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APPRAISAL REPORT

Owner rihur Z, Soesacn
Owners’ Address___‘ocgan i.acturing Coep ¢ 3t,, Danbury, Connectieu
Property Appraised “nown 58 ;45 River Streetl, JSndUry, LORO ticut beling
edevelopment Parcel 0 Bloeck 4 (or x *arcel 6 NE side of Hiver
treet) tosether with the faetory uildin therecn,
Recording Information_/ole 200 T, 5613 nnie L. seach, dece! .
rthur He Hoesch, sole heir, Probate Court ceriilficatie 0/22/1941
Assessment: Land . . . . . . . . bl TaxRate . . . 40
Building Improvements 30 520 Taxes . . .«4372.00

Tota! Assessment . . . . . ¢ 3449 UV

Photographs and/or Sketch
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Market Value (Appraisers Final Valuation)

Land 6,900

Land Improvements . J.:CL . 7 TR
Building Improvements 77 2 LUL ke,

Total RE TR O 16,000

Ceriification: | certify that | inspected the property on and that this appraisal
has been made in accordance with standards of ethics and practice of The American Institute of Real Estate
Appraisers.
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Date of Appraisal "+ &/
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NE!GH BORHOOD DESCRIPTION

Zoning i

Boundaries ieislhborhood boundasriss ¢ yinelde with the fedevelopment nres

which lies sterly of isin Ltreect. .

Character and Trend Heighborhood is a2 combinstion of old fesetoriss, werehousss,

stores, nnd tenements and & few dilspldated dwellings. legidentinl

occupsney is non-white. Trend is downwerd,

LAND DESCRIPTION 6,860 8.« per map

Size 701 X 1:":“6:;.,‘;1.11'27‘“ e  _Frontage 789"  Area B,05F S.0. (5] 8lce)

Description_Land 1s level and st grade of adjoining strect and Fassway,

It is lam Pl" covered hy the ?;ulld*n # ‘thereon.

Utiiities_ L ewer, water, gas, lﬂc‘"iﬂ*fvj_rurbsl,“uttf“k and sidewalks

Land Improvements i vewsy ﬁ_{.}_ﬁi pariking sprea included in lendyglue

Highest and Best Use of Property '8 faectory and office eg presently used, s

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

Baged on the Harket Data 1t 1s my oplinion that land on Ziver Stree

for this use Is worth (75 per front foot, and on Twesdy “assway, 750

per front foot. I hasve given welght to both, eorrecting for denth

st point of morge as follows:

7¢ fr., ft, on Blver &t. 575 / fr. ft. x 877 depth factor (B4' depth)=04,877

A fr., Tt, on Tweady Passway 200 / T+fe X 71% depth factor (48! depth,1,889
Land Value «0 ,Bb9 Totsl T
Land Improvements . . . . ﬁ"ﬂ-'
TotalLand . Im Houpd Fig. 6,800

BUILDING DESCRIPTION AND COST APPROACH .

Occupancy ractory end office Building Class_ 58% (€} 17" (D)

Quality ~ ¥er=sa Age: ©@¢ U ommenGéndition Good 1 bradley washer

Number of Rooms - Number of Baths_____ = Number of Lav. ¢ £0 ?1"‘5» s 2 urinsls,

Number of Stories 2 Total Height €U ' =2 Average Story Heighti '~ 1 | einks

Single Floor Area 86536 Total Area 13,072

Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregular_ -+
Very Irregular
Total Unit Cost Per Square Foot (From Page 3) : e
Correct for Size and Shape . 1.08
Height . 1,02
Dist. Multiplier . : 1.98 1.34
Total Adjusted Cost Per Square Foot SR : : T
Total Area  1oU710 X 2«88 Per Square Foot
Replacement Cost 128,768
v Less Depreciation . . 87 49
Physical “ 5 Functional Economic_ 49 (457
Building Value By Cost Approach 70,817
Value of other Building Improvements
Add Land Value (include land improvements) 290
TOTAL VALUEVB_'YeCOST APPROACH s s nl o i "z,?l'i
Brick-1853 In Bavid B3 vEe8ag nilaf
Comments: . - S Lk
FPEme= 1585 onerete #lock =oo i Fre
;oncrete Block 1945 and 1845
Serrecistion: 505 15 vyress old=80=deprecistion 50 x 20-—=%
505 86=10vyrss oid 55 deprs HOS x 505 =28
oversii gepreci=ci on TELE =
conoric tepreciation Tus o OVeriEprOvVenent of Joor Eres,
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: J Unit Cost
Concrete_ 50% Conc. Post Masonry  £0% Wood Blocking
Other .15 plus .13 —= 228
2. EXTERIOR WALL: Conc. Block___ g% Stone
Asbestos Siding Masonry & Steel Sash Stucco
Brick Common ?  Masonry Veneer Tile, Clay =9
Brick Face Metal Clad Tilt-up Conc.
Conc. Metal Panel Wood 12%
Other v lus .13 ' 1,81
3. ROOF STRUETURE. : r
Conc. Conc. & Tile Wood Frame with Wood Sheathing_ ¥
Other
(Divide Cost by Number of Stories) 63/2 gy > 4
4. ROOF COVER:
Asbestos Shingle Galy. Iron Shakes
Built-up Composition X Roll Tile
Composition Shingle Slate Wood Shingle
Other 19/2
(Divide by Number of Sfories) «10
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood
Other
Decrease_ 6& % for bearing wall. o1l
6. FLOOR: Conc. on Ground_ 2575 Hardwood
Brick on Ground Reinf. Conc. Softwood
Other (1] nlus .75 75, » Hardw 86
7. FLOOR COVER: Linoleum Softwood on Conc.
Asphalt Tile Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile_ 5%
| Other 0l
8. CEILING: :
On Wood Structure X On Steel or Conc. Structure i
Other 3]
9. INTERIOR CONSTRUCTION: SingleRes.  Other
Min.__ Few Ave._ X Many 43
10. HEATING and COOLING: Gravity Furnace Steam with Boiler X
Forced Air Heaters Steam without
Furnace Floor or Wall Hot Water Radiators Boiler
Gas Steam Radiators Radiant Floor
Other Combined Heat & Air Conditioning 61
11. ELECTRICAL: Min. Few Ave. Many X 97
12. PLUMBING: Min. Few Ave. Many X .40
BASEMENT: Unit Cost ©2,00 X Area_ 2465 Divided by Total Area 13,072 .38
Jotal Unit- Cost -/ -Squase- Eeocd Dumbwaiter o7
N 5 ton air conditioner 47
Porches: Area X Unit Cost Value
Garage
Outbuildings TFOTAL UNIT COST/SLUARE FOOT 27.35

Lump Sum Additions
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MARKET DATA APPROACH Please refer to HMarket Desta Book for full detalls
on the follcwing transactions which I have considered in naking
my =2stimate of value,

'/A. Lend ' .

Land 1, at 150 per front foot $1.50 per sa. ft. (100' depth) is
on Rose Straset close to NMain and reflected Hain St. influence, Sale
is belleved to be at higher than market value as it tlied in as & rear
access to purchaser's adjoining property which fronts on Hain 5t, It
18 adjacent to Bedevelopment area,

Land 2, at 340 per front ft., 30¢ p:r sg, ft. 1s on a 100' x 133!
lot in an industrial zone and used for factory parking. It is some-
what less centrally located than subject area.

Land 19, at £52 per front ft., 15¢ per sq. ft. (300 ft. average
lot depth - total area 3,06 acres) is in a nawer industrial section
considerably further from the center, but within the city limits. 4

Land 30, at 49 per front ft., 32¢ per sq. ft. represents a
price being asked for an industrizl lot of about 3/4 of an acre,
(154" deep) not nearly as clos: to the center of Denbury and with
some f1ll necessary, and a ditch problem as the pictures show,

Land 31, at {67 per front ft., 50¢ per sq. ft. 1s the indication
by the capitalization of a lease rent of the worth of a factory parke
ing lot in an industrisl zone, reasonably comparable in loeation.
(123" average depth,) .

B. Bullding

Please refer to Factory #9 sale at :5.06 in Market Data Book.
Sub jeet property is closer to this in overall impression and appear-
ance, Construction 1s aleo comparable per sg. ft. However, the
big diffsrence heres is the mass factor (or "wholesale phenomenon")
which tends to reduce the per sq., ft. figure on larger buildings.
Factory Sale #9 has 85,000 sq. ft. of which approximately 50,000
are on the ground floor. Subject property has 6536 sq. ft. on the -
ground floor.

The Stevens "slize and shape" multiplier for subject property Y
1s 103 and for Factory #3 is 90, a difference of 13%. If the sq.
ft. cost figure of $5.,06 1s multiplied by 1.13% we get $5.72 per
sq. ft. which is a more reslistic indicsztion.

Although not nearly as good a comparison, the next best one
I have 1s a Small Industrial, #6, at $5.63 per sq, ft. Subject
property 1s better.

RENTAL DATA -GROSS. MULTIPLLER _ "INDTCATED~VALUE

‘ In my opinion a proper indic: tion by the Market Approach is
#5.75 per sq. ft., or $75,164,

In round figures 75,200 .

arm
&

BENTAL DATA GEOSS MULTIPLIER INDICATED VALUE

See Income Approach
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INCOME APPROACH

Although this is the type of property which would be purchased by

an owner=user, and I feel that the income approach is largely theoretical,
. i think “'\'exk ing can be gained by gol hrough the process,

In my opinion comparin; subject space, it shguld br 35¢ per sq. f't,
overall in comparlsor with the better rentals in my Inc 1"crial ientals
sectlion of the Market Data Book (if conditions re such ths 2 long
term lsase could be made.)

13,072 sq. ft. 35¢ - 11,111

Lesas llowance for Vscancles and Los ent (5%) 556

iross Effective Income 10,555

Lessgs penses

laxes bl 372
Insurance
ire . 350
Liab, 60 410
ater oL
Repairs 650
enagement and Commission (L2)422 2,948
Income Attributable tec Property 7,607
Less Interegst on Land
‘ 6,900 x 7 48
Income Attri able to Improvements 7sl24
Capitalized at 9.5 (7% interest plus 2,5% stralght line
depreclation based on est. 4O year remaining economic life.,) = 75,016 imp.
6,200 land
0l,91
In Round Figures 1,900
=
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8 Since ti is top notel in & poore: igzhborhood,
. BT - ™ - . . 2
g d ITeel that a 7/, rate is we n with the rate I have
‘ used in typical properties in tne
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COMMENTS

CORRELATION OF APPROACHES

st pro&ach
aluc s t oproach
/alue 0y coie roach
d y opini the Cost
eight, and inal esti
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