APPRAISAL CITY & STATE Danbury, Connecticut

BY ROBERT N. NOCE ASSOCIATES PROJECT NAMEMid-Town East U, R, Project
58 Division Street PROJECT NO. Connecticut R - 10l

Danbury, Connecticut ‘BLOCK__11  PARCEL No, 8

DESCRIPTION OF BULLDINGS
STORRS & TENEMENT

DATE BUILT 187

PURCHASE DATA 12/3/86vor1, 315 pace 583
PURCHASE PRICE .00

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

$19000 - See Addenda
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SPECIAL ASSESOMENTS “Wone Known
HIGHEST and BEST USE Present Use

VATUATION

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 i is re(port are true and carrect.

DATE WM" "//‘(Ll ﬂ ;ZL('_I’

Robert N. Noce, S.,R.A,
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I0T: DIMENSIONS and ARFA 30 % 37 = 31110 #q. 0%,



Block 11 Parcel No. .-,EQ._ 2

TYPE SSore & Tenement

EXTERIOR - Foundatione gton®

INTERIOR -

Walls = gsbestos shingle and large grea conerete blook
Windows » Steel Sash
Screens « Nen®
Gutters and Leaders « @Galvanised
Roofe Asphalt Shingles « Gable
Porches « None
Dormers eNon®
Condition « @Good
Basement « Pull « soncrete, separate storage roomm
Heat «Fereed Hot Aly = ) oil foreed het air- 1 speeial high
pressure boiler for press romm,
Hot Water Supply = He We heater - Gas
Plumbing = Qopper
Wiring « Keavy Dusy
Rooms-- 1st Floor e @ zt:rn('l'dlor) open ares 2 tollets & 2
2nd Floor -mk g n!lllll bedroems, 1 lllmo
kitohen § b‘ch (todlet, uv. & r)
3rd Floor = Neh®
Floors=Asphalt tile « last and 2nd,
Walls «Plaster board & wall pnml.-z s - i wadl
st. 8'0
Ceilings= New Hlook = @nd floer « M. ' 9”

plastered in ateres b L
Kitchen =1 modern type (no eab) all ubhithn fu raished

Bathroom * s m‘bn ! lavatories

Closets =dood

Fireplace ®

Condition=~@00d all newly done, woodwork «ete,

utbuildings = Nene
803;:‘0'11’:83@1"“1

RENT = Roomers « 6 @ $15 per week eash
Store o Owner occupled
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COST APPROACH

1AND Market Data Approash does not inveolve a breakdewn of
somponent parts. Sgparate land valuwe is not necessary,
Property residual epproash of eapitalfisation precess
does not involve a land value,

BUILDINGS
The subject bullding is old and outmoded in type of

eonstrustion, layout and architecture, In view of these
fastors and the amount of Market Data available for study,

the Coat Approach is inapplicable,

VALUE INDICATED BY COST APPROACH ¢ Not Applicable



CAPITALTIZATION OF INCOME 4
Block 31 Parcel No._ @

UNIT Weekly  ACTUAL Annual STABILIZED
6 rms. all usilities 90,00 wik. $4680,00 (a)
R%cres - Owner Gooupled
1869 oq. £t. @ $2.00 3738.00 (b)
ESTIMATED STABILIZED cmoss I ME ( $ 8418,00
VACANCY and RENT 10SS ltm' 10‘!37 Gil;-“ $ 1543.80
GROSS INCOME AFTER V & R I10SS $ 687,20
 hexes §  1020,79
Insurance $ 290.00
Water $ 79.80
Repairs & Mainte $ 505,08 (6% of oross)
Heat $ 500,85 (154 sq. L%,
Blestrie (romers) $  1k7.,00 (10€ sq.fS. x I4TO 8q.f%,)
Management - 5% $ 3.72
' $
TOTAL EXPENSES $ 2087,23 (o)
Tet To Land » malldings —3906,97
CAPITALIZATION CALCULATIONS:
Capitalised @ 208 (d) say $39900.00

®») Based en Store Ronnltmtn —
e) BExpenses are average for bulldings B Sype
€) Based en prevailing Kortgege rave of 7% plus Pesapture rate of

gui Based on eurrent rentals received,
3% esnsidering remaining esoncmic 1ifa of 33 years.

VALUE INDICATED BY INCOME APFROACH § 39900




Block )% Parcel No._ @i .
MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN MARKET DATA BOOK)

T Eid 8T
ELEMENTS OF COMPARABILITY: | SUBJECT COMP. # §| COMP. #30| COMP. # 12

Quality of Location PAIR GOOD 00D 800D
Quality of Construction aoon aonp GOoD _GOOD
Physical Condition Q00D FAIR @GooD FAIR
No. of Stories 2 2 3

Sq. Ft. Area Excl. Base, 3339 4110 L8786 4330
Price per Sq. Ft. Gross

Bldg. Area - $9.00 8.20 811,00
No. of Rooms (Residntl.) - & 18
Price per Room - - » $2882
Facilities:
Kitchen STANDARD| OLD oLD oLD
Bath STANDARD) OLD oLD oLD
Heat FHA OIL | STRAW OIL|EW/GAS | BW OIL
Others Space

Lot Size gquare Feet 5503 2,08 23310 3876

Income (Actual & Vac. Est.)| » - - $5400

No. Floors or Apts. Occ,

at Time of Sale UNITS 2 L 3 &

Gross Income Multiplier - = @ 9

Date of Sale - 1/12/66 |(8/3/64 9/19/66
Sales Price _le ___‘37’00 ‘!&mo—t $49000 -l

INDICATED COMPARABLE VALUE OF SUBJECT PROPERTY: $38,,00
CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

S7=9 Better ioccation, larger, less land,
87=10 Better looation, larger, mers land, time,

8T«12 Better location, larger, less land, poorer oondition.

After analysis and adjustment the indieated value per sq,
ft, of building area is $11,50., This is the soundest basis

for eomparison in this case.




Bloek 11 Parcel XNo. (‘.Q".'-i 6

CORRELATION AND FINAL ESTIMATE

Sost Approash NeS Applicable
Insems Appressh $39900
Nariet Dats Appresch 38400
Pinal mstimate of Value $39%00

Greatent whight is given %o the Inseme Appressh, The
rket ‘Bata Appreash jrevides streng suppert,. The Cest
Appreash dees nat apply for renisns previsusly stated,



Block 33 Parcel No. 8

ADDENDA

Ths neighborheod ia 0ld, Typisal uses are steres, Sensments,
The lesation L within 1 blesak of Main Atrees, the dense
nsiness arvea,

Improvements since purchase apparently involve a new store-
front, a rear addition, Colprovia driveway nucouuns £
renovating upstairs, Owner sstimates tou! spent at $19000,



