APPRATSAL CITY & STATE Danbury, Connecticut

BY ROBERT N, NOCE ASSOCIATES FROJECT NAMEMid-Town East U, R, Project
58 Division Street PROJECT NO. Connecticut R - 10l
Danbury, Connecticut BLOCK_10 _ PARCEL No, 19
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DESCR LPTION %g! BUILDINGS

STORE & APARTHENY ~BRIOK

DATE BUILT 1939

PURCHASE DATA 37 voL. 399PAGE KA

PURCHASE FRICE $22,900 s §7.00
IMPROVEMENTS SINCE PURCHASE WITH APPROXI-

MATE COST AND NECESSARY STRUCTURAL REPAIRS
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HIGHEST and BEST USE Present Use
VALUATION
SIXTY TROVAAND ONE RUNDRED DOLLARS M
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 his report, are true and carrect.
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Block 30 Parcel No. 319
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TYPESPORE & APT. Stusce on Blook

EXTERIOR -

INTERIOR -

RENT

Foundation -~fitens and poured concrete - steel beams,
Marble base ~ Quartz on Sandstone on Bricke

Walls e also sement -~ some newly edded, has concrete dlok
& Asphalt Shingles.

Windows «Steel Sash = & waod sash

Screens =Nen® < Matal Awnings throughout
Gutters and Leaders= Copper

Roof =¥lat = Asphalt

Porches = One Glosed

Dormers®

Condition =(leod

Basement =0émant « Full - completely set up for additional
sales spase _
Heat -}aott BUFner « Hot Water - Up & dowm =~ 3 unit Blows
store.
Hot Water Supplyel Gas and 1 ofl hot water heater - wp and
down - domestie,
Plumbing = Geppér & Salvanised

Wiring «5x « 220~ or 3 phase
Rooms-- 1lst Floor =Main store = 1 Toilet & lavatery

2nd Floor =ALl FPusn, 7 = 1 Pull uhn:r 3 esloased poreh
Roomers - 1 full kitehen, ‘oem fleors L4
3rd Floor = (one room newly added,

Floors 7&0«»1&“ floor-gable wire reinforeed<battleship
1! s: store. Nardwood upstairs,

Walls =Flaatered +~ mirresr

y ' ¥ 1 Bu. 2nd P, Btenew Add,

Ceilings=Plastered lhi“roek-ltw;;ut.-lg:. Bage, 9°
o0 =
Kitchen =1 « semi modern type, oabinets, small - Fair

Bathroom *1 Pull = 1 § = Fair to Posre Genuine tile floor
antered walls & ceiling - older fixtures.

Closets ™

Fireplace *

Condition * Falr

Outbuildings = Garage = 2/C « conerete blosk sides - woed
front = left 8¢ ¢ 3' 80 psak = wood rafters
20 = 22 Gable roof - halt - conorete
floor, erasked = built in 1939

Alr Cenditionsd Apts. & Store
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COST APPROACH

LAND Market Data Approach does not involve a breakdewn of
component parts, Sgparate lend value is net necessary.
Property residual apgnuh of capitalisation precsess
does not Ainvelve a land value,

BUILDINGS
The subjeot bullding is old and outmoded in type of
ocnnmcticn& layout and architecture, In view of these
fastors and the smount of Market Data available for stwdy,
the Cost Approach is inapplicable,

VALUE INDICATED BY COST APPROACH § Net Applicable




CAPITALIZATION OF INCOME
Block 10 Parcel No, 39

UNIT Month ACTUAL Annual STABILIZED

lst. ftare  Ownep Ocecupled 2936 A.F. @ $2.25 $6600.00

2nd. Ploor 7 Roama  $250.00 per month $3000 _36L0,00

ESTIMATED STABILIZED GROSS INCOME (annual) $ 102,0.,00 (a)
VACANCY and RENT 10sS 3% $ 512.00
GROSS INCOME AFTER V & R 10SS $ 9728.00
" Tanes. §  1834.66

Insurance $ 200,00

Water $ 500149

Repairs & Maint, $ 200,00
_ Management 23€ 2§ 4P6.40

Heat $ _ Tu2.80 (15¢ oq. £%.)

Replacement $ 200,00

$

TOTAL EXPENSES $ 371,26 (b)
ATz N AT s
Capitalised @ 105 (o) 100,00

oo

Based on Store and Room Rental Deta,
Expenses are average for a bullding ef this Sype,

) Based on prevailing Mortgage rate of 7£ plus recapture rate
of 3% considering remaining economic 1life of 33 years,

VALUE INDICATED BY INCOME APFROACH ¢ 60100,00




Block 10 Parcel No. 19
MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN MARKET DATA BOOK) i’
5 (] 4 BT

ELEMENTS OF COMPARABILITY: | SUBJECT COMP. MR | coMP. #10| COMP. # 9
Quality of Iocation PAIR goap GooR a0
Quality of Construction G00D 000D @oad @00D
Physical Condition aood Good PAIR FAIR
No. of Stories
Sq. Ft. Area Excl. Base. k952 4330 3506 L2120
Pri Sq. Ft. G
Bldg. vea o |* 013.00 | 41126 |$9.00
No. of Rooms (Residntl.) 7 15 & -
Price per Room - 828082 “ ®
Facilities:

Kitchen oLD OLD - ord

Bath oLD OoLd - oLd

Heat AW OIL | ¥W OIL | W OXL | S¥RAN/OTL,

Others Apts, M OIL | SPACE HV OIL | STEAM/OIL
Lot Size gquare Feet 10676 3876 1560 244,08
Income (Actual & Vac. Est.)| = $5%400 - -
No. Floors or Apts. Occ,
at Time of Sale Floors 2 3 3 a
Gross Income Multiplier - 9 = -
Date of Sale - 9/19/66 | 1/19/68 | 7/12/86
Sales Price - 49600 .3_’2” ‘ 37_506
INDICATED COMPARABIE VALUE OF SUBJECT PROPERTY: $594,00,00

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

St-12 gmaller, less land, time, pocrer heat.

@r=10 Smalley, less land, better leosation, $ime,

87«9 Smaller, less land, betser location, $ime,

After analysis and adjustment the indicated value psr 8q,

£8. of bullding area is $12,00,

This is the soundest bdasis

for comparison in this

o
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CORRELIATION AND FINAL ESTIMATE

Cest Approach Xeot Applicable
Inseme Appreach $h01060
Narke$ Data Approash $294,00
Pinal Rstimate of Valwe $60100

Sreatest weight 4s given to the Income Approach, The
Na®ket Data Approach provides strong support, The cost
Approach dees not apply fer reasons previously stated,
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ADDENDA

The ne oed i3 old and statie, PTypieal uses are
retall inesses, Sensnments,

*here hAve been me major improvements in recent years.
Since original construction approximately $274,50 has
been apent en She property according to the owner.



