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APPRAISAL REPORT

Owner  The Stone Company, Ime,
Owners’ Address¢/0 Frank Stone, 19-21 Elm Street, Danbury, Connecticut

Property Appraised Known as 19-21 Elm Street, Danbury, Connecticut belng

Redevelopment Parcel 24, Block 4 or Tax Parcel 3, N/s Elm Street

together with the 4 story store and loft building thereon,

Recording Information Vol, 175, page 85 Angenette S, Allen to The Stone
Company, Inc. (Subject party wall agreement) 11/16/26 :

Assessment: Land . . . . . . . . _ §i64‘$20 TaxRate . . . 40
Building Improvements S ¢ Y . I Taxes . . . . $988.00
Total Assessment . . . . . _ $24,700

Photographs and/or Sketch

Market Value (Appraisers Final Valuation)

Land SRl el - SRAES e R $ 8,850

Land Improvements . . . . . Lk § OVE BRI RN o ol
Building Improvements . . . . 36.15,0, A Yol g el o
T T e N R S T

Certification: | certify that | inspected the property on_January 25, 1960 and that this appraisal
has been made in accordance with standards of ethics and practice of The American Institute of Real Estate

Appraisers.

Date of Appraisal February 13, 1960




NEIGHBORHOOD DESCRIPTION

Zoning  Business 2 to 100 feet depth

Boundaries Nelighborhood boundaries coincide with the Redevelopment area
which lies westerly of Main Street

Character and Trend Neighborhood is a combination of o0ld factories, warehouses, .

stores and tenements and a few dilapidated dwellings, Immediate area
of Elm Street is stores and tenements, Eesidential

occupancy is non-white,
LAND DESCRIPTION Trend 1s downward,
Size 35" X 83,08'/85.83"' X 35' rearfrontage 35! (Area 2,950 sq.ft.
Description Lot 1s level and at grade of Elm Street. It 1s 95% covered by

subject property, 0000000000000 s

ﬁmiesjemn,aaten gas, electricity, curbs, gutters, and siiewalks
Land Improvements.  None

Highest and Best Use of Property Ag store and loft Jauildlng as presently used,

LAND VALUATION Please refer to Market Data - on page 4.

page 4, particularly

W point on Elm
S front foot for 100 foot depths,

LN o ' er front foot
Land Value $253 X 35' ey Asa,ass N f_ . e
Land Improvements . EE |
Total Land . $8f&55_* B Wy

BUILDING DESCRIPTION AND COST APPROACH
Occupancy  Store and loft i“d gClass C
Quality Iow AgeBe ondition18t good 2nd 31'(1, & 4th Poor

Number of Rooms Loft ~_ Numberof Baths Q0 Numberoflav. 7
Numberof Stories. 4  Total Height 400" _Average Story Henghtﬁ, 100
Single Floor Area 2’_7_23_7 == TotolArea § S0 @000 020
Shape: Approximate Square. Rectangle or Sllghtly Irreqular X Long Rectangle or Irregular_
Very Irreqular
Total Unit Cost Per Square Foot . . . . . (From Page 3) . _ $6,51 _
Correct for Size and Shape. . . . . . . _ 81,06 o
Height! . 1 < . o0 o Bl i o ° 0 POy SN S
Dist. Multiplier . . b ome - = o R 1,36
Total Adjusted Cost Per Square Foot ) = R ; ) SRR 77%&5___
Total Area _ 8,500 48 ;85 Per Square Foot
Replacement Cer | o e L 375,_225_ L
Less Depreciation . . . . . . . . . 41,374
Physical 40% Functional 15% Economic. L et SR s _ iz, 551‘__
Building Value By Cost Approach . . . . . . . . . _ 3,881
Value of other Building Improvements . . Qutside stairs . s B L 4
Store Front _ 6,000
Add Land Value (include land improvements) . e *7§.§5 T
TOTAL VALUE BY COST APPROACH . . . . . . . . . . _$u48,756
In round figures $48,750

Comments:_

71ng_haze_besn_cmmented_£nomapart-

MHMBJMM
uezmgjg_sj:gr_ge area for the paint and hardware business, Due to
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry X  Wood Blocking
Other - . } ¢ .18
2. EXTERIOR WALL: Conc. Block Stone
Asbestos Siding Masonry & Steel Sash _ Stucco
Brick Common__ ¥ Masonry Veneer ~__ Tile, Clay ]
Brick Face_ fypant  Metal Clad Tilt-up Conc.____
Conc. Metal Panel Wood
Other B or. et 2.5
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing
Other Jou/h - |~
(Divide Cost by Number of Stories) .16
4. ROOF COVER:
Asbestos Shingle Galy. Iron Shakes ey
Built-up Composition__ X Roll Tile
Composition Shingle Slate ~ Wood Shingle_
Other .19/4
(Divide by Number of Stories) 05
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open gy, floOr Wood A
Other 45 X, 66
Decrease &6 % for bearing wall. + 30
6. FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood X
Other .81
7. FLOOR COVER: Linoleum Softwood on Conc.
Asphalt Tile Marble Terazzo
Cork Tile Rubber Tile Tile, Ceramic_
Hardwood on Conc. Slate Vinyl Tile_
Other el B 0
8. CEILING:
On Wood Structure On Steel or Conc. Structure
Other
3 X P28 =
9. INTERIOR CONSTRUCTION:  Single Res. Other 3/4 X .43
Min. Few Ave. Many B4
10. HEATING and COOLING: Gravity Furnace.~ Steam with Boiler
Forced Air Heaters Steam without
Furnace Floor or Wall Hot Water Radiators + 78 Boiler =i
Gas Steam Radiators Radiant Floor X 25%
Other Elowers Combined Heat & Air Conditioning «20
11. ELECTRICAL: Min. Few Ave. X Many .20
12. PLUMBING: Min. Few Ave.  Many . 5‘2
BASEMENT: Unit Cost $2,4Q X Area 2,778 Divided by Total Area 8,500 ) . AP
Total Unit Cost / Square Foot B $6.51
Porches: Area_ X Unit Cost Value
Garage
Outbuildings
Lump Sum Additions__Store front 36,000
Outside stailirs § 50
Page 3!




MARKET DATA APPROACH

A, Lsnd

In analysing my land value, T heve taken the following transactions .
into consideration (please refer to Market Data Book).

Land 1 at 150 per front ft.,, 71,50 per sq.ft. Although this 1s an
industrial lot and subject a business zoned lot, it 1s close to Maln
Street and as such has an element of comparison., Hot as good as sube

Ject property.

Land 12 at 2473 per front ft. and $2,37 per sq.ft. will break down
to :270 ver front ft. or £2,70 per sqg.ft, for 100' depth, using

4a3e2-1 depth rule,

Land 13 at §402 per front ft. and 22,01 per sq.ft, will break down
to per front ft, or §2.30 per sqg.ft, for 100' depth using
4e3«2.]1 depth rule, It is adjacent to Land 12,

Land 24 at %160 per front ft. and 32,46 per sq.ft. works out %o

per front ft, or 32,00 per sq.ft., for 100' depths, It is in
the same block as subject property but at the far end away from
Main Street, an inside lot on the south side of Elm Street,

B. Property

Please refer to Market Data Book, "Stores and Apartments" section.
In analysing ay transactions, I have graded each one "low" or "average”,
I have added £1.00 per sq.ft, to the three transactions where the
building had no basaaent,

The average per sq.ft, figure of 10 transactions in the low
category 18 56.52 per sq.ft. The range in the "low" category is
primarily within the 54,50 per sq.ft. to §7.50 per sq.ft. bracket.

After careful study, my conclusion is that the stores and aparte
ment properties on Zlm Street on the average lie within the lower end
of this range, orimarily from 14,50 to {5.50 per sq.ft.

Although this bullding has considerably more finish cn the first
floor, and although it 1s & masonry building, the upper flcors which
used to be apartments are used for storage only. In my opinion, sub-
gect property is worth £4,.50 to %b.zs per sq.ft. by comparigsan, or

rogkzjg,gjo to 940,375, plus the 56,000 store front or from 3‘#,250
tO‘ .7.

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE

See Income Approach

Page 4




INCOME APPROACH

The property is owner-oscupled, However, I estimate rental

. velue as follows, based on rental data in "Market Data Book":
Cround floor 2,600 ag.ft. ¢ 1,50 $3,900
2nd floor storage 1,907 sq.ft, ¢ £.60 1,144
3rd and 4th floor storage 3,815 sq.ft. & £.45 1,717

Zgtimated Total Oross Lental Value 26,761
Less:
Allowanee for vacancles & lost rents (5%) 1338
Gross “ffective Income 16,423
Less Expanses: :
Taxes 1988
Insurance
Fire 1300
Lla?tltty p p
25/100 263 563
Water Lo
Repairs 500
“anageuwent 238 2,326
Net Income Attributable to Property §4,007
Less:
. Income attributadble to lamd, 18,850 X 8% 708
Attributable to Improvements 3,389

Capltalized at 11%

(8% intersst plus 3% straight

line depreciation based on

30«35 year reaalining economic

life) 30,809
Add Land 8,858

Total 535,664
In round figures 439,700

COMMENTS Interest rate used above 1s based on the following
estinmates:
6% mortgege rate on 50%f - 3%
10% equity rete on 508 - 5%
Interest rate - 8%
Note: The 50% of value 6f mortgzage loan 1s the most likely in this
area, Sguity requiresents of from 18-13% sre spplicable, However,

siuce I am using straight line depreciation, vacancy allowanecs, and
realistic economic 1ife, I will use 10%,
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COMMENTS

CORRELATION OF APPROACHES ‘

Indiecation of Cost Approach is §h8,750
Indication of Harket Aporoach 1s "4, 250 to 746,375
Indieation of Income Aporoach 13 239,700

Income Aoproach was based on an estimated rental rather than existing
rentals, Property may well be more valuable to ommere-occupant than so
indicated,

Considering the faet that this is =n owner-occupled rroperty, cone
slderable woight should be given to the Cost Approach,

Stressing the Cost Aoproach as agsinst the Income Approach, and
gging galded by the Farket Approach, my final estimats of Value i=a
5,000,
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