | 1985 | S 20247

Rounded $311,200 3 1.62 1,276 $243.89
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Well & Septic
Sale|  ADDRESS |SALEDATE|SALEPRICE|LOT [BDRMS|BATHS| GLAIst |FBAJs| STYLE |GARAGE|BUILT| SP/GLA

1319 Northfied Road 126022)  §200000] 186| 2 | 2 1160 - |Ranch | 2Car [1930|§ 16949
2)25 Butiernut Lane 30023 837000 56| 3 | 15 1229| 588 (Cape | 2car | 19525 19284
3|23 Woodpark Drive 86R022)  §251000[ 048] 3 | 1 1205 200|Cape | 2car |1952(§ 2080
4/1105Bunker HilRoad | 9122022  $295000( 054 3 | 1 1284 | 548 \RRanch | 2car | 1964 |§ 19860
5|69 Elena Drve 5112022)  §255.0001 041 3 | 15 1248 520|Spit | 2car {1963 |§ 20433
6105 Northfield Drive 84022 52650001 054] 3 | 1 1120 400 [Ranch | fcar [1955(§ 23661
71542 Hinman Road 90R022( 9210000/ 146] 3 | 15 1200| 400 [RRanch | 2car | 19755 22500
81541 MiddeburyRoad | 10272022 5273000 089] 3 | 1 1470 - [Ranch | 2car [1953|§ 23333
9114 Judd FamRoad | 8/302022|  $275000[ 56| 2 | 2 1207 300|Ranch | fcar | 1951 (§ 21535
10(377 Ledgewood Road | 91162022 ~ §292.000( 051 3 | 2 1402 - |Ramch | 2car [1961(§ 20827
11(18 Country Drive 5R022) 47000 129] 3 | 15 1306 - |Cape | fcar |1964|§ 18913
12(690 EchoLake Road | 10192022  $295000( 069 3 | 15 1372 Colonial | 0 | 1965 | 18586
13468 HamitonAvenue | 21802022 ~ §275,000( 0.24| 3 2 1416 - |Cape | fcar [1944|§ 18631
14139 White Street SR022|  §295000) 028] 2 | 1266 | 780 |Ranch | 2car [ 1954 |§ 23487
151100 GuemseytownRd | 117/2022( ~ $315000 098] 3 | 1 1392 Cape | fear [1982 |5 2069
16(231 Staits Tpke 110022)  §267500( 1291 3 | f 1260 Rach | 0 [1948|§ 2120
17|483 Nova Scofia 6R4R022|  $270000{ 108] 3 | 15 1248 - |Rach | 0 |1973|§ 2163
1816 Country Drive 61282022)  $315,000{ 0.76) 3 | 15 11921 308 |Ranch | 2car | 1963 |§ 26426
191104 HoneyHilRoad | 5112022 ~ §330000( 098] 3 | 3 1496 | 404 RRanch| 2car [1972(§ 22059
20(514 Basselt Road 4070022 §355000) 123 3 | 25 1826 880 |RRanch| 0 1966 |5 19441
21379 SmithPond Road |~ 3/12023| ~ $360,000 1.00] 3 | 2 1268 | 432 [RRanch | 2car |1971]5 27950
20|62 Wedgewood Drive | 10032022  §360000{ 050] 3 | 2 1206 288 |Splt | fcar | 19665 26213
23|1123MiddlebuyRoad |  6/152022)  $365,900{ 086| 3 | 2 1152 500 |Ranch | fcar | 1963 |§ 31762
24/10BrookviewCircle | 10/3/2022| ~ $379.900{138| 3 | 3 1288 | 489 |RRanch| 2car [ 1975 |§ 2949
26/1925 LitchfieldRoad | 11/1/2022]  $300000 393| 2 | 2 1347 - |(Cape | 2car | 19523 28953
2635 LedgewoodRoad | 527/2022)  $412000( 0.79] 3 | 15 1288 | 432 |RRanch| 2car | 1969 [§ 31988

Rounded §298,700 28 | 17 1,299 §229.95
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The appraisers have thoroughly reviewed all of the comparable sales data pertaining to
properties with and without sanitary sewer and water service. The data has been
summarized within the work sheets shown on the previous two pages. The pertinent items
of comparison are the sale prices of the properties, the gross living area above grade, the
number of bathroom facilities and the average sale price per square foot of gross living area
above grade. The appraisers have endeavored to utilize comparable sales data within one
year of the effective date of valuation which is January 03, 2023 (date services available).
The gross living area above grade for the subject properties and the comparable sales data
is pertinent to arriving at a typical or average property upon which to calculate the potential
benefit for the availability of sewer and water service; allocation between the sewer and
water benefit will be explained subsequently. The numbers of bathrooms is pertinent to
understanding the inflow and outflow for each property in terms of consumption and, most
especially, sanitary waste disposal. The unit value measure of sale price per square foot of
gross living area above grade is pertinent to making a comparison amongst the comparable
sales in order to measure the benefit for the availability of sanitary sewer and water services.

Our statistical analysis of the subject properties revealed the following:

Average number of bathrooms: 1.88
Average GLA: 1,306 sf.

Our statistical analysis of the sales data with sewer and water services revealed the
following:

Average sale price: $311,200
Average bathrooms: 1.60
Average GLA: 1,276 sf.
Average sale price per SF/GLA: $243.89

Our statistical analysis of the sales without sanitary sewer and water service revealed the
following:

Average sale price: $298,700
Average bathrooms: 1.70
Average GLA: 1,299 sf.
Average sale price per SF/GLA: $229.95

The appraisers would note that the comparable sales data presented for analysis purposes
reflects a range of property types and pertinent valuation attributes. The data was chosen
to reflect the reaction of the Watertown residential real estate market to the availability to or
lack of availability of sanitary sewer and water service. The appraisers have endeavored
to recognize differences between the subject properties and the comparable sales. This
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was considered during the data accumulation phase of the property analysis. The
appraisers are confident that the comparable sales information presented is reflective of the
types of properties found within the subject project.

The methodology for arriving at the estimate of the benefit, if any, for sewer and water
service is to focus upon the average or typical property within the project. The methodology
is well supported by the fact that the average of the gross living area above grade for the
subject properties and the sales data, both with and without sewer and water service, are
1,306 square feet, 1,276 square feet and 1,299 square feet, respectively. The variation in
size is considered to be statistically inconsequential and the average size of the dwelling
within the project will serve as a basis for the calculation of the benefits for the availability of
sewer and water service.

The results of our sales analysis demonstrated that the average sale price per square foot
of gross living area above grade for those properties with sanitary sewer and water service
is $243.89. The average sale price per square foot of gross living area above grade for
those properties with well and septic service is $229.95. This indicates a differential in the
sale price unit value of $13.94 per square foot of gross living area above grade ($243.89 -
$229.953 = $13.94). Given the fact that the average property within the subject project has
a gross living area above grade of 1,306 square feet, the total benefit for the availability of
sanitary sewer and water service can be estimated as follows:

1,306 sf. x $13.94 per square foot = $18,206
(say) $18,200

The appraisers will now present the allocation of the estimated benefit between the
individual components of sanitary sewer service and water service.

The first measure in attempting to determine an allocation of the overall benefit is the relative
costs associated with the planning, design and installation of individual utility services.
Conversations with a cross section of knowledgeable individuals in the engineering and
utility construction fields revealed that sanitary sewer system requires considerably greater
amounts of engineering and construction activity in order to maximize the benefits of gravity
flow without the need for pumping stations. Sewer lines are generally larger and also require
deeper excavation to again, utilize gravity versus the installation of pumping stations which
are very expensive to construct and maintain. Water lines are generally smaller and
installed at lesser depths because pressure is available to move the water. Pressure can
be created by elevation which can be satisfied by water towers in extreme circumstances.
However, the engineering and related construction for water line installation is recognized
as being less intensive in terms of engineering and likely construction costs.
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ESTIMATE OF SPECIAL BENEFITS (CONTINUED)

The appraisers have also considered the relative cost of installing on-site septic systems
compared to on-site wells. This is basically a substitution analysis in analyzing the cost of
providing necessary services to a property if public utility services are not in place. A septic
system requires engineering and site work in order to be code compliant. Limited site size
and inferior soil characteristics can pose a challenge to septic system repair or replacement
recognizing that septic systems have a lesser economic or useful life than a dwelling. The
cost of septic system can range from $20,000 or more dependent upon the pertinent
attributes of the site to be improved. Conversely, the cost of providing a well can range from
$7,500 to approximately $10,000. The substitution analysis demonstrates that an average
on-site sanitary sewer service will cost approximately 2-2.25 times the cost of an on-site
well.

We have considered the information available to us in allocating the benefit of full utility
services between the sanitary sewer and water components. The results of our analysis
have led us to the conclusion that the overall benefit because of the availability of utility
services (both sanitary sewer and water) can be allocated at approximately two-thirds
(66%) for sanitary sewer service and one-third (33%) for water service.

The appraisers will now calculate the Special Benefit arising from the Oak Drive Sanitary
Sewer Improvement Project. The benefit for the availability of sanitary sewer service within
the project can be calculated as follows:

$18,200 X .66 = $12,012
(say) $12,000

The appraisers will now estimate the total benefit arising from the Oak Drive Sanitary Sewer
Improvement Project. The benefit for the availability of sewer services is calculated as
follows:

4 properties @ $12,000 = $48,000
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RECONCILIATION AND FINAL BENEFIT ESTIMATE

The purpose of this appraisal is to estimate the Special Benefits which accrue to the four (4)
properties within the Oak Drive Sanitary Sewer Improvement Project. This project is situated
along Oak Drive at the intersection with Straits Turnpike in the southerly portion of the Town
of Watertown. The four properties did not have sanitary sewer service but do have access
to public water service. There is market knowledge that at least one of these properties
suffers from negative impact pertaining to septic system issues.

The methodology followed was to complete an exterior inspection of each property within
the project and accumulate information from the Watertown Assessor’s office as well as
any other property information available within the public domain. The data pertaining to
the subject properties was fully assembled and statistically analyzed in order to arrive at
pertinent measures to include average number of bedrooms, average number of
bathrooms and average gross living area above grade. Additional information pertaining
to the attributes of the subject properties was also secured and utilized as deemed
appropriate. The data led the appraisers to an average or typical property within the
project based upon the average gross living area above grade.

The appraisers then secured comparable sales information pertinent to properties with
sewer and water service and without sewer and water service. Again, a statistical
analysis of the comparable sales data was completed in order to arrive at an
understanding of the transaction data. The analysis of the sales data led to a conclusion
as to average sale price, average number of bedrooms, average number of bathrooms,
the average gross living area above grade and the average sale price per square foot of
gross living area above grade.

The results of the analysis demonstrated that properties with sewer and water service
have a greater average sale price per square foot than properties without sewer and water
service. The differential in value is calculated at approximately $13.94 per square foot of
gross living area above grade. The average project property, based upon gross living
area above grade, was utilized as the basis for calculating the benefit to each property
for the availability of sewer and water service. The average property size times the
increment in value of $13.94 led to an estimate of the total benefit for having sanitary
sewer and water service of approximately $18,200. Further analysis was then completed
to allocate this total benefit between the availability of sanitary sewer service and water
service. Our analysis revealed that the sanitary sewer service represents 2/3 or 66% of
the overall benefit for the availability of sanitary sewer service. This leads to the
conclusion that the value increase to each property for the availability of sanitary sewer
service is $12,000 on a rounded basis ($18,200 x .66 = $12,000). This estimate of the
Special Benefit because of the availability of sewer service is pertinent to each of the four
properties within the project.

The aggregate benefit for the availability of sanitary sewer service within the Oak Drive
Sanitary Sewer Improvement Project, as of January 03, 2023, is $48,000.
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CERTIFICATION
We certify that, to the best of our knowledge and belief:

1.
2.

The statements of fact contained in this report are true and correct.

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

We have no present or prospective interest in the property that is the subject of this
report, and no personal interest with respect to the parties involved.

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

. Our engagement in this assignment was not contingent upon developing or reporting

predetermined results.

Our compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors the
cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.

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

We have made a personal inspection of the property that is the subject of this report.

No one provided significant professional assistance to the person(s) signing this
report.

10.We have not performed any appraisal or other services as an appraiser or in any other

capacity, regarding the properties that are the subject of this work, within the thirty-six
month period immediately preceding acceptance of this assignment.

Respectfully submitted,

Ralph J londelember Mary M. Rosengrant-Member
Biondi & Rosengrant L.L.C. Biondi & Rosengrant L.L.C.
General Cert: #RCG.0000058 General Cert: #RCG.0000527

Expiration: 04/30/2023 Expiration: 04/30/2023
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ASSUMPTIONS AND LIMITING CONDITIONS

The following assumptions and limiting conditions apply to this appraisal:

k.

10.

11.

No responsibility is assumed for legal or title considerations. Title to the property is
assumed to be good and marketable unless otherwise stated in this report.

The property is appraised free and clear of any or all liens and encumbrances unless
otherwise stated in this report.

Responsible ownership and competent property management are assumed unless
otherwise stated in this report.

The information furnished by others is believed to be reliable. However, no warranty
is given for its accuracy.

All engineering is assumed to be correct. Any plot plans and illustrative material
in this report are included only to assist the reader in visualizing the property.

It is assumed that there are no hidden or apparent conditions of the property, subsoil
or structures that render it more or less valuable. No responsibility is assumed for
such conditions or for arranging for engineering studies that may be required to
discover them.

It is assumed that there is full compliance will all applicable federal, state and local
environmental regulations and laws unless otherwise stated in this report.

It is assumed that all applicable zoning and use regulations and restrictions have
been complied with, unless non-conformity has been stated, defined and
considered in this appraisal report.

It is assumed that all required licenses, certificates of occupancy, other legislative or
administrative authority from any local, state or national government or private entity
or organization have been or can be obtained or renewed for any use upon which
the value estimates contained in this report are based.

Any sketch in this report may show approximate dimensions and is included to assist
the reader in visualizing the property. Maps and exhibits found in this report are
provided for reader reference purposes only. No guarantee as to accuracy is
expressed or implied unless otherwise stated in this report. No survey has been
made for the purpose of this report.

It is assumed that the utilization of the land and improvements is within the
boundaries or property lines of the property described and that there is no
encroachment or trespass unless otherwise stated in this report.
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ASSUMPTIONS AND LIMITING CONDITIONS (CONTINUED)

12

13.

14.

15.

16.

17.

The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such
substances should not be taken as confirmation of the presence of hazardous waste
and/or toxic materials. Such determination would require an investigation by a
qualified expert in the field of environmental assessment. The presence of
substances such as asbestos, urea formaldehyde foam insulation, or other
potentially hazardous materials may affect the value of the property. The appraiser's
value estimate is predicated on the assumption that there is no such material on or
in the property that will cause a loss in value unless otherwise stated in this report.
No responsibility is assumed for any environmental conditions, or for any expertise
or engineering knowledge required to discover them. The appraiser’s description
and resulting comments are the result of the routine observations made during the
appraisal process.

Unless otherwise stated in this report, the subject property is appraised without a
specific compliance survey having been conducted to determine if the property is
or is not in conformance with the requirements of the Americans with Disability Act.
The presence of architectural and communications barriers that are structural in
nature that would restrict access by disabled individuals may adversely affect the
property’s value, marketability or utility.

Any proposed improvements are assumed to be completed in a good and
workmanlike manner in accordance with the submitted plans and specifications.

The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.

Possession of this report, or a copy thereof, does not carry with it the right of any
publication. It may not be used for any purpose by any person other than the party
to whom it is addressed without the written consent of the appraiser and in any event
only with proper written qualifications and only in its entirety.

Neither all or any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser, or the firm of which the appraiser is connected)
shall be disseminated to the public through advertising, public relations, news sales
or other media without prior written consent and approval of the appraiser.
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OF
RALPH J. BIONDI

EMPLOYMENT AND APPRAISAL EXPERIENCE

1/95 to Present:

4/89 to 1/95:

6/74 to 4/89:

Member - Biondi and Rosengrant, L.L.C. Real Estate Appraisal

Fee Appraisal Firm completing residential, commercial and
industrial property appraisals. Clients include financial
institutions, law offices, municipalities, private individuals and
relocation companies.

Owner/principal - A.J. Biondi Company, Realtors-Appraisers

Fee appraisal and brokerage firm.

Associate - A.J. Biondi Company, Realtors-Appraisers
Staff appraiser and broker.

LICENSURE & CERTIFICATION

Connecticut:

Certified General Appraiser
Certificate #RCG.0000058

Real Estate Broker
Certificate #055304

PROFESSIONAL QUALIFICATIONS

Education:

Specialized
Education:

Appraisal
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1974 - University of Connecticut, Bachelor of Arts - Economics

Various courses and seminars offered by the Appraisal Institute
and predecessor organizations. Instruction completed to
maintain state certification.

Federal Bankruptcy Court
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1/95-Present: Member - Biondi and Rosengrant, L.L.C. Real Estate
Appraisal

Fee Appraisal Firm completing residential, commercial and
industrial property appraisals. Clients include financial

institutions, law offices, municipalities, private individuals
and relocation companies.

04/81-12/94: Owner/principal - Mary M. Rosengrant Real Estate
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Fee appraisal firm with several appraisers on staff.

04/78-04/81: Kloss Appraisal Associates, Ltd., Waterbury, Connecticut,
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ADVANCECT TOWN PROFILE

2021 Town Profile

Watertown, Connecticut

12

Current Population

21,751

General Demographics
Land Area 29 Age Distribution
Population Densily « 750 Under 10
Number of Households 8,513 101019
Median Age 45.8 ig :° ig
Median Household Income $79,576 Dot
Poverly Rale 5% 50 to 59
6010 69
701079
E 80 and over
conomy
Top Industries Rgce and Ethnicity
Asian Mer Mz (i IZ%-
Black r:- 2%
@D Manufacluring 2,187 60 $65,396 Hispanic or Lalinofa ¢+, «: « -
- . While 7.+ Ba%
@) Retail Trade 1,325 75 $38,651 Other /- I 1%
) Health Care & Social Assistance 1,114 63 $36,912 Holien
@ Local Government 714 12 554,237
@ Accommodation & Food Services 624 47 520,314 Language Spoken at Home |
English ] e
Spanish s) e
SOTS Business Registrations Educational Attainment |
High School Diploma Only |
Total Active Businesses 2,307 Associale Degree e
New Business Regislrations by Year Bachelor's Degree B (B
109 130 103 138 Master's Degree or Higher ] |
133 117 118 146
119 126 141 156
158 137 i21 177 Housing
130 122 113 184
Median Home Value $234,900 $275,400
Median Renl $1,072 $1,180
Key Employers Housing Units 9,013 1,516,629
@ Siemon Company |
€ Crystal Rock Waler Company .
@ Talt School Owner-Occupled ' K
e Global Steering \Dfelad:ed or Semi-Detached o] |5
@ Albea Metal Americas acan el I
SCh OOIS Smarter Balanced Assessments
oy Met or exceeded expeclations, 2018/19
School Districts Math ELA
Walertown School Dislrict PK-12 2,639 65 87% Watertown School Dislrict 52% 64%
Slatewide - 513079 15300 88% Slatewide 48% 56%

ADVANCE:

COMNNECTICUT

Connecticut

MCT feleive
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2021 Town Profile

ADVANCECT TOWN PROFILE

212

Watertown, Connecticut

Currenl Populalion

21,751

Labor Force

Employed
Unemployed

Unemployment Rate
Self-Employment Rale*

1,724,621
148,010

Catchment Areas of 15mi, 30mi, and 60mi

. Poughkaepsie

[, Danpury

By

I Iy Iy
N\

)
Ty
\, Stamford

WYonkars 4
o New Yok
Access

Mean Commute Time
No Access to a Car
No Internet Access

Commute Mode
Public Transport
Walking or Cycling
Driving

Working From Home

Public Transit

CTtransit Service
Other Public Bus Operations
Train Service

ADVANCE

HMHECTICUY

W Springficld

24 min

26 min

. Pravidence®

.
Newport

Connecticut

Fiscal Indicators

Munlicipal Revenue

Total Revenue $77,734,578

Properly Tax Revenue $57,033,466
per capila $2,616
per capila, as % of state av. 86%
Intergovernmental Revenue $18,029,819
Revenue to Expenditure Ratio 98%
Boston®
Municipal Expenditure
Tolal Expendilure $79,012,019
Educalional $49,204,235
Other $29,807,784

Grand List

Equalized Net Grand List $2,734,482,019

per capila $126,357
per capita, as % of state av. 82%
Comm./Indust, Share of Net Grand List ~ 12%
Actual Mill Rate 31.88
Equalized Mill Rate 20.70
Municipal Debt
Moody's Raling Aa3
Total Indebtness $42,151,897
per capita $1,948
per capita, as % of state av. 76%
as percent of expenditures 53%
Annual Debt Service $7,110,248
as % of expenditures 9%

Search AdvanceCT's SiteFinder, Conneclicut's most

ctdoto. org/sitefinder

About Town Profiles

The Connectcut Town Prafiles are two-paga reports of demographic and econamie
information for each of Connaclicul’s 169 municipalities. Reports for 2016-2019 are
available from profiles.cidata org.

Feedback is welcome, and shauld be directed lo info@cldata org
These Prafiles can ba used free of charge by external organizations, as long as

AdvanceCT and CTData Collaboralive are cited. No representation or warranties,
expressed orimplied, are given regarding the accuracy of this information.

comprehensive online database of available commercial properties.
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FLOOD INFORMATION

Community: 090068

‘ Properly is NOT in @ FEMA Special Flood Hazard Area
‘ Map Number: 09005800068

Panel: 0900580006

Zone: X

Map Date: 11-05.1980

FIPS: 09005

Source: FEMA
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