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APPRAISAL REPORT

Owner Richard 3. and Vincent J. Lonofrio

Owners’ Address 513 Main Street, Danbury, Connecticut

Property Appraised_ 43 Elm 3t, Danbury, Conn, being Redevelopment parcel 20
1ock 4 or Tax parcel N/S Elm 3t. tozether with the store and
tenement thereon. #1/

Recording Information Vol. 306 Pz, 79 Tharlcs,sonofrio and Edith Culhane %o
Richard S, and Vincent J. Donofrio (4 interest), 2/23/56 R, 8. §6.60
(They already had other % interest Vol. 305 Pg. 29) 8

Assessment: Land 2= SRR R Sy : 6,570 TaxRate . . . ‘;:u '

Building Improvements 7,540 Tiaxes: . ~ o 5= ho4. 40
Total Assessment $14.110
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Inside lo?b
@,J'c’"
5f" // 4 P
495"
N A\
M | Y
g f
§ !
|
/
p.c495’
f//’) .S.ﬁ'ee/

Scale 1% equals 40°

Market Value (Appraisers Final Valuation)

bagd- - L4 EW O Ry, N RS LI SR
Land Improvements . . . . . &700 k! L

Building Improvements

FOtal it 5 Lot Shte Sl e £17000.

-

Certification: | certify that | inspected the property on January =7, 1 260 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 1%, 1960




NEIGHBORHOOD DESCRIPTION
Zoning Zoning is Business 2 to depth of 100!
Boundaries Neishtorhood boundaries coincide with the Redevelooment area

which lies westerly of Main Street.
jarehouses ‘

Character and Trend ! eighborhood is & combination of old factories,
gstores and tenements and a few dilapidated dwellings. Immediate area of
Elm Street is stores and tenements. Resigdential og~~*¢tky is non-white.
LAND DESCRIPTION iTend 15 downward

Size &9,h' X irrecular per sketch Frontage 49,5' Area 350
Description L,end falls off gradually to the rear from street
back to the Still River.

sqg, ft,
evel and goes

0
1

Utilities Gas, Electricity, curbs, gutters and

Land Improvements_ Rjver retaining wall only.

Highest and Best Use of Property As store and tenement building, -

LAND VALUATION Please refer to Market Data - on page 4. ‘
“ased on the comparative sales studied and particularly Land 24, it is

my opinion that *1e land at this part of Elm Street is wUru“ 4200 per

front

in depth, I have CQr*ecued for denth as follows:
$200 x 84 - §$168

LapdValwe &' 070 ERSUC TS £8316
Land Improvements . . . . inel.
Total Land . £8316
BUILDING DESCRIPTION AND COST APPROACH
Occupancy_ ©tore and tenement Building Class D

Quality Low (& _»q eggs zAgeover 20 Condition Fair

Number of Rooms 5 8t. 2 apt. Number of Baths 2 Number of Lay. 3
Number of Stories & Total Height 20" oI less Average Story Height 10' or less’
Single Floor Area_ 2006 plus shed Total Area 3510 plue shed

Shape: Approximate Square A Rectangle or Slightly Irregular Long Rectangle or Irregular
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) s -ﬁ 5.95
Correct for Size and Shape .
s R | SR R e
Dist. Multiplier . . A | 1.28 1.28
Total Adjusted Cost Per Square Foot PO S S s 7.62
Total Area 5510 X__¥1.0¢ Per Square Foot )
Replacentent ‘Costl sul . . ' . .oaw0s g SR RS $26,746.00
Leieeeciation: . v 0 . - . AL HEEDRERCE 16,0%8.00
Physical 50 Functional 10 % Economic { ; RaWt™ o T ( 6{) )
Building Value By Cost Approach L it P R T 4 Q8
Value of other Building Improvements Attached sheds. . . 12)(‘,\ A4 -‘10
Add Land Value (include land improvements) . : ol 8,316.00
TOTPAL WABUE"BY, "COST "APPROACH « ' f., o' " . ‘e, W 'y . :19.,174.00
In round figures 15,200.00
Comments:

Second floor reached only by outside wooden stzsirs.
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry X Woeod Blocking
. Other 18
2. EXTERIOR WALL: Conc. Block €55 (£.01)  Stone
Asbestos Siding Masonry & Steel Sash Stucco
Brick Common Masonry Veneer Tile, Clay
Brick Face Metal Clad Tilt-up Conc._
Conc. Metal Panel Wood 752 (1.%49)
Other 1.62
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing_ A
. Other 8
(Divide Cost by Number of Stories) .51
: 4. ROOF COVER:
: Asbestos Shingle Galy. Iron Shakes
Built-up Composition Roll Tile
Composition Shingle Slate Wood Shingle
Other .12/2 -
(Divide by Number of Stories) 00
5. FRAME: Conc. Reinf. Steel Fireproofed
’ Cast Iron Columns Steel Open Wood X
Other _
Decrease % for bearing wall. « 45
6. FLOOR: Conc. on Ground Hardwood 15 (. 55)
Brick on Ground Reinf. Conc. Softwood &5 :{ .05 )
Other .67
7. FLOOR COVER: Linoleum Softwood on Conc.
. Asphalt Tile 15 - X .25 Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile
Other « 04
8. CEILING: '
On Wood Structure 4 On Steel or Conc. Structure
Other .18
' 9. INTERIOR CONSTRUCTIONO gleb sidel 108 CFHENEY | Ofher
Min. FwE(h = 3-,& Many 1,05
f 10. HEATING and COOLING: Gravity Furnace 2k /2 Steam with Boiler
Forced Air Heaters Steam without
Furnace Floor or Wall Hot Water Radiators Boiler
Gas Steam Radiators Radiant Floor
4 Other Combined Heat & Air Conditioning A .12
2 11. ELECTRICAL: Min. X Few Ave. Many B L
12. PLUMBING: Min.__ Few__ Ave. X Many .67
g BASEMENT: Unit Cost L+« 20 X Area L1512 Diyided by Total Area 5510 17
i Shed Total Unit Cost / Square Feot - ¥ 5.95
6 Porches: AreobxlO = 80 x unit Cost 2,50  Value $400 g’
y Garqge_ OIIIC :',\)___:] €8 S CC e Q Ep @ A LrO
% Outbuildings 150 d + 100

Lump Sum Additions

IVl Wd0od
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MARKET DATA APPROACH A, Land. In analysing my land value, I have taken
the following transactions into consideration (please refer to karket

Data Book).

Land 1'at $150 per front ft., $1.50 per sq. ft. Although this is an ‘
industrial lot and subject a business zoned lot, it is close %o kain

3treet and as such has an element of comparison., Not as good as sube-

ject property.

Land 12 at T{ er front ft, and §2,37 peér Bg. 1%, ill Creak down

SN tire———— . 3 3 - o ~ . .

to 1270 per front ft. or £2.70 per sq. ft. for 100" depth, using

L*‘—E-E- c€ \4:} I‘L,le.

Land 13 at 4502 per front ft. and $2.01 per sq. ft., will break down

to 7250 per front ft. or 2.30 per sq ft for 100! depth using 1
4.3.2.]1 depth rule, It ies adjacent to Land 12,

Land 24 at /160 per front ft. and 82,46 per square ft. works out to h
S p——————— ) . L P

$200 per front ft. or £2.00 per sg. f£t. for 100! aeytns It is in

the same block as subject -roocrty vt &t the far end away from Mein
Street, an inside lot on the south side of Elm Street.

B. Property

Please refer to ¥arket Data book, #3tores and Apartments" section.
In analysing my transactions, I have graded each one "low" or "average".
I have added $1.00 per s¢g., ft. to the three transactions wheré the
building had no ba sement.

The average per sq. ft. figure of 10 transactions in the low cate- .
egory is 16, Zc per sq. ft. The range in the "low" category is primarily
within the 50 per s8q. ft. to ¢7.50 per sg. ft. bracket.

Aftcr careful study, my C”ﬁcl ision is that the stores and apartment
erties on Elm Stre Lt on the average lie within the lower end of this
range, Jr1¢arily from §4.50 to £5.50 per sq. ft.

Thie property is fairly typical of the "low" range stores and ‘

apartments in this area, say between $4.75 and £5.00 per square ft,
indicates §16,673 to 17,930 by this approach.

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE

See Income Approachl
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INCOME APPROACH

owner's Rent Roll -
~ Barber 720
Television 0Y

icks Electric

2 ants. up <40 per month each
]

'he above rentals D reasonabl ¢ I shall us " .
O income {00
Less; Vacancies and Lost HRent (107) 270
ross Lfifective Income 2530
Lese nses; .
» ($12000) %140
Liab. 50/100 90 230
ater 0
,d\
airs
anagenent 97 $1191
Net Income Atiributable to Property 11259
Less; Interest on Land

=

+8300 x &%
icomeé attributable to improvements
z t 12% (8% interest and %% strai; line
depreciation based on LQLWuLtCQ
c5 year remaining economic life) 4g
Add land 330

D O
o0

:Ct&;l 1)1‘\ .

COMMENTS Interest rate used above is tased on the following
stimate; 6% mortgage rate on 50% -~ 3%
10% equity rate on 50% - 5%

e

) Interest rate &%

Kote; The 50% of value 0% mortgaze loan is the most likely in this area.
w\bitj requirements of from 10-13% are applicable. w gince I am
using straight line depreciation, vacaney allowance, and realistiec
economic life, I will use 10%.
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COMMENTS

CORRELATION OF APPROACHES
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