APPRATISAL CITY & STATE Danbury, Connecticut
BY ROBERT N. NOCE ASSOCTATES PROJECT NAMEMid-Town East U, R, Project

"58 Division Street PROJECT NO. Connecticut R - 104
Danbury, Connecticut 'BLOCK_ PARCEL NO, 20
DDRESS Iy, 3 1 (5] 7 x
OWNER JOARPHINE M,

2 STORES & TENEMENT
2 STORY « FPRAME

DATE BUILT ) /{ 171 &

PURCHASE DATAR, 0L.340 PacE 175
PURCHASE FRICE 3 ;/ ggg

IMFROVEMENTS SINCE PURCHASE WITH APPROXI-
MATE COST AND NECESSARY STRUCTURAL REPATRS

06 00 o0 00 00 0@ 00

ASSESSMENT 2
“Tand 1750 s S8ee Addenda
Bulldings 5700 ¢
= : 10T: DIMENSIONS and AREA he2 x 38 AD
g e 4dTe 28":—2"!‘35'13'_‘
; ZONING: UB=10 — OGP Grade Tevei—
S 2
CIA S Noné Rnown
HIGHEST and BEST USE Pregsent Use
VALUATION
TWENTY ONE THOUSAND ONE HUNDRED DOLLARS . 100,00
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 inﬁreport are true and carrect.
e

DATE 12/2/67 A ﬁ WML

Robert N. Noce, S.R.A.




#43 ONLY - LOPES TRAVEL Block_g  Parcel No. 20

AGENCY 8

TYPE =« 2 STORES % TENEMENT PRAME
EXTERIOR - FoundatioreBpieck & Stone « (Briek Veneer front)

INTERIOR -

RENT

Walls = stucco on frame

Windows o yWood Sash = steel stare fronts

Screens « 2/3 new aluminum sterm and scresn eombination
Gutters and Leaders <Galvaniged

Roof = Asphalt Shingles

Porches « 2 open = rear « (1 store entrance)

Dormers aRone

Condition o patw

Basement . gconerete

Heat .3 04l burner - Lot water - Gas & Space heaters
Hot Water Supply eGas hot water haater - 1 upatalirs-
Plmbing ~doppes no hot water in Lopes atore
Wiring «220 Bx = new service
Rooms-- 1st Floor« R stores - w tollets and 2 lavatories
2nd Floar 5 roems - 1 bath
3rd Floor =
Floors = @ll hardweed, inlaid & asphalt tile in stores

Walls = Plasterad, stusco walls, & hallways, excellent cond,
ist, fl, 3'7"
Ceilings =plastered, astuocco finishe 2nd, fl, 8'7" -Apt,

Base. gn
Kitchen =1 seml modern, linoleum floor, no bzt. in cabinets
inlaid floor, good condition.
Bathroom » 1 « full , « 2 = ¢
Closets <~Pair
Fireplace < None
Condition « (eod to Exoellent
Outbuildings =None

See Income Approach



Block 6 ©Parcel No, 20 3
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COST APPROACH

LAND Market Data Approach does not involve a breakdown of
componant parts, Separate land value is not necessary,
Property residual approsch in capitalisation prooess
does not involve a land value,

BUILDINGS
The subjcst building is old and cutmoded in type of

eonstruetion, layout and architectwres, In view of these
feotors and the amount of Market Data available for study,
the Cost Approach is inapplicable,

VALUE INDICATED BY COST APPROACH § Fot Applioable
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CAPITALIZATION OF INCOME
Block 6 Parcel No, 20

UNIT Month ACTUAL _Annual STABILIZED
2 Stores | mssg‘oo $1200 #2030
Apt. $50,00 600 900
$150,00 $1800

ESTIMATED STABILIZED GROSS INCOME (annual) $ 2930.00 (a)
VACANCY and RENT 10ss 2% % $ 73.25
GROSS INCOME AFTER V & R 10SS $ 2856,75
EXPENSES s

Taxes $ 356,04

Insurance $ 100,00

Water $ 50.40

Repairs $ 100,00

Heat & Rlec, ¢ BY Tenant

Management 5% $ W2.84

$
$
TOTAL EXPENSES $ 492,28 (b)
% T ) 210747

CAPITALIZATION CALCULATIONS:
Capitalised @ 10% (o) 21100,00

Based on Store Rentals & Residential Rental Data,

Expenses are average for a building of thias type,

Based on prevailing Mortgage rate of 7€ plus recapture rate
of 3% oonsidering remaining esonomic l1life of 33 years,

VALUE INDICATED BY INCOME APFROACH § 21100400
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MARKET DATA APPROACH (COMPARABLE DESCRIPTION FOUND IN MARKET DATA BOOK)

T 8T
ELEMENTS OF COMPARABILITY: | SUBJECT a"'comp, F n' COMP. #9 | coMP. # 10
Quality of Location FAIR aooD GooD Good
Quality of Construction GQod GOooD adoD Qood
Physical Condition aoop FAIR PAIR Goop
No. of Stories 2 2 3 2 |
Sq. Ft. Area Excl. Base. . 2030 4330 W10 | RATo
Price per Sq. Ft. Gross
Bldg. Area - $11.,00 $9.00 00.!0
No. of Rooms (Residntl.) 3 74 - -
Price per Room - “ﬁl - -
Faclilities:
Kitchen oLD oD OoLD aLD
Bath o OLD OLD s i oLD
Heat H¥ OIL| HW OIL OIL| BW GAS
Others peat SPACE SRACE o -
Lot Size Square Peet 413 3876 2,00 23310
Income (Actual & Vac. Est.) 1800 94,00 - -
No. Floors or Apts. Occe
at Time of Sale UNITS 3 7 h 3
Gross Income Multiplier - 9 - -
Date of Sale = 9/19/66 | 1/12/66| B6/3/8,
Sales Price - $49000 | ¢37500 | #LO000
J—==.—£ ——— — ——— e —— e —— 4—4—‘
INDICATED COMPARABLE VALUE OF SUBJECT PROPERTY: $20300

CONCLUSIONS & REASON FOR MARKET APPROACH VALUE:

§7=12 [Larger, more land, better location,
“Targer, sinllar land, better looatien, Gime,

AT=10 lLarger, more land, better locatlon, time,

mzmnnio and adjustment the indieated value per 4.

ft, of bullding area is $10,00,

This 1s the soundest basls

for comparison in this ease,

A



Blook_ & Parcel No. &0

CORRELATION AND FINAL ESTIMATE

Gest Appressh Net Appliscadle
Intowe Appreash $11100
Narket Data Appressh (F ]
rinal Metinate of Valwe $8L300

Sreatest weight 1ip givea te %o Inseme Appressh. The
Narket Data Appressh provides streng suppart, The Cost
Appreash deen not apply fer reasens previsusly stated,



Block &  Parcel No. B89

ADDENDA

Do b, et sadtey, SRS

zvm. since purchase include general senovatsing
painting and are reflected in the value.



