APPRAISAL CITY & STATEDanbury, Connecticut

BY ROBERT N, NOCE ASSOCIATES FROJECT NAMEMid-Town East U, R, Project
58 Division Street PROJECT NO. Connecticut R - 104
Danbury, Connecticut BLOCK 0 PARCEL NO, 21
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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 informatifjégzifyis report are trueand carrect.

DATE 12/27/68 /‘%f\/( ﬁ /7//{,(/

Robert N. Noce, S.R.A,




Block 39 Parcel No. 21

e

TYPE =BRICK 9 ROOM DWELLING «O0FPIOR
EXTERIOR - Foundation= Stone & Briek

INTERIOR -

RENT

Wallse 30114 Briek - Painted white

Windows =Wood frame - steel frame in T, V. Store

Screens »

Gutters and Leaders -ﬂnvml..d

Roof «Asphalt Shingle - Hip

Porches= 1 « Open, 1 Clogsed - 2nd fleor

Dormers =Kene®

Condition » Good to EBxoellent

Basement *Pull « cement 78" high - 1 sink for lavatory
Heat =1 0il Burner Hot water - lst & 2nd fleor

3rd, gas Heater & Kitchen range
Hot Water Supply = 3rd floor off boiler

Plumbing « Qepper
Wiringe B « 220
Rooms-- 1st Floor =1 2 Mmes Apte 1. T» 1l.lav, 1 Bhower

ond FlooraS = o Fol] Batnvoat si7Y 834 Rodret i), con

3rd Floor$ = 1 full Bath all new -3pace heaters, but
base, radiaters are thare,
Floors =% Hardwood « Pine » Asphalt
Walls ~Plaster=-2nd & 3rd.~1st.Fl. « 5 rm. wood panel « new

ml.{ reanovated,
Ceilings =Plastered & Blook-lst., 1l1st, fl, -~ 10'9"

Kitchen = 3 = modern eabinets s Hes Tl Y
Bathroom * 3 Complete

Closets =Goed

Fireplace®

Condition =Go0cd So Exeellent

Outbuildings =380 next sheet

See Inoeme Approash



Block 310 Parcel No.

TYPE= RETAIL STORE BUILDING
EXTERIOR - Foundatione Qonerete Bloek

INTERIOR -

RENT

Walls «Gomerete pillars, vood frame, vertioal siding
Windows=Showiroom

Screens «None

Gutters and Leaders = None

Roof=ASphal$

Porches « Nene

Dormers « Hone

Condition -@iood (resently rerocdeled from garage)
Basement «None

Heat «Gas Hot Alr Unit

Hot Water Supply ~Proz main building
Plumbing =~Oapper

Wiring -Bx

Rooms-- 1lst Floor = Shewroem, werkshep, boiler area
2nd Floor = Nous
3rd Floor = Nene

Floors = Asphalt Tile

Walls «Panslled and dry wall

Ceilings = Sheetrosk 8'10" sand finished

Kitchen =Nens

Bathroom =¥oilet and lavatesry

Closets =None

Fireplace= Rone®

Condition = Good

Outbuildings « Nene
See Inoome Approadh
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CAPITALIZATION OF INCOME
Block__lg__ Parcel No._ 21

e —

UNIT o _ _Menth ACTUAL  annusl STABILIZED
ist, Ploer &

1. 3-Roem Offfice suite __Qwner cscupied $1000,00
2, 2-Room Apartment  __$109.00 ~ $13%0 ___ 1300,00
a&nd,. Ploor
3. s-nmg.'mn_ —110.00 1320 0 1320.00
e Seroom Apartment 62.50 750 1320,00
S. Stors 125,00 1500 1500.00
ESTIMATED STABILIZED GROSS INCOME (annual) $ T240.00 (a)
VACANCY and RENT 10SS = 2¢ % $ 181.00
GROSS INCOME AFTER V & R 10SS $ 7059.00
iy $ 687,70
Insurance $ 29,00
Water $ 71,00
Repairs & Naingenance ¢ 100,00
Heat $ 507,98
Electrigl $ bk .00
Nanagement - 2}% $ 176.48
$
TOTAL EXPENSES $ 1932.53 (v)
et to Land & Bulldings .

CAPITALIZATION CALCULATIONS:

Capitaliged @ 10f (o) $51300,00

a Based on present rentals and store and 0ffice Rentals,
E Expenses ars average for buildings of this type,
Based on prevailing Mortgage rate eof T£ plus recapture

c
rate of 3% considering remaining economioc life of 33 years,

VALUE INDICATED BY INCOME APFROACH § 53300

Rental #2 inoludes electriolty.
Rental #4 is low but takes into account malntenence of grounds
by the tenant,




Block 319 Parcel No. - ¥

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

[¥) cp (7]
EIEMENTS OF COMPARABTLITY: | SUBJECT | - GOMP, #U4 | comp. # 6 GO, #16
Quality of Location ao0p aoop @00D a0
Quality of Construction Go0p @o0D 420D oo
Physical Condition EXCELLENT| GOOD PAIR @00d
No. of Stories ) 2 2 2
Sq. Ft. Area Excl. Base. joar | 1560 2100
Price per Sq. Ft. Gross
Bldg. Area - $15.00 (81430  |213.9%
No. of Rooms (Residntl.) 12 T b ¥ =
Price per Room - $3400 2%00 =
Facilities:
Kitchen MODERN | STANDARD | STANDARD |»
Bath MODERN | STANDARD | STANDARD |STANDARD
Heat mi/oTL | Bw/01L IL/STEAM [HW/0TL
Others Store Unit
Lot Sigze Square Feet | 7311 0526 8700 848
Income (Actual & Vac. Est.)|*® » - -
No. Floors or Apts. Occe.
at Time of Sale Units 4 p | b4 1
Gross Income Multiplier » » » -
Date of Sale = T/39/68 |3/30/64 [5/2/66
Sales Price $24,000 $30000 JW |
e — . =
INDICATED COMPARABIE VALUE OF SUBJECT PROPERTY:  $51500

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

CP=li Basller, mere land, less central,time,

OP=6 Smaller, mere land, less central, time,.

OP=1b larger, less land, Jess central, time.

After analysis and adjustment the indisated value per sq,

Tt, of bullding area is $17.00, This is the soundest basis

for esomparison in this oase.

6



Bloek 30 Parcel No. g;

CORRELATION AND FINAL ESTIMATE

gesd Approash ot Applicadle
Ineaws Approash $51300

Marice$ Date Approash $515000

Pinal Betinate of Valwe $31300

Greatest weight 4s gliven $e the Ipoome Approech. The
Market Data Approach {rwtan atrong support. The Vost
Appreash dees ned apply fer reasons previously stated.
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Block 10 Parcel No.__ 8% 8

ADDENDA

he lecatien 1s ecentral within 1 blosk of Nain SSvess,
the donse downtowm dusiness area,

Tmprovements since purchase have been substantial and
t:n;’ugos;l %oto renovation of beth bulldings at a esst
'y o4O,



