APPRAISAL CITY & STATEDanbury, Connecticut

BY ROBERT N. NOCE ASSOCTATESPROJECT NAMEMid-Town East U, R. Project
‘58 Division Street PROJECT NO. Connecticut R - 104
Danbury, Connecticut 'BLOCK__§ _ PARCEL NO, 3

ADDRESS -

STORR
MAGKINE SEO?
2 HISTOR Y
+ DATE BUTLT 193%
¢ PURCHASE DATA 3i3 VOL. 193 PAGE 522
: PURCHASE FRICE No® Known
s IMPROVEMENTS SINCE PURCHASE WITH APPROXI-
s MATE COST AND NECESSARY STRUCTURAL REPAIRS
ASSESSMENT Seo Addenda
Land

Buildings 35100

3 AD - Janal 35 X X
“296b2 8q. 16,
ZONING: OBwi0 TOPOGRAPHY GFrade Level

: TOT: DIMENSIONS and AREA 96,5 ® 236 AD

VALUATION

ONE FUNDARD PORTY TWO THOUSAND BIGHT NUNDRED DOLLARS g%ﬂoo..oo

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 infomat%is repor re true and correct.

DATE 18/19/67 ﬁ‘c"‘ 0
Robert N, Noce, S.,R.A,
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TYPE « STORE « BRIOK & STERL

EXTERIOR - Foundatione (onerets s.i..k
Walls «Briek & 3Seel)
Windows =Steel shewroem & all othars
Screens *None
Gutters and Leaders » Roaf drains
Roof= Platebuils up ii or § dranage system (2 & )) types ‘ton
ro
Porches =
Dormers ~Hon®
Condition = @ood
INTERIOR - Basement = Part = consrete (beiler roem 12 x 15 econorete
eelling & floor)
Heat =2 hutu%.:nm- =041 Burner hot aiyx ducts plus
unit heaters.
Hot Water Supply = 1 Gas hot water heater
Plumbing =Copper
Wiring ~Industrial
Rooms-- 1st Floor= Show reom 0ffice, stock room
ond Floor «fmall § area-2 wire walls ' oelling ~
Weod floer- 31! x !3' e 2 walls bruk' %
3rd Floor =
Floors = Pine
Walls = Briok & soms linoleum
* 1s8. £1, 11'8%=lst. lower le4vel- R«18¢
Ceilings *tin = metal besms in rear= Storage Back Rm,9'5" hi
2nd.§ 1), 8:6%-31 x 23¢
Kitchen «None '
Bathroom = 3 toflets & 3 lavatories
Closets =Non®
Fireplace *Hone
Condition =Go0d
ks ' '
ﬁ&m{',?gs’jgow Shopenew cement block rear bldg. see
sketeh-soncrete floor, steel sash, ceiling 12°¢
RERT «0Owne? in rear-open beams 13' celling in front area.
ocoupied 2 heating systems, 1 unit gas hot air, 1 oil

hot air unit heater., Yo toilet & lav, no H.W.
stees) bhemsms, steel sash,
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COST APPROACH

IAND Merket Data Approach does net involve a breakdown of
oompensnt parts. Ssparate land valus is not necessary.
The property resid approach eof capitalisation process
does not involve a land valwe.

BUILDINGS

The subjeet buuaug is old and outmoded in type of

sonstrustion, layout and arehitecture, In view of these

fastors and the eceunt of Market Data available for study,

the Cost Approach is inappliocable,

VALUE INDICATED BY COST APPrRoAcH ¢ Net Applieable
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CAPITALIZATION OF INCOME

Block 6  Parcel No.,_ 3§
UNIT ACTUAL STABILIZED
tore e — Owner Oeeupied
shop
store 8814 sq. £t. @ $2.00 $17628
Mashine Shop 3050 sq.ft. @ $1.00 3050

&

ESTIMATED STABILIZED GROSS INCOME (annual) $ 20676.00 (a)
VACANCY and RENT 10SS = 2% $ 516,98
GROSS INCOME AFTER V & R 10SS $ 20161.0%
S =] $_ 327.70
Insurance $ 546,00
Water $ 39.20
Repairs & MainS, $ ho,00
Management - 2% $§ 585,00
Heat & Kleot, 4§ By Tenant
$
$
TOTAL EXPENSES $ 5881.90 (b)
Vet to Land & pulldings .
CAPITALIZATION CALCULATIONS:
Capitalised @ 10X (o) $14,2600,00

Based on Store & Warehouse Rental Data.
Exponses are aversge fer bulldings of this tyzo.
Based on prevalling Mortgage rate of 7% recapture rate ef 3%
sonsider renaining eeonomie 1life of 33 years.

Vasaney rent loss allowanes and managemsnt eharges are low
due to single tenant type eocupaney,

VALUE INDICATED BY INCOME APFRoACH § MsR800,00
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MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN MARKET DATA BOOK)

e

INDICATED COMPARABIE VALUE OF SUBJECT PROPERTY: 121,00

ELEMENTS OF COMPARABILITY: | SUBJECT a%OMPo #la %MP. AT C%&Po # 1’
Quality of Location aoop aoad Goop G0op
Quality of Construction ao Goad aocp aooD
Physical Condition aood Goop GooD GoO0D
No. of Stories p § p | 3 1&2
Sq. Ft. Area Excl. Base. |31864 | 4725 13313 7516
Price per Sq. Ft. Gross
Bldg. Area - ‘1’075 mcﬁ "09’
No. of Rooms (Residntl.) - - - -
Price per Room - - - -
Facilitiess
Kitchen - - g -
Bath J7atrL|27TaLL |AMPLE MMne
Heat HA OIL |UNIT AV Ol [STEAN/OIL
Others ONIT
Lot Size Square PFeet 29662 | 1386) 12590 728
Income (Actual & Vac. Est.)|® - $19860 | 133680
No. Floors or Apt Co
at Time of Sale sﬂni%' » i 1 b
Gross Income Multiplier b o 7.09 5
Date of Sale » $/13/66 |8/31/66 | 8/1/67
Sales Price - §65000 |[9ILI000 | 986000

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

cP=18 smaller bullding, less land similar losation,

CrP=17 r bullding, less land, better lecatien,
CP=15 sSmaller bullding, less land, better locatlon.

AfSer analysis abd sdjustment the indicated value per sq.

Tt. of building sres is $12,00,

This is the soundest basis

Ter scnparisen In this case,

9]
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CORRELATION AND FINAL ESTIMATE

Go8% Appressh Not Applicable
msens Appressh $14,2800
mrkss Bata Appressh- $14.24,00
Pinel Bstimate of wlwe $14.2800

erestest weight is given o the Ineeme Appreash., The
mt‘uuwwmmm. The Cest
Apprenth does net apply fer reasons previocusly stated,
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ADDENDA

he location comprises typical retail buainess uses,
In addition it is opposite a portion of the Dandbury
Redevelopment GFe8.

The property has had the benefit of good maintenance

over the years. There apparently have been no recent
najor improvements.



