APPRATISAL CITY & STATEDanbury, Connecticut
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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 informatiiryis report are true and carect.

DATE 12/23/67 ' ﬂ (A j 2741{2-6

Robert N, Noce, S.R.A,
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2

TYFE «STORE & TENEMENT

EXTERIOR - Foundation= Stone

INTERIOR -

RENT

Walls ~-Asphals Shingle - Preme - (Old)

Windowse Wood = also store fronts wood frame-steel sash
Prent - wood

Screens =None®

Gutters and Leaders = Nome

Roof e« Built up « flat

Porches = None = stors entrances

Dormers =Hon®

Condition = Peor = building not cccupied

Basement = Pulle Conarete = T¢ S

Heat =011l Burnar - hot aly - pipeless- antique stare only
Bot e Barrs e T amabare
Plumbing =0opper - scme galvanised
Wiring= 2289 = Ex
Rooms-- 1st Floor =k stores = 2 vasante 9'6" celling
2nd Floor=312 rus.~ 2 baths = condemnsd
ird Floorell{ ¥ms. « 2 baths - ocondemned
Floors ~Kardweed « linocleum tile & econorete
Walls ~rlastered = } wood panelled
Ceilings ~Plastered
Kitchen=
Bathroom® 188. £l. = 2 toilet Rooms~ 2 fixtures eesh store
cloasismi 2nd, 2 baths, 3rd « £ baths

Fireplace = Ron®

Condition *Stores falr, rooms poor « condemned

Outbulldings *
Pire

Bycapes
See Inceme Approsch
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— BUILDING SKEICH

AREA CALCULATIONS
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COST APFROACH

LAND

Market Data Approach doea not involve a breskdown of
compenent parts. Sepasate land value is not necessary.
BUILDINGS

The subject building is old and oubmoded ia type of

construction, layout and architeeture. In view of these

factors and the emount of HMarket Data available fer study,
the cost Approach is inapplicable.

VALUE INDICATED BY COST APPROACH § Wet Applicable



CAPITALIZATION OF INCOME 4
Block ] Parcel WNo, 1

UNIT Momth  ACTUAL Annual STABILIZED

Redens 750 sq.ft. _135.00 91620 $1620,00

Preednan Mo"o u&w $1500 2500,00

2 Vesant ftores 1718 849.ft. = - 342,00

Rooms = 2, 3, 4 floows Gondemmed - not rentable
ESTIMATED STABILIZED GROSS INCOME (annual) . 79%4.00 (a)
VACANGY and RENT 10SS = 108 $ 754,40
GROSS INCOME AFTER V & R I0SS $ 6789.60
EXPENSES:

Taxes

1130.23
m.w

$
Insurance $
Water  137.20 $ 27440
Repairs & MainS. $  L52.6L (65 of Gross)
__Mansgewent - $¢ § _339.486
#
$
]

TOTAL EXPENSES $ 2396.75 (b)
Vet to Land & pulldings B392.85
CAPITALIZATION CAICULATIONS:

Capitaliged @ 108 (o) $4,3900.00

{a; Based on Store Rental Data - $2,00 per sq, ft.
Expenses are average for a ding of this type.

(¢) Based on Mortgage rate of 7# plus recapture rate of 3%

considering remaining economic life of 33 years.

VALUE INDICATED BY INCOME APPRoACH § W3900
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MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN MARKET DATA BOOK)

!

INDICATED COMPARABLE VALUE OF SUBJECT PROPERTY:  $hly600

1 4 Ll 4 J

ELEMENTS OF COMPARABILITY: | SUBJECT comp, # T| comp. #33 | comp. # 2
Quality of Location FAIR PAIR FAIR G0o0D
Quality of Construction FAIR aood aooD gecy
Physical Condition PAIR/POOR| PAIR 800D Go0oD
No. of Stories b 3 2 3
Sq. Ft. Area Excl. Base. | AB50 | hiBO LN 10752
Price per Sq. Ft. Gross ,
Bldg. Area - “o“ “o” 03.30
No. of Rooms (Residntl.) F1% 15 b 3 -
Price per Room - 2000 - -
Facilities: )

Kitchen oLd oLD oLD =

Bath o1d OoLD oLd -

Heat SPACK 8PACE AW OIL W

Others 1 Btore WAL |-
Lot Size Bquare PFeet | Li4SS sus52 10786 14800
Income (Actual & Vac. Est.)| ® #3500 #7764 -
No. Floors or Apts. Occe.
at Time of Sale 2 6 b 7
Gross Income Multiplier - - 3.61 -
Date of Sale - 7723763 |1/19/68 | 3/6/67
Sales Price " $I0000 | 26000 Wh

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

STe7 Smaller, better sondition, more land, time,

87

11 - Smaller, better condition, more land, Gime,

0P=19 sSmaller, better location, betSer eonditlion, time,

AfSor analysis snd adjustment She indieated valus per sq.

£t. of bullding eres is 83,00, This is the soundest basis

for somparison in this case,

The subject is necessarily sharply reduced due to it's

peor physical conditiom,

(92|



Blook § Parcel No. 3

CORRELATION AND FINAL ESTIMATE

Gest Appreash Not Applicable
Snseme Appreash $l1.3900

Market Data Appreash $44600

Pinal Estimate of Valwe $4ls600

Greatest we is given to the Income Approach. The

property in its present poor condition would only be
purchased on the basis of its yield., The Market Data
Approach provides strong support,
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ADDENDA

The neighborhoed is old and Commereial in sheraster. A
pmiu: of Danbury's Redevelspment Ares is opposite the
proparsy.

The subject property has had no major improvements in
many years, The upper floors are condemned for living
purposes. A purchaser would consider the possible future
of the site in view of the Redevelopment activity, but
this is somewhat limited by the small land area.



