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APPRAISAL REPORT

Owner Parkselercier Incorporated

Owners’ Address 70-84 Beaver Street, Danbury, Connecticut

hqmnyAmnmwd 3.092 acres of land together with 7 bulldings as shown
Plot plan, Known a8 Parcel 28 Block 4 on Pedeveloomnnt map., Also

known as Tax Parcel 51 W/3 Main Street,

Recording Information_ Vo1. 180 Pg. 562, Charles D. Parks.znd Warrem C, Mercler
?2/2/1929, to Parks Mereler, Inc,

Assessment: Land . . . . . . . . 113,190 TaxRate . . . 40
Building Improvements 5 e 35,870 Taxes . . . . $5.,962,40
Total Assessment . . . . . 149,060

Photographs and/or Sketch { See separate Blueprint page 11 for Plot Plan),

Market Value (Appraisers Final Valuation) (As Af free and clear of Leases)®

Land gl "o R e g $190,000 i
Land Improvements . . . . . included o ] e
Building Improvements #J> &nd 0. 17,000

Interim Value 3ldgs. 1,2, :

Total T0e" . o e R .7. £229,000

#See comments bottom of page 2,

Certification: | certify that | inspected the property on and that this appraisal
has been made in accordance with standards of ethics and practlce of The American Institute of Real Estate

Appraisers. )
Date of Appraisal__February 3, 1960
isers Signgjdre
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NEIGHBORHOOD DESCRIPTION
Zoning_ Buginess 2 to 100" depth from Main St, balance Indusprial
Boundaries_ Sub ject property is nart of the Main Street business seection
]v1na in the biock north of the ]OOA ratail section aof Danbury '
Character and Trendwcwummmmmmﬂge

LAND DESCRIPTION urvey -134,688 sq, ft,
Size___See nlot nlen Frontage_ 294 Area_ Redev, Map 131,000 sq,ft,

Description._ [amd 18 level &nd cleared with still river Usable area-120,000 sq,f"

Wthnrly ana wp-qur‘lv boundaries, Mogt of the area is
- J » I ’ vicinity

Utilities

Land Value ¢ In Bound flgu ag & Tt @ Ty

Land Improvements

Total Land . *
BUILDING DESCRIPTION AND COST APPROACH (Service station - Bldg, #3 and Garege Bl
Occupancy __ Service Station Building Class c #5,
Quality Good Eﬂﬂ.dﬂll.?_ggondlhon Good
Number of Rooms - Number of Baths Numberof Lav. 2 tiled
Number of Stories Total Height Average Story Height
Single Floor Area Total Area

__Approx, 900 sq, ft,
Shape: Approximate Square_ ¥ Rectangle or Slightly Irregular Long Rectangle or Irregular

Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) . £15,00
Correct for Size and Shape . et i
Height .
Dist. Multiplier .
Total Adjusted Cost Per Square Foot

Total Area 900C X_$18. S.IQ : Per Square Foot . : E

Replacement Cost . S P b B 213,500
Less Depreciation . . ‘. . . LS. . L% 1,350
Physical 10%  Functional Economic L
Building Value By Cost Approach . 5erv1 ce gtat: 1011 Bldg. #3 812,150

Value of other Building Improvements

Garava-nldg. 75 bl o BQNG

Add Land Value (include land improvements) ;
TOTAL VALUE BY COST APPROACH . . . ; 21
In Hound 1gures 317,000

Comments:___ #unt

0 ®

that J“l' . {‘.‘

S “e
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Bullding Description (Addendea)

' I'ne following 1s a brief description of the bulldings that have
lue only,

This 1s &an ol store bul
& basemsnt under the 2 st
dirt floor,

Floors are of concrete with asphalt tile cover (linol=um in Barber
Shop). Walls and ceilings are plastered with metal squares for ceiling
cover, Exterlor walls are clapboard with metal sheathing on one side,
Roof is composition type.

In the larger store there are two, three fixture lavatorles, There
1s an adiitlonal tollet room in the barber shop. Jentral heat 1s not
in working order, (Stores have individuzal heating). Building is in

poor condition,

Bullding #2 (3,400 sq. ft.-one floor, no basement).

in falr condition. It has cement floor wallboard interlor, wood p

supports, JSome of the walls are in "walltex", a simulated wood pan

Floors in the depot ssection are asphalt tile coversd. Bar room has
‘ linoleum floor and wainbot., There is a 4 fixture men's room and a 3

-~

fixture ladies' room in this bullding. Heat is by 2 overhezd blowers.

I'nis 1s a snack bar and bus waiting room =nd & lounge-bar, I
S

iy

Building #4 (2048 sq., ft.-first floor, 1,730 sg. ft. second floor, and
1730 sg., ft. basement). -

This is & rooming house approximately 95 year old. It hss a stone

oundation, old hand hewn post and beam supports. Part of thz floor

f

1s cement, part dirt. Exterior walls are wood shingle, interior plaster-
ed. Floors are Oak and Maple., Eoof 1s tarpaper. Heating is by hot
water-radiator with boiler, o1l fired. There is a gas hot water h ater,
and a coal fired hot water heater, House 1s rented but a&s roomins house
2nd has 12 rooms, 3 baths and a tollet room. - House is generally in poor

condition inside and out.

Bullding #6

This 1s 2 gelvenized iron garage 24' x 40' in only fair condition.
(960 sc. f%.)

Bullding #7

& & long narrow one story building in deplorable condition.
C us 4' x 23,.5° plus 9' x 11' & total of ap roximately 1,800
Sq. ft., no basement, Bullding 1s of little value

KARL G. KEAFFENBERGER, JR., M. A. L.
Real Estate Appraisals

167 WASHINGTON STREET, HARTFORD, CONNECTICUT, JACKSON 2-7108




BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete X Conc. Post Masonry Wood Blocking_
.. Other
2. EXTERIOR WALL: Conc. Block__ X Stone
Asbestos Siding Masonry & Steel Sash ~~~ Stucco
Brick Common MasonryVeneer  ~ Tile, Clay
Brick Face Metal Clad Tilt-up Conc.
Conc. Metal Panel Wood
Other_Porecelain enamel front
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing X
Other
(Divide Cost by Number of Stories)
4. ROOF COVER:
Asbestos Shingle Galv. Iron Shakes
Built-up Composition X Roll Tile
Composition Shingle Slate Wood Shingle
Other
(Divide by Number of Stories)
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood X
Other
Decrease % for bearing wall. X
6. FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc._ X Softwood
Other
' 7. FLOOR COVER: Linoleum Softwood on Conc.
‘ Asphalt Tile Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile
Other_Tile Rest Rooms.
8. CEILING:
On Wood Structure X On Steel or Conc. Structure
Other
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min. Few Ave. X Many
10. HEATING and COOLING: Gravity Furnace Steam with Boiler
Forced Air X Heaters Steam without
Furnace Floor or Wall Hot Water Radiators Boiler
Gas Steam Radiators Radiant Floor
W Other Combined Heat & Air Conditioning
Z 11. ELECTRICAL: Min. Few Ave. X Many
")
w 12. PLUMBING: Min. Few  Ave. X Many
g BASEMENT: Unit Cost none X Area Divided by Total Area
2
§ Total Unit Cost / Square Foot 215.00%
aQ
.= Porches: Area X Unit Cost Value N
o Gorage_(Bldg, #5) 36' x L3' = 1,548 sq. ft. & £3.95 = §5,805
v Outbuildings Less 15% deprecistion = 870
5 —
2 Lump Sum Additions In Bound Figure 3
: * My own experience and the Appraisal Manuals indicate moderm 2 Bay Stations

will run § 15 per sq. ft. not includin ard work and equipment, OH®°ba
stations wi%l run about $1,00 higher, ik . ! 4



MARKET DATA APPROACH

Please refer to MARKET DATA BOQOK for detalls on the transactions considered
below,

The average lot on this part of Main Street is 400 feet deep
approximately. The method I use is to determine the lot value per sq.
foot, and then break it down on a 4~3-2-1 basis, the front quarter taking
on 40% of the value, the second quarter 30% and so on,

A. LAND

Land 14, Although an interim deal, it is in the same block of Main St.
on opposite side, and for what it 1s worth--it reflects $4.89 per sq. ft.
for this first 32 feet of depth (the depth of the leased land).

Land 15.
This comparable is over 400 feet deep =nd is & correr iot.
is 2n inside lot, but more centrally located.

This reflects & $736 ver front foot, §1.38 overall sq. ft. price,
Subjeet lot

Land 16.
price,
a corner lot.

This reflects a $692 per front foot, $2.55 overall per sq. ft.
This comparable has only 300 feet of depth approximately but is
Subject lot is much more centrally located.

Land 17. This 1s interpreted by this -ooraiser to indicate a value of
725 per front foot or better or an overzll sq. ft. figure of $2.23 per

8q. ft. or better., It is in the same block on the opposite side of the
street, an inside lot but with only approximately 325 ft., in depth (This

is why the per sq. ft. figure overall is higher than for the 400 ft. lots).

Land 27, This indicates a value of $476 per fr, ft. or £1.08 overall ’
per sq. ft. This sale is at the lower end of Main St. considerably further
removed from the centrzl business distriet than subject property., Also

it is over 400 ft. in depth and in addition has & large back lot which

goes back to over 600 ft., from Main St, It is not as comparable s the
others,

Based on a consideration of the above, it is my opinion that Main
Street property in thls block is worth today £750 per fr. ft., or §1.88
per sq. ft. overall for 400 ft, deep lots. For purposes of valuation,
I break this down as follows:

Front Quarter of lot depth $3.00 per 8g, ft,
Second Quarter of lot depth 2.25 per sq, ft.
Third Quarter of lot depth 1.50 per sq. ft,
Bear Quarter of lot depth «75 ver sg, ft,

Average overall

RENTAL DATA GROSS MULTIPLIER

$1.88 per sq. ft.

INDICATED VALUE

(See Page 7.)




MARKET DATA APPROACH
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INCOME APPROACH

“or the high-=st and best use »roposed =(Shoppring Center) the land
is worth 3190,000 by comparison. It is very easy .to see that using this
land value and present rent roll, there is no lncome applicable to bullde-
ings The following illustrates the point, even though the rent roll

-4 * 1 . 3 ”
as stated by owner is probably considerably higher than could be realized
today. (Many of the vacant areae appear unreniable to me),

Eent Holl as stated by owner 20,440
Less 15% (Allowance for Vacancles and

)
-
o
ON
O\

Lost rent).

-L_J
~3
-
W
~3

-

Less Expenses:
Taxes 5,963
Insurance 1,000
wWater 60
Repairs(min,figure)l, 500 8,52

Income Attributable to Property 8,851
Less: Income Attributsble to Land = 411,400
;190,000 x 6%
Avallable to Bulldings 0

COMMENTS

In my cpinion the above 1llustrates the point that any bulldings
which cannot be used for the proposed highest and best use can have
only interim value until the property 1s brought into the proposed
highest and best use, On the following vpage, I 1llustrate my method
of determining the interim value of Buildings 1,2,4,6 and 7.

Page 5




COMMENTS

tstimated ¢

regui ) br roperty into highest and best use
proposed, 2 years, .
Annual Income from Bulldings 1,2,4,6 and 7. 14,540
(from Rent Roll).
As previcusly stated, some of the rents gquoted by
owners in rent roll for stores ch are vacant today
appear very unreallstle, I therefore reduce my estimated
rental value by 256 of The rent stated for the unmrentec
stores, _ =2,025
Est. rental value of Bulldings 1,2,4,6 and?. $12,51
l.2ss: Taxes on Buildings l’? 4,6 and 7,
ssessnent 26,5?0 x 40’ nills = ;1,063 .
Lbil¢ty Insurance 362
‘;atex' ShEE . S081.8925
Net Ilnterim income 11,04 0 per year
. '-' ¥ c:?;l"S
Interim Value Bldgs. 1,2,4,6 and 7.2 {22,080
In Round Figures - 22,000
CORRELATION OF APPROACHES

a)., Land value was estimated on the basis of the Market Data Approé&ch,

b).

Value of Bldges. 3 and 5 which may be fitted into high;st and best
use proposed was stl"st;A n a reproduction cost less depreciation
basls since these were relatively mew buildings of a standard type.

Interia value

economic basis as shown

of Buildings
under

1,2,4,6

nda 7

was

comments sbove,




Bent Holl-Subject Proverty

Tenant Status Monthly Bent Annual Hent
Army and Navy Store Vacant 8450 §5,400
. (Storage) Vacant 15 180
Barber Shop Rented 115 1,380
Restaurant Rented 150 1,800
Walting Room-Bus Station Rented 50 600
Boarding House Rented (835 per wk) 1,820
Garage Hented 125 1,500
Parking Lot-City Lease # 166.66 2,000
Parking Lot, rear of
Service Station Hented 75 900
Storage Rented 10 120
Upstairs Over Barber Vacant 25 300
Service Station Leased®¥ 125 1,500
Bus Station Vacant 110 1,320
Office Vacant 50 600
Office Vacant 25 300
Paint ~hop Eented 25 300
Woodworking Shop Rented 35 420
Total Annual Rent $20,440

* Parking lot lease is to Harry Hunt for $2,000 per year for 10 years

‘ from 1/15 7 (7 years to go) Hunt sub-leases to city for parking lot at
$3,000 per year for same period. The lot is little used, end city would
undoubtedly welcome a chance to get out of this lease. Harry Hunt lease
should be able to be bought out for $6,000 to 7,000,

®*#%# Service Station lease is for 15 years from 7/1/54. Lessor may cancel
at any time on & bona fide sale to other than petroleunm people on payment
of $12,000 less $50 per month for each expired month of the lease.

KARL G. KAFFENBERGER, JR., M. A. L.
Real Estate Appraisals
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PHOTOGRAPHS

Building #2,
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Building #3.

Bullding #4.
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26 o n

Bullding #5 and

.";6.

Bullding #7.

B

) 4

age 10,
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