Redevelopment

DANBURY Pargel No, 0«6 RO '
1, ADDRESs 0@ VNLGE OLreet |

2) OWNER Morris ?ﬂﬂler

3. AssesseD aedt) L DO0D0 s 12000

4) LEGAL—voLE 0 p 478 pate 0/0/51 f

(5) GEN. DESCRIPTION 1 PARCEL{(S) OF LAND -

aperox. 20 X 1568 Averase Depth

ON WHICH (1s) (ARE) (To BE) (UNDER ‘CONSTRUCHSBN) LOCATED \

. = Story brick store and \
tenement type bullding,

- .I.,. -
| LY -'.- -, ,l - -
Rl WD PBA a2 G Wy —
MY o ’ P ¢ 3 g W

PURCHASE PRICE

improveMENTs since purchase - AddLtion S0 budlding
fvont und rear at = oot of spEsS=fuately

(6) LOCATION OF PROPERTY (11) REPRODUCTION COST LLESS DEPRECIATION

'@ Dtroet between Gy 2T T : e : g

B/5 White 5% .
Canal Stroet and National  [oil 10 43110 &
Flaoe,

7 WORK NECESSARY OR PROPOSED LESS PHYS. | 1 2 3 :
wEAR-0OUT | % % % 20000
"OBO SOUND VALUE 4

NON-INSURABLE PORTIONS

INSURABLE VALUE

MINUS .
OBSOLESCENCE l %| % ' %
PRESENT BLDG. VALUE ] 0
(12) '
(13) LAND* F.F. (ACRES) (@ § = =
. o - »
ROY x §450/F.Fe x 1.1646 D.F. Say - 10800
Say-
suioing 1 = 41300
BUILDING 2 =
BUILDING 3 =
(8) PROPERTY RATING UNDER COMPETITIVE
MARKET CONDITIONS -
NEIGHBORHOOD an
"INCLUDES LOT IMPROVEMENTS LISTED UNDER ITEMS 25-27 .
B e A ARPE AL _(14) FAIR MARKET VALUE s 31600

INTERIOR LAYOUT

EQUIPMENT AND FIXTURES

QUALITY OF CONSTRUCTION

(15) MARKET VALUE : THE PRICE A SELLER

PHYSICAL CONDITION WOULD BE JUSTIFIED IN ACCEPTING AND A

ZONE - BUYER WARRANTED IN PAYING UNDER CUR- .
RENT MARKET CONDITIONS, . o 00

PROPERTY MARKETABILITY 2 ne baTe 2718760 /” 1( /) /)t

(1) Robert N, Noce, SRA

o




(2)

_Store and Tenement

(17=23) DESCRIPTION OF NEIGHBORHOOD
17, PROPERTY TYPE R AT STREET PAVEMENT SIDEWALKS CURB
1—2—3 FAMILY IMPROVEMENTS -
——|Conerete —
MULTI=-FAMILY UTILITIES ‘EIMATER GAS ST. SEWER | SAN. SEWER| PHONE
APARTMENT AVAILABLE
NEIGHBORHOOD COMMERCIAL CONNECTED x
INDUSTRIAL (19) AGE 1 (20) OCCUPAN:CY (21) TF&ND y =
NEW (2 YRS. OR LESS) ’ BEST UP FOR OCCUP'CY

MODERN (BUILT 1936-—195

)

BUS. OR PROF.

STATIC FOR s

MIDDLE (BUILT 1915—1935)

SMALL SALARIED

DOWN FOR S

OLD (BUILT BEFORE 1915)

WAGE EARNERS

WHITE

COLOREDR

(23) DISTANCE TO: TRANSPORTATION

CHURCHE‘S 3 n1 nqk.

SCHOOLS:GRADEB E]]‘- HIGH ‘ I’,l:.

(24-27) DESCRIPTION OF MAIN BUILDING SITE

(24) TOPOGRAPHY (25) LOT IMPROVEMENTS | (26) GENERAL
AT GRADE LEVEL IJ SLOPES UP % | sLoPES DowN % | Lawn Mone SEPTIC TANK No

BELOW ** FT. | sLoPEs up % | sLorPES DOWN % | sHrRUBS " ‘ CESSPOOL "

ABOVE *' FT. | sLoPEs uP % | SLOPES DOWN % | wALKS " | WELL "
s 5 DRIVE 1 |

(27) ADDITIONAL COMMENTS.ON LAND DEsCRIPTION: Ppggugy pichts to rear of property as shown in —

Volume 172 Poage 585 of the Danbury Land Regordsg,




LAND VALH%TION = A atudy and analysis of avallable land sales and

rentals was made by this appraiser, It must be recognised that
in view of the high density development of the immediate ares that
few sales of vacent land could be found, A study of surrounding areas
uncovered land sales which after careful analysis and adjustment were
found to be adequate guides to value, The page numbers refer to the
comparable sales and rental data compiled by this appreiser and sube
mitted herewith.

ngo Noe Comment
Better frontage, growth area.

119 Better frontage, growth area, corner location.
125 liore frontage, more depth, poorer location,
191 Less frontage, nearer Main St,

After careful consideration and adjustment for such
items as size, location, physical characteristics and date of sale
the Eatimntod front foot value of the subject land is indicated to
be 4506000

MARKET DATA %{PROA%% = Your appraiser has made a study and analysis
of sales in the diate area, The following ssles are considered
to be the best obtalnable and have been adjusted in relation to the
subject property for such items as size, location, condition, date

of sale and smount of land, The page numbers refer to the compar=
able sales data compiled by this appraiser and submitted herewith.

P2§° Nos Comment Gross Multiplier
Similar bu ng, nearer Main St,
more frontage. Geld
142 S8imiler bullding, nearer Maein St.
more frontage. BedB
149 Similar in area, poorer condition &
location, more frontage. 5446
Estimate of Value by the Market Data Approach §§1000,90

The above estimate is based on the sales listed
together with others in the area after adjustment for size, location,
date of sale and condition, The indicated Gross Multiplier after
adjustment is considered to be 6450 and is submitted as additional
information found in the market for information purposes only. It
closely supports the Market Dats Approach.

Rental Data Gross Multiplier Indlcated Value
4800 6650 31200,00
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Morris Yasler
Parcel No. 9«6

CAPITALIZATION OF INCOME

Unit Actual Stabilized

1 Store $2400 ~ $3000400
5 Rme Apte. 900 19,80000
s 500 256000
BEstimated Stabilized Gross Income (annual) $4800.,00
Vacaney and Rent Loss - 23% 120.8%
Grogss Income After V. & R. Loas ®
EXPENSES: Taxes $860400

Insurance 178,00

Water 8000

Repalrs 100600

BElec., & Hot Water 200,00

Heat 400,00
TOTAL EXPENSES $1818!QQ
Net to Land and Buildings $2862,00
Less Lend Charges $10500 @ 6% equals 6350
Net to Bullding [P

#2232 Capitalized @ 11%#» equals Say $20300400
Capitalized Values

Land £10500 Bulildings $20300 TOTAL $30800400

REMARKES: Landlord takes caere of exterior repairs only. The existing
rentals appear to be low in comparison with other rentals in
the area and considering the items which are included in the
rentales The location and condition of the building minimize
the possibility of rental loss and vacancye.

#26% return and 5% depreciation based on estimated 20 years
remaining economic life.
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(30-64) PHYSICAL DESCRIPTION OF BUILDINGS
(30-44) BUILDING NO. 1 —EXTERICR DESCRIPTION
(30) FOUNDATION (33) SIDING __|_(35) GUTTERS (38) ROOF MATERIAL | (42) BAYS ol |
BRICK ASPHALT-BRIC SIDING BOX ROLL PAPER | FrRONT STORY ‘_
CINDER BLOCK BLOCK-CINDER-CONCRETE BUILT=IN _SHINGLES-ASBESTOS _ | SIDE STORY |__
_CONCRETE __A| BRICK A | coPPER e by -ASPHALT Hone “_
PIERS BRIC-CRETE GALVANIZED A ' -wooD ’
_STONE-RUBBLE CLAPBOARDS wooD HII’ |h-“p A_ (43) PORCHES LTS
STONE- NOV. SIDING FRONT STORY ‘_
SHINGLES- | 36 LEADERS __|_(39) CHIMNEYS i =%
 DAMP-PROOFED | sHINGLES- COPPER EXT. INT. 3 | A sipE STORY |
STUCCOED AND PARGED STUCCO ON GALVANIZED _A|_'40) DORMERS _ o
31) HATCHWAY X FRONT } REARM STORY | A
(32) WALL CONSTRUCTION| 34, WINDOWS | DRY WELL CONN. ___1sipe |_ (44) MISCELLANEOQUS
FRAME- _Al CASEMENT | SEWER o1 REAR ‘ |
SHEATHING-PATENT DOUSLE HUNG @ha@] | A | (37) ROOF TYPE __|_(41) ENCL. ENTRIES [
& -WooD | eaBLE FRONT - L
DIAGOMAL-STRAIGHT FRICTION TYPE GAMBREL SIDE A "
| sPriING HIP REAR —_—
., | WEIGHTS lat A l
(45=-63) BUILDING NO. 1 — INTERIOR DESCRIPTION »
(45) LAYOUT HEIGHT AREA ROOMS, CLOSETS. ETC.
BASEMENT Vi so. FT. | all

91 STORY o _ o SQ. FT.

2 story 10 _ 2106 so. T wmhm._@kmth
story | Poreh 19 so. rr. | Open pgmh
STORY TOTAL A31] so. T

(46) CELLAR s (48) PLUMBING (50) 1ISTSTORY FLOORS| (54) CEILINGS (60) DECORATION |
WHOLE PARTINONE PIPE-BRASS I_ 2 x N JoisTs | | PLASTER A | PAPER .
|+ -coPPER _A | sus-FLOOR SHEET ROCK PAINT A |
FLOOR-CONC. A|  -caLv. A | STRAIGHT DIAGONAL Al waLLBOARD ‘
FLOOR- . FIXTURE TYPE FINISH FLOORS _ |Metal lat Pl A | 61 FIREPLACES |
CEILING- | _common-oLD we FIR LATH None Ll
WALLS L MODERN MAPLE (55) SPECIAL FLOORS
SEMI-MODERN | A |oak LINOLEUM (62) INSULATION |
(47) HEATING SYSTEM | LAVATORY-LEGS __ || PINE _A| TILE-CER. Bath A | BLANKET ]
FL. FURNACE s -PED. 1 A ' -ASPHALT REFLECTIVE |
HOT WATER A 3 -waLL /L | (51)2NDSTORY FLOORS| ‘' -RUBBER RIGID = |
RADIANT TUB-OLD STYLE N 2x B JoisTts | A ROOF ]
STEAM-PIPE __‘| ! -RECESSED SUB-FLOOR (56) SPECIAL WALLS CEILING )
STEAM-VAPOR SHOWER-TUB-STALL STRAIGHT DIAGONAL Tie wains.  Lath | waLLs
WARM AIR-FORCED W.C.-COMMON /A | FINISH FLOORS Pine| Al k. cem - (63) MISCELLANEOUS |
s ‘' -GRAVITY o ‘* -MODERN e KNOTTY PINE Ll
£ ** -1 PIPE SINK-CABINET L A | (52)3RD STORY FLOORS| PANELING n sl
SUMMER COND. ‘¢ -COMB. o I |
WINTER ' .« _comMmoN 1 A (57) TRIM L
H.W.-AUTOMATIC | (53) WALLS Qld-~3tyvle A -
MAKE dan /A | PLASTER A
COAL FIRED LAUNDRY TRAYS SHEET ROCK B G-1:) DOORS el
GAS BURNER (49) LIGHTING WALLBOARD | UI&-SB};].G A b
OIL BURNER Al wirRING IN BX CABLE A
STOKER WIRING IN NON-MET. CABLE (59) HARDWARE
THERMOSTAT WIRING-OPEN LATH-METAL 01d SWIO A Ny
RADIATION ‘+  ROCK
TANK FIXTURE-TYPE Al . ﬁﬁOD A
(64) SUPPLEMENTARY BUILDINGS' DESCRIPTION
NO. TYPE |__BUILT | STORIES | FOUNDATION | EXT. WALLS | ROOF TYPE-MATERIAL | FLOORS INT. FINISH | HEATING | PLUMB. | ELECT.

| '.
1
1 —=
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(6)

(65) EXPLANATION OF CODE SYMBOLS (66) EXPLANATION OF TERMS USED

PHYSICAL CON
SONDITION ARCRERIY - RAT NG A — REPRODUCTION COST: COST OF DUPLI-

E = EXCELLENT 1 = EXCELLENT CATION BASED UPON CURRENT LABOR,

MATERIAL AND SUB-CONTRACT PRICES PLUS

G = BETTER THAN AVERA
EERAGE R AN AVERAGE REASONABLE CONTRACTOR'S WRITE-UP.

A = AVERAGE 3 = AVERAGE

P = POORER THAN AVERAGE 4 = POORER THAN AVERAGE B — INSURABLE VALUE: REASONABLE RE-
PRODUCTION COST LESS ESTIMATED PHYS-

D = VERY POOR 5 = VERY LIMITED ICAL WEAR-OUT AND NON-INSURABLE POR-

N = NEW S = SPECULATIVE TIONS.

(67) ADDENDA

__Estimate of Value by the Cost Approach £31600400

__Estimete of Value by the Mervicet Data Approach S1000 400

Approach sfter taking into account necessary adjustments of the sales
considered, The Income Approach is based on a study of the rental situation
in the area applied to the est ted stablil

estimated zross rental, This appreiser feels that the condition of the

_building well warpants g lower estimated rent loss thah might seem average

for the areas




Morris Yasler
Parcel No. 9=-6

AFFIDAVIT OF VALUATION

STATE OF CONNECTICUT

CounTty ofF Fairfield 5

Robert N. Noce of Danbury, Conn. being duly sworn, deposes and
says that:

1. The facts and figures contained in this report are correct to the
best of my knowledge and belief:

2. The fee for this appraisal and compilation of my report is in no
sense contingent upon the value estimate reported:

3. I, the undersigned appraiser, have no present or contemplated
future interest in the property herein appraised:

4. The opinions and conclusions herein expressed are mine, and in
no way reflect those of another without due acknowledgement:

. 5. I have personally examined the within described premises on
2/18/60

6. The within described premises, in my opinion, has a fair market
value of $31600,00

~

|
5 A

/ /'. g / -
/\ o /{,(,,// /, / |fc LS

Sworn and subscribed before me this day of 19

Notary Public

R @ M lIE ]]R Fl]r N . N @ C ]’E 47 Division Street, Danbury, Connecticut

REALTOR — APPRAISER Ploneer 3-6686
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