APFRATSAL CITY & STATE Danbury, Connecticut

BY ROBERT N, NOCE ASSOCIATESFROJECT NAMEMid-Town East U, R, Project
"58 Division Street - PROJECT NO. Connecticut R - 10)4.

Danbury, Connecticut BLOGK__Q__ PARCEL No, 23
TDDRESS 1 = 16 = 1 |
RAILROAD A
OWNER ANTONIO DPS SANTOS

DESCRIPTION OF BUILDINGS

#l4 2 PAMILY DWELLING
GARAGE

#16 2 PAMILY DWELLING

164 2 PAMILY DWELEING

L%

DATE BUILT 1900

PURCHASE DATAG, 8 vor.231 Pace 478
PURCHASE FRICE $8500 IRS $9,3%
IMPROVEMENTS SINCE PURCHASE WITH APPROXI-
MATE COST AND NECESSARY STRUCTURAL REPAIRS

o8 00 oo o0 00 o®

ASSESSMENT 3
S 3¢9 Addenda
Buildings L0500 3
: I0T: DIMENSIONS and ARFA 56 x 203/185 x 60
5 llm Y, 4
TAX RATE g;g 3 : POCRAPHY
® S
SPECIAL ASSEOCOMENTS = Nesw Enown
and B n
VALUATION
THIRTY THREE THOUSAND 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 ws report are true and carrect.

pate 11/28/67 v/ Z Aol

Robert N. Noce, S.R.A,




Block @ Parcel No. _ 23 .

#1i RAILROAD AVENVE ' o
TYPE e @ FPAMILY DWELLING = 9 ROOMS

EXTERIOR -

INTERIOR -

Foundatione Stone

Walls qdhpburdo
Windows =Wood Sash
Screens « Part wood
Gutters and Leaders «@alvanised
Roof =Asphalt Shingles - Gable
Porches =2 Open
Dormers <Notw
Condition =Paiy
Basement =A11 Cement
Heat =041 Burner hot water - 2 apts. Cast Iron radiators
Hot Water Supply = 2 Gas Heaters
Plumbing «Copper & Brass & Galvanised
Wiring «220 wiring -« New
Rooms-- 1st Floor ® 5 « all linel, 1 bath, very small rms.fair
2nd Floor =l4=1 Bath Very szall rooms - Fair
3rd Floor =Attie Storage
Floors =Asphalt tile « Pine floors underneath, rubber tiled
Walls = Plastered - up,sheetrock down, 2 wood panelled -
bathroom too,
Ceilings=l Block - lst floor, balance all plastered.lst, 818
2nd, 8'4", Basement 6'8",
Kitchen = l8t,-modern sink - cabinets, 2nd, ocupboard &
older sink,
Bathroom =2 camplete.down, wood lled, rubber tile fl,
Up = older fixtures, linoleum f1, plastered waild!
Closets = Good wainsoote
Fireplace * Non®
Condition = Paip

Outbuildings = & car garage, cinder % conecrste block, asphalt
roof, wood frame, conerete floors - 10! hgsh

RERT =8ee Income 1 wall tin -« 88" x 20" Average - ineludes
Approach shed area,



Block 6 Parcel No. 23
16 RATLROAD AVENUS =

TYFE «6 ROOM DWELLING = 2 FAMILY
EXTERIOR - Foundation = Stone, stusoco eutside
Wallse Asphalt Shingle
Windows « Wood Sash
Screens = None
Gutters and Leaders « Galvanised
Roof « Asphalt Shingle = Gable
Porches= & « open
Dormers = Kone
Condition ePals
INTERIOR - Basement «Pirt
Heat = Non®
Hot Water Supply < 2 Gas hot water heaters
Plumbing =Copper & Brass « some galvanised
Wiringes BRX « 2820
Rooms-~- 1st Floor =3 « 1 bath = poor oondition needs paint
2nd Floor=3 = 1 Bath
3rd Floor = Attie 3torage
Floors «Pine & inlaid kitechen & Bath
Walls «=Plaster all - 2 rom‘l.;f. floor - sheetreck
Ceilings=All plastered - 2nd. 6'5"
Kitchen = 0lder sinks douﬁo" ;3,;3:..-4 type, nof modern
Bathroom m.‘m.&.n 3’:‘;!:3::’-« walls, lino, floers
Closets = Good
Fireplace =Nene
Condition = Falw

Outbuildings = 868 #lh
RENT < $See Insome Approach



INTERIOR -

RENT

Block ¢ Parcel No.

164 RAILROAD AVENUR
TYPE =6 ROOM DWELLING = 2 PAMILY
EXTERIOR - Foundation =Stone = Conorete Facing

Walls = Asphelt Shingle
Windows = Wood Sash
Screens « None
Gutters and Leaders =galvanised
Roof «Asphalt Shingle - Gable
Porches» 2 Opeon
Dormers « NON®
Condition = Falr
Basement < Full Conorete
Heat = Nene
Hot Water Supply = 2 hot water heaters
Plumbing » GOpper & Brass & Galvanised
Wiring -220 « New Bx
Rooms-- 1st Floor = 3 = 1 Bath
2nd Floor = 3 = 1 Bath
3rd Floor = Attle
Floors -8112310 e pine wood =~ ;?1,:013‘ kitehen
Wallse 0ld Plastered - & ihlogg?k 01,81

Ceilings = Plastered = 0ld - 2nd, fl,-7'9"
Basement 6!

Kitchen =1 older sinks « 1 sabinet sink - cupboard, not

modern cabinets
Bathroon®® Complete

Closets= Good
Fireplace= Nen®
Condition = Needs Paint

Outbuildings =Se®
Se¢ Inoome Approash

23

4



Block é Parcel No, !! 5

BUILDING SKBEICH
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COST APFROACH

IAND Market Data Appreach does net involve a breakdown of
eampenent parts, Separate land value is not necessary,
Property residual approach in eapitalisation process does
does not involve a value,

BUILDINGS _

The subjeet bullding is old and outmoded in type of
oonstrustion, layout and arshitecture, In view of these
factors and the amount of Market Data available for study,
the Coat Approach is inapplioadle,

VALUE INDICATED BY COST APPROACH § Mot Appliscable
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CAPITALIZATION OF INCOME
Block 6 Parcel No._ 23

UNIT Month  ACTUAL STABILIZED
#lh__1st, floor 90,00 heat included $3080,00
—2n0d floor §5.00 heat included 1020.00
#16 1lst. floor ﬁg.oo no utu;m &’L
I ‘,1,,8;&0, £6.00 720,00
ek 40:00 mo uedlieies " '§80.00
ESTIMATED STABILIZED GROSS INCOME (annual) $ 5436,00 (a)
VACANCY and RENT 10SS 2% % $ 135.96
GROSS INCOME AFTER V & R 10SS $ 5300,00
ey $_ 921,87
Insurance $ 112,10
Water $_y2.60
Repairs & Mpintenance § 322,56 (6% of gross)
__Management 5% 5 265,00
Reat (#i4 only) $ 20,00 (154 sq.ft.
$
$
TOTAL EXPENSES $ 2004.33 (b)
chea g AL 3295.T1
Capitalised @ 104 (o) n;ooogoo

(a) Based on current Residential Rental Data as applied
to astual rentals,

b) Expenses are average for buildings of this type.

6) Based on prevalling mortgage rate of 7€ plus reeapture
rate of 3% considering remaining economic life of 33 years,

VALUE INDICATED BY INCOME APPROACH § 33000,00




Units Combined

Block 6

Parcel No.

al

land,

MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN__HARKET DATA BOOK)
EIEMENTS OF COMPARABILITY: | SUBJECT icoma F2 I%'OMP. ' g%?{?. # 6
Quality of Location FAIR FAIR FAIR aooD
Quality of Construction PAIR Go0D PAIR aoop
Physical Condition PAIR aooD FAIR GOO0D
No. of Stories & 2 2 2
Sq. Ft. Area Excl. Base. | 3702 L6126 3620
Price per Sq. Ft. Gross
Bldg. Area - $6.60 $6,00 $11.60
No. of Rooms (Residntl.) 2 17 2l 22
Price per Room 81470 $14,00 81909
Facilities:
Kitchen oLD 0LD orD STANDARD
Bath ord oLb oL STANDARD
Heat 2 UNITS HW OIL | AW OIL HWOOKL |3TBAM OIL
Others li‘.‘]ﬁ | RPACE
Lot Size Square Peet 11252 28458 10130 11100
Income (Actual & Vac. Est.)| $9328 $41,8600 = $4680
No. Floors or Apts. Occe
at Time of Sale UNITS 6 |1 4 L
Gross Income Multiplier - 5.2 - 8.97
Date of Sale @ 7/1/64 1/10/67 | 6/10/64
Sales Price |- | eas000 |$28500 #2000
I=—___——“—J______— e —————— ——
INDICATED COMPARABLE VALUE OF SUBJECT PROPERTY: ‘337“ 1
CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:
Wr=2 gimilar size, single bullding, 2 ear garage, time, mo
4YFely Larger, 2 buildings, no garages.
LPe6 smaller, single building, no garage, better location, [time,
After analysis and adjustment the indicated value per sq,
ft, of bullding area is 9$9,00, This is the soundest basis
for ocomparisen in this ease,



Block & Parcel No. n 8

CORRELATION AND FINAL ESTIMATE

Geat Appreash Not Applicable
Inseue Appreseh $33000
yariees Date Appreash $33700
Piaal Sstinate of valw $33000

Sveatent welight 1s givan o the Inseme Appreash, The
mriet m.‘wmmm supperd, The Usst
Approash dess net apply fer Feassns previcusly stated.



Block § Parcel No. 23 9

ADDENDA

The ne orhood s old and static with mixed business,
induaty and residential uses.

There have bdeen ne substantial Lwprovements in seeent years,
Omer states upgr-luuly $25000 has been spent over
yoars on all ) bulldings plus csonstruotion of garage.

Iuprevemsnts since purchase are considered only $o the
extent that they add Se the valge of the prepersy,.



