APPRATISAL CITY & STATE Danbury, Connecticut
BY ROBERT N, NOCE ASSOCTIATESROJECT NAMEM1d-Town East U, R, Project
8 Division Street PROJECT NO. .conn.cticu.t R = 10’.’.
Danbury, Connecticut BLOCK_ M PARCEL No. @9

STORES & OFFIOE -~LIQUOR

STORE
BLDG., & APTS,
1 & 3 STORY~ 8tuceco

stories - #17 - 19
gtory - #13 - 15

o0

HISTOR )
DATE BUILT 1&} A !gg S
PURCHASE DATA2/27/53voL, &T& PAGER
PURCHASE FRICE 17 few Jears

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

08 ©°0 80 00D 00 08

ASSESSMEN 2 See Addenda
“Tand 10760
Buildi E?‘m s
s > I0T: DIMENSIONS and AREA 83+2%5 x 88,67 x90.25 x00,73
: 7335 84. 1%,
“79; 7ONTNG: UH=10 TOFOGRATHY GPaae Tavel
S g
SPECTAT ASSESSHINTS — ‘Wone Knowa
HIGHEST and BEST USE Present Use
VALUATION
ONE NUNDRED SEVEN THOUSAND BIONT NUWDARD DOLLARS $1076800,00
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 1nformatijys report gre trueand carrect.

DATE 18/R7/6T /l/w/evf 4 el

Robert N, Noce, S.R.A.
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Block 30 Parcel No. _ 30 o

TYFE = 3 Stere - Offiee Hldg, & Qgroeery Stove §13-15 Liberty st

Apts. = Btuseo
EXTERIOR - FoundationeStone & Conerete

INTERIOR -

Walls «@nnorete Cinder Bloek, Cut Stons Veneer Front
Windows =« Steel & Wood Sash

Screens =

Gutters and Leaders « Copper
Roof «Flat = Asphalt
Porches «Sterre Bntyrance
Dormers =

Condition «~3ood
Basement « Full Cement ~ Steel Beans

Heat « 1 011 Burner Hot Air ) DBldg. only (#13-15) See Sheet

B for 7=
Hot Water Supply «2 Cas Het Vater Heaters "1‘;’

Plumbing «Copper # Galvanized
Wiringe 220 « 3 Phase
Rooms-- 1st Floor ~Main Store & Coelesr area - 1 ¥, 1 Lav,
Work Roem
2nd Floor =#17 « 19 only - apta.
3rd Floor=
Floors =Asphalt & Qonsrete & Nardweed (new)
Walls «Plastered - % Peg Board Display - rear Conersts block

Ceilingseplastared-steel beams,sheetrock in rear - store lat

floor 11t, oellar 8'. and, £1., 9, ¥d, £1, G'h'
Kitchen =

Bathroom «=Groeery stors- 1 toilet, 1 lavatory, 1 sink
Closets «RNone

Fireplace =»None

Condition =@ood

Outbulldings « Kgne

RENT « See Inoeme Approash

Heat Jooler ~ huge all conerete
Vegetable aooler

gu! tl.-”:: for moving measts
Steel steps,



TYPE «STORES & OFFICE
LIQUOR STORE: Qeneral Specifieations
EXTERIOR - Foundatione=Stone & Qonsrete

Walls =Conerete-ginder Block

Windows =8teel Sash

Screens =None

Block 10

Gutters and Leaders =COpPper

Roof -”Mt
Porched"None

Dormers *hene

Condition =G0od

INTERIOR - Basement ~3teel Beams A (onerete

RENT

walls

Heat =1 Heat syst. #17 & 19

BeW. 011

Hot Water Supply" Demesatis

Plumbing “Copper
Wiring=3 Phese « Bx
Rooms-- 1st Floor *
2nd Floor ~
3rd Floor
Floors=Hardwood

Walls ~Masonite
Ceilings =Blook

Kitchen =None

Bﬂooh.m Plast,wvalls,No tie»

all ceramie,Genuine

Closets

Fireplace =None

Condi tion*Fair/Good
buildings =None

S

gee Income Approsch

- Good

Parcel No.

08 3

e

20 x 60
Same

Veon, ¢olored
esnent
gteel Sash

Hone
Copper

Asphalt
Rone
None
Good

Full Dirt
& Cement
HeWeHoat

Doreatic

Copper

Ind, 3
hase

s,
Partitioned
See Next
Sheet
See Next
Sheet
Hardwood

(')al:“ 1t,0ak now

Pan, &

weos leck 1'11{
Base, H19"
2% a2
Lav,

(".1. flow Y
None
Palr
oood/
ALy Cond,

20:60

Ven, Colered
eoment blook
Steel & iron
bars
Hone

Copper
Asphalt
Rens
None
Good
Oonerete

HeWo Heat
Domestio

Cepper
Ind, 3 phase
i reem

8ne Next
aheeot
See Next

Sheet
Hardwood &
Bmﬁlp

Plas. walls

Steek "N

1?41 Lav,

None
Pair/cood

Blt, in
shelves for
iiquer



Block 10 Parcel No.

TYPE APARTMENTS » 3nd & 3rd. PLOORS
EXTERIOR - Foundation =8ee Other Sheets

INTERIOR -

RENT *

Walls

Windows

Screens

Gutters and Leaders

Roof

Porches

Dormers

Condition

Basement

Heat « Centpal Net water « 011
Hot Water Supply = Demestie
Plumbing = Gepper

Wiring <Bx

Rooms-- 1lst Floor =@ O%her Sheets

- 4

2nd Floor= 10 Pms, 2 « 2 ¥, & = 3 ¥ms, i baths
3rd Floor =14 Poems « £« vms, 24} Pms, i baths

Floors =Nardwoed & Rubber tile
walls ~Sheetreskt & Flaster

Ceilings=Bloek « 2nd « 99, I « Oofy®

Kitchen *Moderm « 8

Bathroom © 8 full « 2 » § (hallway)

Closets =Ample®
Fireplace * Wene

Condi tion=d00d
Outbuildings =Nene

e Ineem® Approash



Block 10 Parcel No. ‘20 5

BUILDING SKEICH : AREA_ CALCUIATIONS
/ x . ° X
i 89.46 x B2 = 36 8q; £t
' B_UILDINGn
_Store XU6x1l = 3312
_8tore OfTice
Y LOx60x3 = Zza
P Apts. Pt,
-v F
N { | s D
N
jw y/v,_“‘ \ N
2 Be
A ' AL 1
Jo |

é7 10-PRO LB ) )/ S

COST APPROACH

1AND Market Data Approach does not involve a breakdown of
eomponent parts. Separate land value is not neceasary,
Property residual approach of eapitalization precess
does not involve a land value.

BUILDINGS '
The subjeet building is old and outmoded in type of
oonstruction, layout and architecture, Inview of these
faotors and ﬁm amount of Market Data available for astudy,
the Cost Approach is inappliocable.

VALUE INDICATED BY COST APPROAcH § MOF Applicable



Block 10 Parcel No. 20
SRR m

CAPITALIZATIOR of INCOME

Ig%;zﬁl 8q.Ft, MONTH ACTUAL

18 oor

Liquor Store $1200 $100

Dr. Aarons 1200 150

Grocery store 3312 300

2nd Ploor

2 - 2 Room Apts.

2 « 3 Room Apts, $374.00

3rd. Floor

2 = 3 Room Apts.

- Room Aptl. "‘.88.00

Estimated Stabilized Gross Income

Veacancy and Rent Loss - 5%

Gross Incoms After V & R Loss

EXpenses;
Taxes $2789.02
Insurance 337.00
Water Tax 26.60
Repaire & Maint, 1134.72
Heat 00,00
Management- 5% 98,32
Replacements 1600.00

Total Expenses

Net to Land & Bulldings
Capitalized @ 104 (3?

Based on Store Rent,l Data
Apartments are rurniuhnd and inoclude heat.
Expenses are average,

A A~ o~
Uooe
T Nt S St

6

ANNUAL  STABILIZED
$1200 $1800.00 (a)
1800 1800.00 (a
$l1468 $4488.00 (b)
$5856 6.00 (b)
94560

(6% of Gross)

7185.66

13;55.75
$§OT 00.00

(e¢)

Rentals are fair,
Heat is for apartments only.
Based on prevailing Mortgage rate of 7% plus recapture rate

of 3% considering remalining economic life of 33 years.



Block 3@ Parcel No. 20

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

ELEMENTS OF COMPARABILITY: | SUBJECT COMPo # IﬁOHP. #u EEMP. # ]J.}
Quality of Location PAIR 000D @00 00D
Quality of Construction ao0d ao0D [ ole) ) hOOD
Physical Condition PAIR/GOOD GOOD Good  |a0od
No. of Stories 1.; 1._3: Je2 h
Sq. Ft. Area Excl. Base, [} 13373 7816 18556
Price per Sq. Ft. Gross
Bldg. Area - $10.5% (89,08  $7.99
No. of Rooms (Residntl.) 2 8 - -
Price per Room - - -
Facilities:
Kitchen MODERN | SPANDARD [RESTAURANP WO
Bath HODERN | STANDARD |AMPLE AMPLE
“Heat HAMDWAOIL| M/0IL  |STRAM/OIL| STEAM/OIL
Others
Lot Size Square Peet |7336 12590 17725 400
Income (Actual & Vac. Est.)|$1694ls [(619860  [$13388 |-
No. Floors or Apts. Occ.
at Time of Sale Units 11l 1 4 '}
Gross Income Multiplier - 7.09 [ 4 -
Date of Sale - 8/31/66 (8/1/67 [3/12/65
Sales Price - __|# .mm $68000 65000 -

INDICATED COMPARABLE VALUE OF SUBJECT PROPERTY'

$105100

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

c"l? W!!’! nere 1‘“. “'m 1“.“-03. .m'

gP=1% smaller, more land, better losatien, time.

ST-ll; Smaller, less land, better loscatien, time.

After analysis and adjustewnt the indieated valus per sq,

ft. of building area is $10,00.

This is the soundeat dasis

for sumparison ia Shis case,

7



Bloek 3@ Parcel No. @9 8

CORRELATION AND FINAL ESTIMATE

Geat Approash Not Applicable
Inseme Approssh $107600
arket Data Approash $105100
Pinal Estimate of Valwe $1076800

Greatest wdight is given to the Income Approash, The
Market Data Approach provides strong suppert, The (ost
Approach does not apply for reasons previeusly stated.



Block__ 4@ Parcel No.__ 28 9
ADDENDA

The neighborhood is aid and statie. ¥ypiesl wees ave petall,

business, tenements,

" She valwe sstinate,



