APPRATISAL CITY & STATE Danbury, Connecticut
BY ROBERT N, NOCE ASSOCTATES PROJECT NAMEMid-Town East U, R, Project

"58 Division Street PROJECT NO. Connecticut R = 10l

Danbury, Connecticut BLOCK__ 6 PARCEL No, 2A
ADTRESS 2 GANAL STREET : o
9@@E_BEAIBIQBLS‘_EQBD____:

DESCRIPTION OF BUILDINGS

RESTAURANT & BAR

PAYTONS
CELEBRITY CLUB

DATE BUTLT 18

PURCHASE DATA 6 6X0L. 361 PAGE 54
PURCHASE FRICE $39000

IMPROVEMENTS SINCE PURCHASE WITH APPROXI-
MATE COST AND NECESSARY STRUCTURAL REPAIRS

& ©0 o0 00 0O 08 oG

ASSESSMENT
Land
Buildings

Sec Addenda

%

I0T: DIMENSIONS and AREA 32 x 59/80 x Sk

: Obw O orade Level _
“1lot slopes
Wone Known

S SES 5 Vol W
AIGHEST and BEST UOK Pregent Use
VATUATION

ad joo jeu | eo |00

FORTY FIVE THOUSARD NINE HUNDRED DOLLARS 900,00

CERTIFICATION
We hereby certify that we have no interest, present or contemplated, in the
property and that neither the employment to make the appraisal nor our com-
pensation is contingent on the value of the property. We certify that we
have personally inspected the property and that, according to our knowledge

and belief,all statements and informatiox;ys report are true and carrect.
C,
paTE 11/30/67 i A 4 WZL al___

Robert N. Noce, S.R.A,




Block 6 Parcel No. , .2A

TYPE = RESTAURANT & BAR

EXTERIOR -

INTERICR -

RENT *

Foundation eBprick & Stone

Walls =« Asphalt Shingle < stusco on conerete blook

Windows -\,5-:“3:::. E

Screens * wood gereens - partial

Gutters and Leaders = None

Roof « Asphalt Shingles - Gable - Flat

Porches = 3 openm & front entranse

Dormers ® Nohe

Condition =Paiy

Basement » Dirt e partial -« 7¢

Heat ©2 Gas space haaters

Hot Water Supply= } hot water heaster

Plumbing = Copper & Galvaniged

Wiring - 220 & 110

Rooms-- 1st Floor= Tavern, Men's room, Ladies roem, kitchen
ond Floor=6 rooms, 1 bath «(4 rented)
3rd Floor =

Floors *Hardwood % Asphalt

Walls™ Wood panel - some plaster & papered, & sheetrook

Ceilings *Blosk « Plastered in rooms -o;ﬂ:r:;: 2ndB' Appr

Kitchen =yo®, 8 x 10 RN Bintng = BIRF

Bathroom=l fAll @« 2 « § « clder type

Closets®™

Fireplace ® None

Condition *Pair to Poor

Outbuildings = Non®
Sse Income Approach



Block 6 Parcel No. ' @A 3

BUILDING SKETCH : AREA CALCULATIONS
s 10T

=0T 32 x 59780 x S
A L3Ix 70 = 3010 sq. f¥.
mmxgc;,r .
g | — B EEA = BN
), Nt =
Qinu_ﬁx 12x § %f .
W e 3403 sq, fE,
SR
1%—/’:4 o) Sproert
' T COST K PFROACH

LAND
Market Data Approach does not involve a breakdown of
cemponent parts. Ssparate land valus is not necessary. Property

epproach in capltelisation process does gsgd}gxgéz: a

B
The subject building is old and outmoded in type
omtmotten& layout and architecture. In view of these
factors and the amount of Market Data avallable for study,

the cost Appreash is inapplicable,

VALUE INDICATED BY COST APPROACH §$ Not Applieable



CAPITALIZATION OF INCOME
Block ¢ Parcel No._ 23

UNIT ACTUAL SARAY 5D
_egvern-payton  _LOO - month no utilities $4.800,00
6 rooms @ $10,00 per week 3120.00
ESTIMATED STABILIZED m;g%meorg nnuaﬁa.oo $ 7920.00 (a)
VACANCY and RENT 10SS Rooms  10% 312,00 $ 432,00 (b)
GROSS INCOME AFTER V & R 10SS $ 7486.00
EXPENSES
Taxes $  735.97
Insurance $ 300,00
Water $ 100,60
Repairs & Ma intenancey 475.20
Management 5% $ 3ITh4o
Gas (Rooms only) $ 233.10 (1554 sq. ft. @ 15¢)
Eleotrio(Rms. only) § 7770 (1554 sq. ft. @ 5¢)
Replacements ¢ 600,00
TOTAL EXPENSES $ 2097.17 (o)
Gapitaliszed at 10£ (4) 1445900.00

!a) Rentals appear fair comparsd with residential rental data ,

b) Necessarily higher on roomers due to type of tenanay,

(¢) Pxpenses are average for bulldings of thls type.

(d) Based on 7% Mortgage rate plus 3% recapture considering
remaining economic life of 33 years.

VALUE INDICATED BY INCOME APPROACH ¢ L5900




Block

6 Parcel No._ @A &

MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN MARKET DATA BOOK)

ST

EILEMENTS OF COMPARABILITY: SUBJECT ’%OMPo #9 COMP., # l.i COMP, # 10
Quality of Location FAIR aoop GooD aoop
Quality of Construction FAIR aooD aond Goop
Physical Condition PP A A FAIK FAIR
No. of Stories 1 -2 3 3 &
Sq. Ft. Area Excl. Base. w3 | K0 #330 WoT7o
Price per Sq. Ft. Gross
Bldg. Area = $9, $11.00 $8.20
No. of Rooms (Residntl.) [ - 5 5
Price per Room et s $200T -
Facilities:

Kitchen Restaurant OLD oo oD

Bath oLD ofD oL oLD

Heat URIT STEAM OIL| HW OIL | RW OIL

Others Spage
Lot Size 3quare Feet 3010 21,08 3876 23310
Income (Actual & Vac. Est.) $7,68 . 5,00 o
No. Floors or Apts. Occe.
at Time of Salepl"lowl 2 VACANT 3 2
Gross Income Multiplier - = 9 -
Date of Sale % WFW 3737&
Sales Price - WWW_
I = ——— —|
INDICATED COMPARABIE VALUE OF SUBJECT PROPERTY: $4,1500

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

ST«9 Larger, better loeation, less land,

§%-12

Larger, better looation, more land.

8710 Larger, better location, mare land, time,

After analysis and adjustment the indleated valwe per aq.

ft. of bui.ldi.ng area is 912.00.

This is the soundest basls

for comparison in this oase,

(5



Block & Parcel No. R4

CORRELATION AND FINAL ESTIMATE

Gest Approash Vot Applicable
Insame Approash $i3 5900
Markst Data Approach $1.1.800
Pinal Eatinate of Velwe $4.5900

greatest weight 1is given Se the Inseme Appressh. The
Market Data Approash jeevides strong suppert, The Cest
Appreach dees not apply fer reasens previsusly stated.



Block & Parcel No._ & v

ADDENDA

Neighberhosd uses are predeminently Cemereial with
all future grovih along these lines,

There have hoon ne majer inprevensnts in yesent Jears



