APFRATSAL CITY & STATE Danbury, Connecticut

BY ROBERT N, NOCE ASSOCIATESFROJECT NAMEMid-Town East U, R, Project
58 Division Street PROJECT NO. Connecticut R - 10l
Danbury, Connecticut BLOCK_§ _ PARCEL NO._ 19

X

6 GAR GARACE
: DATE BUTLT 187
s PURCHASE DATA1/15/4$70L. 216 PAGE 03
s PURCHASE RRICE $8000.
s IMPROVEMENTS SINCE PURCHASE WITH APPROXI-~
s MATE COST AND NECESSARY STRUCTURAL REPATRS
$
ASSESSMENT 2
Land 990 SEE ADDEWDA
Buildings 1 3
o : I0T: DIMENSIONS and ARFA 60 & 179/169 x 171
s J X AT
T TOTAL 16860 TI838 3q. 16,
TAX RATE s ZONING: OB=l0 TOPOGRAPHY Orade Level
ML ASSESSMINTS — Wone Known
HIGHEST and BEST USE Present Use
VALUATION
PHIRTY THOUSAND NIEE HUNDRED DOLLARS $39900.00
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 information in this report are trueand carrect.

DATE  11/28/67 % A ﬁ //2‘(%_\

Robert N. Noce, S.,R.A,




Block 6 Parcel No. 19

s

TYPE =4 PAMILY DWELLING -ASBESTOS SHINGLE & STUCCO

EXTERIOR - Foundation = Stone

INTERIOR -

RENT

Wallse 1 wall Asbestos Shingle % stueco (111) on front-
brick venser - new - 1' x 21°'5
Windows =Woeod Sash

Screens = New Aluminum storm and ssreens - S50% only

Gutters and lLeaders «Galvaniged

Roof = Asphalt sShingle - Flat

Porches = 2 rear large open, 1 small side open (3)-
doorway to oonorete walk

Dormers «N¥one

Condition = @ood

Basement = Cement « gmall partition - dirt (2 x i approx)

Heat =1 01l Burner = hot water- owner and 2 three room
apartments - same furnasce.
Hot Water Supply = 1 Gas He W. heater for 6 rms. apts,
2 = % rma, rear « (2) gas H. W, heaters
Plumbing -Gnnniud and oopper

Wiring = 220 « Bz

Rooms-- 1lst Floor =8 « 1= 3 rm, = 1=5 rm. apts,
2nd Floor =8 = 1= 3 rm, « 1-5 ra, apts.
3rd Floor = 1 Poom « not used

Floors ~Hardwood & inlaid

Walls = Plastered - § - wallboard - §
lst, £1, 9
Ceilings = Plastered - 2nd, 1, 9 .
Bagement 7°¢
Kitchen <« Semi modern, plastered - mnc & cellings
3 kitohens 4
Bathroom 4‘ full - old .t’l‘

Closets =dood
Fireplace = None
Condition = Falr - needs redecoPtting

0 d - 6 car garage, 63'7" x 21'5" -« 7'10" to peak
L Concrete hloak walh. dirt floor, steel :

- 806 Income sash, galvaniged leaders & gutters,

Approach asphalt roof,
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COST APPROACH

IAND = Market Data Approach does not involve a breakdown of
component parts., Separate land values iz not necessary,
Property residual approach in Capitalisation process doces
not involve a land value,

BUILDINGS

The subjeoct building i1s 0ld and outmoded in type of
oonatruetion, layout and architesture, In view of these
faotors and the amount of Market Data available for study,
ths Cost Approach is inapplicable,

VALUE INDICATED BY COST APPROACH ¢ Wot Applicable



CAPITALIZATION OF INCOME

Block & Parcel No. 19

UNIT Month  ACTUAL Annual STABILIZED
l - § roems 7%.00 no util, $900,00 $ 900,00
1«5 rooms 65,00 no util, 760,00 900,00
l -3 rooms 85.00 Inocl, heat 1020.00 1020.00
l -3 rooms 70,80 Incl. heat 840.00 1020,00
Garages 6 @ 10,00 60.00 720.00 720,00
Yard Space 5 x 5 25,00 300.00 300.00
ESTIMATED STABILIZED GROSS INCOME (annual) $ 4860.00 (a)
VACANCY and RENT 10ss = 2% £ $ 121.50
GROSS INCOME AFTER V & R I0SS $ 4738.50
EXPENSES¢
Taxes $ 757-98
Insurance $ 122,00
Water $ 95.20
Repairs & Maintenance § 291,60 {52 of Gross)
Hoat $ 148,50 (990 sq. ft. @ 15¢)
Management S¥ ¢ 236,93
$
$
TOTAL EXPENSES $ 1652.21 (b)
“Wet to Land & pulldings JUC0,
CAPITALIZATION CAICULATIONS:
Capitalised @ 10€ (o) 30900.00

Expenses are average for buildings of this type,

g:; Rentals appear fair compared with residential rental data.

¢) Based on prevailing Mortzage rate of 7% plus recapture
rate of 3% considering remeining economic 1life of 33 years,

VALUE INDICATED BY INCOME APPROACH § 30900,00




Block é Parcel No. 19

MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND

IN MARKET DATA BOOK)

lw

ELEMENTS OF COMPARABILITY: | SUBJECT COMP. #6 IE%MP. M h&)MP, # 2
Quality of Location PAIR GO PAIR FAIR
Quality of Construction [¢el8) ¢) (¢ 1078} ¢] FAIR aoop
Physical Condition G00d GonD FAIR GooD
No. of Stories 2 2 2 2
Sq. Ft. Area Excl. Base. | 3270 3620 14616 3788
Price per Sq. Ft. Gross
Bldg. Area - $11.60 $6.00 $6.60
No. of Rooms (Residntl.) 16 a2 B 24
Price per Room - $1909 $1400 $i4 70
Facilities:
Kitchen oLD STANDARD | OLD oLD
Bath OLD STANDARD | OLD ) #)
Heat HW OIL [STEAM OIL | COAL HW |STEAM OIL
Others
Lot Size Square Feet 11036 11100 10130 28458
Income (Actual & Vac. Est.)| $i560.00 44680.00 |- 41800
No. Floors or Apts. Occe
at Time of Sale yYNITS L L 5 [
Gross Income Multiplier - 8.97 = 5.2
Date of Sale - 6/30/64 |[1/10/67 | 7/1/64
Sales Price - #l 20 $28500 | 625000

INDICATED COMPARABLE VALUE OF SUBJECT PROPERTY:

$30300

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

LPat

Lr-2

After analysis and adjustwent the indicated value per sq,

ft. of building area is $9.25.

This is the soundest basias

for comparison in tuis cane,

3]

Lar;er house, less land, better lucatlion, time, no garjages.
LP=li Larger house, less land, similar locatlion, no garages.
Larger house, more land, 2 sar garage.
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CORRELATION AND FINAL ESTIMATE

Cost Approach NeS Applisable
Income Approach $30900
Market Data Approach $30300
Final Eetimate of Value $30900

Greatest welight 1is given $¢ the Inceme Appreash, The
Mariet Data Appreash prevides streag supperts. The fess
Approash dese net apply Tfer reasens previocusly stated,

6
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ADDENDA

The neighborhood is old and statie with mixed business,
industrial and residential uses.

The bullding has had extensive improvements over @ leng
period of time all of which are reflected in the as ia
value of the property., There have been no major improves
ments in recent yeers,



