APFRATSAL 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_® _ PARCEL No,_ 15

ADDRESS § VELAY STREET
OWNER JOSEPH J, RUSSELL &
Mo OF BULLD \

1 ROOM DWELLING
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I0T: DIMENSIONS and AREA 54 x 192 AD
e

TAX RATE %7.7? s ZONING: U= AV TOPOGRAPHY GPRGe® imved
EPECTAT, ASSEESINTS — —Wons RHown
HiGHEST and BEST USE ConmwPre LRl
VATUATION
TWERTY NINE THOUSAND DOLLARS 22900300
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 infomtiox%s report are true and correct.

oare 3V/2T/67 it i 27&;(,,

Robert N, Noce, S.R.A.




Block ¢ Parcel No. _ 1§ o

TYPE= M} ROOM DWRLLING
EXTERIOR - Foundation =8tone
Walls =Asbestes Shingle
Windows eWood Sash
Screens »Aluminua Soreen & 3torm oombination
Gutters and Leaders «galvanised
Roof=Asphalt Shingles - Gable
Porches<lj Open « 1 elosed
Dormers «Nen®
Condition =Falr « needs paint
INTERIOR - Basement=Full « Oement

Heat =1 041 Burner - hot water = ) apte.
Hot Water Supply =3 Ga8 hot water
Plumbing =Jopper &« Galvaniged
Wiring = 220
Rooms-- 1st Floor « § » 1 Bath
2nd Floor =4 = 1 Bath
3rd Floor =l4 = 1 Bath

Floors « 6 hardweod, singie % inlaid kitchen

Walls =Plastored
Bagement < 68"
Ceilings = Plastered « 1 blook « lat, floor - 9'8"=3rd, 78"

&nd, flooxr « 8¢
Kitchen =Noew sinks, some ocabinets, pintv cupboard type

large area = high ceiling, inlaid floor « new style
Bathroom «3 full - plastered walls, new fixtures, wood on

walls,
Closets =PooP

Fireplace eNone
Condition =PFai® « needs redecorating
Outbuildings =

RENT = ls8t, floor =~ F.J.S.oc including heat

2nd, floor - $105,00 including heat
3rd, floor - § 95,00 including heat



Block 6 Parcel No. ;s 3

BUILDING S : EA CA TIONS
: 0T G x 192 = 10368 sq, Ft.
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LAND

Maricet Data Approcoh does not involve a breakdown of
eompanent parts. Separate land value is not necessary.

BUILDINGS
The subjeot bullding is old and outmoded in type of

construstion, layout and arehitesture. In view of these
faotors and tie amount of Mariket Data available for atudy,

the Coat Approach is inapplicable.

VALUE INDICATED BY COST APPROACH §Me% Applleable



CAPITALIZATION OF INCOME
Block__.___ Parcel No._)’_

UNIT ACTUAL STABILIZED

ESTIMATED STABILIZED GROSS INCOME (annual) $

VACANCY and RENT 10SS

GROSS INCOME AFTER V & R I0SS $

EXPENSES¢
Taxes

Insurance

Water

Repairs

® B H» 44 N =25 & &

TOTAL EXPENSES $

CAPITALIZATION CAILCULATIONS:

Naaes of this type are nol purchased for income purpases,
After deduction of the normal operating expenses, the
asual capitaligation process would not produce a yealistie
value estimate, Therefore, the approach is not applieable,

VALUE INDICATED BY INCOME APPROACH $ Wot Applieable




Block 6 Parcel No._ 1§
MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN MARKET DATA BOOK)
] CP_
ELEVENTS OF COMPARABILITY: | sunsscr | %owe. iy | ‘Cor. 5 | cowr. #6
Quality of Location aoap 800D 4om
Quality of Construction 400D e i) ) GOonp aoop
Physical Condition FAIR FAIR PAIR FAIR
No. of Stories 2  ; 3 2
Sq. Ft. Area Excl. Base. |2230 1560 2184 2100
Price per Sq. Ft. Gross
Bldg. Area ® MS.OO Qlloks mo”
No. of Rooms (Residntl.) 178 7 8 12
Price per Room - $3.00 $3125 $2500
Facllitiess
Kitchen {ITANDARD | OLD OLD oD
Bath rravparo | oo oLD oLD
Heat HW OIL |Hw OIL PHA OIL | STRAM OIL
Others
Lot Size Square Feet 10368 8526 9975 8700
Income (Actual & Vac. Est.)| 2700 - o =
No. Floors or Apts. Occ.
at Time of Sale UNITS 3 2 2 2
Gross Income Multiplier - ks - -
Date of Sale - 7/19/68 |12/10/68 | 3/30/6L
Sales Price = $2,000 $25000 $30000 H
| —
INDICATED COMPARABLE VALUE OF SUBJECT PROPERTY: mﬂ

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

OP«li Smaller bullding, less land, better loeation,

CP=S S“maller building, less land, better losatien,

OP=6 Smaller building, less land, better leoation,

After enalysis and eéjustment the indiocated value per sq,

ft. of bullding erea is $13.00, This is the soundest basis

for comparison in this case,

3



Block 6 pParcel No. 3%

ADDENDA

The neighborhood is & mixture of buginess and industrial

vges and is only one block removed from Main Street, the

high demsity business district, Dwellings are being sene
verted to businegs use,

Two apartmentis were renevated since purchase at a sest
of $2700,



