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

58 Division Street PROJECT NO. Connecticut R - 104
Danbury, Connecticut BLOCK_10 _ PARCEL No, 34
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DESCRIPTION OF BUILDINGS

4 STORES « 1 337 - Base,
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DATE BUILT 112}1
PURCHASE DATA }{Bﬁvor,,,l% PAGE 356
PURCHASE FRICE NOo% Known

IMPROVEMENTS SINCE PURCHASE WITH APPROXI-
MATE COST AND NECESSARY STRUCTURAL REPATRS
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Buildings 44
: TOT: DIMENSIONS and AREA T79¢8 X% 68 AD
: 5167 »q. 8.
TAX RATE Te 3 WTFS—W'—MW
S - g
SPRECIAL ASSESSMINTS  None Rnown
HIGHEST and BEST USk Present Use
VALUATION
FORTY THOUSAND DOLLARS MO0.00
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 information in-this report are trueand correct.

DATE 12/27/67 KZ//LKA, A 4 /]zic,(_

Robert N, Noce, S.R.A,




Block 30 Parcel No. 19

TYFE « lj STORES
EXTERIOR - Foundatione Qonopete Ginder Bloek & Stene

INTERIOR -

WallsuGipper atuseo - front - zetel stare frocts

Windows « Wood sash & metel 3ash
Screens «ione

Gutters and Leaders «@@lvanized
Roof spSphslt « Compesition - flat
Porches w§togre Proats
Dormers oNone®
Condition » paiw/ Pooe
Basement wOme beiley room only (under saffies shop)
Heat « 1 011 Surner Not Water « Heater for all stores
Hot Water Supply » 2 Gas Hot Water heaters
Plumbing «Gepper & Gglvanised all stores
Wiring «220 BX
Rooms-- 1lst Floor w § « Stexres

2nd Floor -

3rd Floor =
Floors =fardwood & Asphalé ¥ile
Walls «pPlastered & wallboard - also weod panslled
Ceilings ~Blosk & Plastered = 10t - 9t & 8¢
Kitchen »3 Stores have seni-Medern sceking fasilities.
Bathroom =i § bashs
Closets =Nane
Fireplace « Ngne
Condition « Palpy

Outbuildings eNene

RERT « 0@ InoGie Approash



Block 10 Parcel No. 19 3

BUILDING SKEICH : AREA CALCULATIONS
10T ’ gOS 8§ - 5167 ﬂ:rto

BULLDING
Wxll x1 = — 3200 8q.lt.
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COST APPROACH

LAND Market Data Approash does not involve a breakdown of
ccmponent parts. Separate land value is not necessary.
Property residual approash of capitalisation process
does not inveolve a land value,

BUILDINGS
The subjeet building is old and outmoded in type of
econstrustion, layout and architesture, In view of these
fastors and the amount of Market Data available for atudy,
the Cost Appreash is inapplicable,

VALUE INDICATED BY COST APPROACH § NO® Applisable



CAPITAIIZATION OF INCOME
Block_ 10 Parcel No. lﬂ

UNIT __ 8q.Ft,. MO. ACTUAL Annual STABILIZED
1 Store 697 $100,00 1200 14400
-5 stores 2983 ___ 100.00 Ea, 6000 6000
ESTIMATED STABILIZED GROSS INCOME (annual) $ 7400.00 (a)
VACANCY and RENT 10SS  10% $ 740,00
GROSS INCOME AFTER V & R I0SS $ 6660,00
EXPENSES: Imole 191=193 Main 8%,
Taxes $  999.62
Insurance $ 222,00
Water Ge 13430 $ 169,40
Repairs & Maint. $  Lih.00 (6% of Oress)
Heat ¢t 492,00 (154 oq.ft.)
Menagement S¢ $ 370,00
$
$
TOTAL EXPENSES $ 2657.02 (b)

Net to Land & puil TRO02.98

%l
CAPITALIZATION CALCULATIONS:

Capitalised @ 10£ (o) 40000.00

(a) Based on present rentals as stabllized where considered
neeessary in assordance with Store Rental Data,

sbg Bxpenses are average fer a bullding of this type.

. Based on prevailing Mortgage rate of 74 plus 3% recapture
based on remaining esononiec iife of 33 years.

VALUE INDICATED BY INCOME APPROACH $ 40000,00




Block 10 Parcel No._ )8

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

ELEMENTS OF COMPARABILITY: | SUBJECT °&)MP» #10 &){ﬂ’. A2 COO{!P. #19
Quality of Location FAIR ao0d QGooD @ooh
Quality of Construction PAIR Qo FAIR 600D
Physical Condition PAIR FAIR FAIR @o0d
No. of Stories b § 3 1 ) O
Sq. Ft. Area Excl. Base. 3260 3506 4800 916
Price per Sq. Ft. Gross
Bldg. Area - mn“ ‘a-" $9.05
No. of Rooms (Residntl.) - - - -
Price per Room - ® @ e
Facilities:
Kitchen = - - -
Bath , & MV% 'l & LAV ‘l‘.& MVQ ,o &'-&AV.
Heat EW OIL | BW OIL | PHA OIL [s¥EAN/OIL
Others

Lot Size Square Fest 5167 1560 M2 | 7728
Income (Actual & Vac. Est.)| §TR00 | = ® 13380
No. Floors or Apts. Occ.

at Time of Sale Unite b b | 1 '3
Gross Income Multiplier - - - 4

Date of Sale - 1/19/65 | 12/29/65 8/1/67
Sales Price | - $39500 mgoo__.l $68000
INDICATED COMPARABLE VALUEOF SUBJECT PROPFRTY: ‘M

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

OP=10 Larger, better location, less land, time, less units

GP=12 Larger, less sentral, mere land, time, less units,

0P«18  Larger, better location, mere land, time,

After analysis and adjustment the indicated valus per aq.

£8, of building arvea is $12.00.

This 1is the soundest basis

for oom;nrho; in this case.

o



Bloeck !0 Parcel No.

CORRELATION AND FINAL ESTIMATE

dest Appresch Net Applicadle
Inseme Approash $hoodo
Marimt Data Appreash £39408
Pinal Batimate of Valwe $40000

von §¢ the Inseme Ammh. The

mm:w ide the Cost
s atreng mx
Approash deos ned m{ for ressons mit stated,

_»



Block_ 3@ Parcel No._ 3§ v

ADDENDA

e lesntion is & shart diatanie frem the sentvel dowm-
tomn Dandury business disteied,

There have deen e mAjer Luprevensnlts in yeseat years.



