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APPRAISAL REPORT

Owner_Hezeta Taylor

Owners’ Address__South End Diner, 116 South Street, Danbury, Conn.

Property Appraised _Known &s #51 River St, Danbury, Conn. being Redevelop=
ment Parcel ¥ Blook 5 (or Tax Parcel & and 9 NE side of River S%,)
together with 1) a2 frame store, 2) a frame 2 family house, and

2) a small industrial building thereon.

Recording Information_ Vol. 217 Page 440 Shawool Elias to Nezeta Taylor,

9/18/45 R. S5. $16.5

Assessment: Land . T o RS o $ 3,680 TaxRate . . . 4o
Building Improvements L i P Lo Taxes . . . . £53%6.80
Total Assessment . . . . . ¢13,420

Photographs and/or Sketch

\ Y \
\\ P
, { _bf \
"""—A' 3
/ 3
Market Value (Appraisers Final Valuation) , f

Land : g 9,500 3 i
Land Improvements T
Building Improvements . . . . 15,500
Total $ 25,000 _

Certification: | certify that | inspected the property on_F€bTuary 26, 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 ¥arech 19, 1960
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NEIGHBORHOOD DESCRIPTION

Zoning_ Indus trial ait }
Boundaries_ §eighborhood boundaries coincide with the Redevelopment area
__aign_liﬁg__e_&tenv of main Vtreet.

Character and Trend |

Hegidential occunancy is non-white Trend is downpmard, e
LAND DESCRIPTION
Size [ 7' x irregular =00 _Frontage_ 407'  _Area_ ll, 350 sqg. ft.

Description Land is leve ]_QL;\L J, grage Q____a&.,)ﬂm}.nm imn&. AT T W

UtilitiesSewer, water, gas, electricity, curbs, gutters and sidewalks,
Land Improvements 4171 wal ks, surfaced areas, etc., are included in land
value

Highest and Best Use of Propertyiuilding #1 (per sketeh) as dead storage, #2 as
2 f i l:[ \]Q]Jsg and ai as S“Ja l I tacglgll:;z (9] I: ;iead Bh():ag‘e

ami

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

e g50/fr, ft, - L§
In Round EL:JA_I_‘Q_E_&SQOO @g%

Land Value . . $9500
Land Improvements . . . . inel,
Total Land . $9500
BUILDING DESCRIPTION AND COST APPROACH SUILDING #1
Occupancy_Store Building Class D
Quality Low Age_Over 50 Condition_ Poor
Number of Rooms_1 & tore Number of Baths_ = Numberof Lav. 1
Number of Stories 1 Total Height  9° Average Story Height 9!
Single Floor Area_ 591 Total Area_ £91
Shape: Approximate Square Rectangle or Slightly Irregular_ X Long Rectangle or Irregular
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) . § 3.06
Correct for Size and Shape. . . . . . . 1.19
Haidks MR YRR L T -
Dist. Multiplier . . SR .. 1,28 1.52
Total Adjusted Cost Per Square Font CRTES N $ 4,65
Total Area _ 591 X_$4%.65 Per Square Foot
Replacement Cost e rin U _§ W43
: T AR . L B 2900
Physical 60% 60%  Functional 10‘@ Economic o2 LR R 701.:
Building Value By Cost Approach  -uildi ng i* l R Ty e £ 1243
Value of other Building Improvements “uilding #2 . . . . 5518
Building 71'3 11748
Add Land Value (include land improvements) . . o M RSO 5590
TOTAL VALUE BY COST APPROACH . . . . . - S e w Q09
In Round Figures ¢ 28000.

Comments:

Page 2
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BUILDING DESCRIPTION — Component Part Check List
1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry Wood Blocking
Other .18
2. EXTERIOR WALL: Conc. Block Stone
Asbestos Siding Masonry & Steel Sash Stucco
Brick Common Masonry Veneer Tile, Clay
Brick Face Metal Clad Tilt-up Conc.
Conc. Metal Panel Wood X
Other 1,06
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing_
Other
(Divide Cost by Number of Stories) .61
4. ROOF COVER:
Asbestos Shingle Galy. Iron Shakes
Built-up Composition Roll__ X Tile
Composition Shingle Slate Wood Shingle
Other
(Divide by Number of Stories) 09
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood
Other
Decrease % for bearing wall. 20
6. FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood
Other £0
7. FLOOR COVER: Linoleum Softwood on Conc.
Asphalt Tile Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile
Other =
8. CEILING:
On Wood Structure X On Steel or Conc. Structure
Other 18
9. INTERIOR CONSTRUCTION: SingleRes.. ~~ Other
Min. Few Ave. Many
10. HEATING and COOLING: Gravity Furnace.~ Steam with Boiler
Forced Air Heaters Steam without
Furnace Fioor or Wall Hot Water Radiators Boiler
Gas Steam Radiators Radiant Floor
Other Combined Heat & Air Conditioning
11. ELECTRICAL: Min._ & Few Ave. Many o Ot
12. PLUMBING: Min. Few A Ave. Many B .06
BASEMENT: Unit Cost X Area _ Divided by Total Area 0
Total Unit Cost / Square Foot RN, £3.06
Porches: Area X Unit Cost Value
Garage
Outbuildings

Lump Sum Additions

Page 3



MARKET DATA APPROACH

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE
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APPRAISAL REPORT

Owner oveme &8 l.

. Owners” Address

Property Appraised

Recording Information

Assessment: Land -. - oabee. -0 L Tax Rate
Building Improvements - Taxes
Total Assessment

Photographs and/or Sketch

Market Value (Appraisers Final Valuation)

Land .
Land Improvements
Building Improvements

Total -
Certificatl;on: | 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.

Date of Appraisal

Appraisers Signature

OVl WHO4H 'v‘un;) ‘UDOPHIBIY ‘L67 XOLL ‘S80I ABPLI] O,
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NEIGHBORHOOD DESCRIPTION
Zoning Same a8 2. A1
Boundaries

Character and Trend

LAND DESCRIPTION
Size Frontage Area

Description

Utilities e St cl o
Land Improvements o e AT PN

Highest and Best Use of Property 5 = A iy

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

Land Value
Land Improvements
TotalLand = . L0, g
BUILDING DESCRIPTION AND COST APPROACH Building #2.
Occupancy Pamily Res, Building Class__ D,
Quality Low Age 1850 Condition__ Fair to Poor
Number of Rooms Number of Baths_ 1 Number of Lav._ 1
Number of Stories - Total Height 16 Average Story Height 5!
Single Floor Area 1113 sq, ft. Total Area 1859 gq, ft.
Shape: Approximate Square Rectangle or Slightly Irregular_ X Long Rectangle or Irreqular_
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) : ;5,65
Correct for Size and Shape. . . . . . . 1.02
Height . o b (S U
Dist. Multiplier . . . . . . . .28 1.31
Total Adjusted Cost Per Square Foot ST A 7.42
Total Area _ 1359 X__ $7.42 Per Square Foot
Replacement Cost . . . . . . . . . __$13.794
AR EIOpREIOtioN . . . . . . e e 8,276
Physical £0%  Functional Economic_ v e e DREER (60%)
Building Value By Cost Approach . . . . Bldg, #/2.. 5,518

Value of other Building Improvements

Add Land Value (include land improvements)
TOTAL VALUE BY COST APPROACH

Comments:

Page?2 F£ig
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10.

11.

12.

Porches: Area
Garage
Outbuildings

BUILDING DESCRIPTION — Component Part Check List

On Wood Structure  *

Other

. FOUNDATION:

Concrete Conc. Post Masonry A Wood Blocking_
Other

EXTERIOR WALL: Conc. Block Stone
Asbestos Siding Masonry & Steel Sash Stucco
Brick Common Masonry Veneer Tile, Clay
Brick Face Metal Clad Tilt-upConc.__
Conc. Metal Panel Wood__ %
Other

ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing_ ¥
Other

(Divide Cost by Number of Stories) . 63/2

ROOF COVER:
Asbestos Shingle Galy. Iron Shakes
Built-up Composition Roll Tile
Composition Shingle Slate Wood Shingle
Other  Tmetal

(Divide by Number of Stories) ,15/2

FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood £
Other

Decrease % for bearing wall.

FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood_ X
Other

FLOOR COVER: Linoleum  "Tugs" Softwood on Conc._
Asphalt Tile Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile_
Other

CEILING:

On Steel or Conc. Structure

INTERIOR CONSTRUCTION:
Min. Few

HEATING and COOLING:
Forced Air
Furnace Floor or Wall
Gas Steam Radiators_

Single Res.

Other

Unit Cost

= i
Be
e AW

Ave.

Gravity Furnace
Heaters

Many

Steam with Boiler
Steam without

Hot Water Radiators

Radiant Floor

Other
ELECTRICAL: Min. &  Few oy
PLUMBING: Min. Few A Ave.

Boiler

Combined Heat & Air Conditioning

Many

Many

BASEMENT: Unit Cost 7H6 X Area_ 1.75 Divided by Tota! Area 1859

Total Unit Cost / Square Foot

X Unit Cost

-t
O\

1,30

Value

Lump Sum Additions

Page 3 S




MARKET DATA APPROACH

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE
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APPRAISAL REPORT

Owner see Page 1,
Owners’ Address
Property Appraised

Recording Information

Assessment: Land . 7 o+ . o . 6 . Tax Rate
Building Improvements T dnflEC Taxes
Total Assessment

Photographs and/or Sketch

Market Value (Appraisers Final Valuation)

Land ;
Land Improvements
Building Improvements

Total

Certification: | 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.

Date of Appraisal

Appraisers Signature

Pagelb .




NEIGHBORHOOD DESCRIPTION
Zoning
Boundaries

Character and Trend ‘

LAND DESCRIPTION
Size Frontage Area
Description

Utilities
Land Improvements

Highest and Best Use of Property

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

Land Value
Land Improvements
Total LandBRs b amito  .
BUILDING DESCRIPTION AND COST APPROACH 5,41 ding #3. ’
Occupancy mall Industrial Blde, BuildingCless__ 12% ¢ 884 D,
Quality Low Age_1949 Condition__ 2aap
Number of Rooms Number of Baths Number of Lav. 2
Number of Stories_ 2 Total Height 20 Average Story Height 1
Single Floor Area_ 31 7] Total Area 5632
Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregular__ ¥
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) > 4,23
Correct for Size and Shape. . . . . . . 1.10 ’
Height . 5 g ot R R
Dist, MultipliesESi s, = ¢ 80 20 L 1.28 1.4]
Total Adjusted Cost Per Square Foot . . . . . : . R T 5,96
Total Area __ 5532 X_28,96 Per Square Foot '
Replacement Cost SRR L 33,567
Less Depreciation . . . . - 3 : 819
Physical_55 Functional_10 Economic f o T (65%)
Building Value By Cost Approach . . Eldg, #3. . £11,748

Value of other Building Improvements

Add Land Value (include land improvements)
TOTAL VALUE BY COST APPROACH

o e
‘ Srnninklarad
W e . L ~ - = - e e e N O
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10.

11.

12.

Porches: Area
Garage
Outbuildings

BUILDING DESCRIPTION — Component Part Check List

FOUNDATION:
Concrete Conc. Post ~ Masonry X Wood Blocking
Other

EXTERIOR WALL: Conc. Block Stone.
Asbestos Siding Masonry & Steel Sash Stucco
Brick Commonl =& %gsonry Veneer Tile, Clay
Brick Face * ‘Metal Clad Tilt-up Conc._
Conc. Metal Panel Wood 885 x 1,06

Other .28 plus .S83%
ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing_ X

Other . 61/2

(Divide Cost by Number of Stories)

ROOF COVER:
Asbestos Shingle Galy. Iron Shakes
Built-up Composition Roll Tile
Composition Shingle Slate Wood Shingle
Other .09/2
(Divide by Number of Stories)
FRAME: Conc. Reinf. Steel Fireproofed i
Cast Iron Columns Steel Open . Wood X
Other
Decrease % for bearing wall.
FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood X
Other ¥ill €1.00
FLOOR COVER: Linoleum Softwood on Conc.
Asphalt Tile Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic_
Hardwood on Conc. Slate Vinyl Tile
Other
CEILING:
On Wood Structure X On Steel or Conc. Structure
Other
INTERIOR CONSTRUCTION: SingleRes. °*  Other
Min. X Fewh' L5 05 Ave. Many

HEATING and COOLING:
Forced Air

Gravity Furnace 3
Heaters

Steam with Boiler X
Steam without

Furnace Floor or Wall Hot Water Radiators Boiler

Gas Steam Radiators Radiant Floor

Other Combined Heat & Air Conditioning
ELECTRICAL: Min. Few Ave. X Many
PLUMBING: Min. Few_ X Ave. Many L

BASEMENT: Unit Cost $1.50 X Area 558 Divided by Total Area 5632

Total Unit Cost / Square Foot

Unit Cost

.18

.20

1.00

X Unit Cost Value

Lump Sum Additions

Page 3 b




MARKET DATA APPROACH please refer to Market Data Book for full details
on the following transactions which I have considered in making my
estimate of value,

A. LAND ‘

Land 1, at #150 per front foot §1.50 per sq. f£ft. (100' depth) is
on Rose Street close to ¥ain and reflects i¥ain St. influence. Sale
is believed to bLe at higher than market value as it tied in as a rear
access to purchaser's adjoining property which fronte on liain 3t. It
is adjacent to Redevelopment area.

Land 2, at $40 per front ft., B0¢ per sq. ft. is 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 fi., 15¢ per sq. ft. (300' average lot
depth - total area 3.06 acres) is in a newer industrial section consider-
ably further from the center, but within the city limits.

Land ;0 at £49 per front ft., 32¢ per sq. ft. represents a price
being aske for an industrial lot of about ¢ of an acre, (154' deep)
not nearly as close to the center of Danbury and with some fill
necessary, and & ditch problem as the pictures show,

Land El, at £67 per front ft., 504 per so. ft. is the indication
by the capitalization of & lease rent of the Worth of a factory parking
lot in an industrial zone, reasonably comparable in location. (135

average depth). ‘

B. EBUILDINGS - Please refer to lMarket Data Book, 1l-3 Family Residences.
In my opinion, subject house is worth {3.50 to £3.75 per sq. ft. by
comparison,

Please refer to idarket Data Book, Stores and Apartments. Range of
"low" classification is $4.50 to $7.50 per s. f. However, this parte
icular store is way below range because of poor condition. I estimate
€2,50 to $3.00 per s. f. by comparison.

Referring to Market Data Book, Small Industrials - I would compare
with #1 and #2 as of the time they were sold rather than now, I think
£3.00 to §3.50 per s, f. is indicated by comparison.

Value Range by larket Approach

House £3.50 - §3.75/e.1. & 6,500 to § 6,971
Store 2.50 = 3.00/s.f. 2,228 to 2,673
Factory 3.00 = 3.%0/s.f. 16,900 to 19,712
- RN R R P
RENFAE -DATA SROSS MULTIPLIER INDICATED _VALLE

Since lot is fairly large, the duplication of land involved in
the above process does not distort the picture too much. Heverthe-
less, I would choose §26,000 as the indicztion of this approach.

FOR RENTAL DATA - SEE INCOME AP=ROACH

Page 45
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INCOME APPROACH
Stabilized Cross Income

Eecause of poor condition of store, its rental
value in my opinion is 30¢ per square foot or (2.67
(Round off at €25 per month) or ¢ 200
House - At actual rental (&5 (monthly)
(Just over §9 per room/month) 1,020
Factory at actual rental {200/month (42¢/s.f.) 2,400
Total Gross Income : 534120

Less Allowance for Vacancies and Lost Rent
House e102
Store and Factory 135 237

-

Less; Operating Expenses;

Taxes £537
Insurance
Fire $325
Liab. @5 350
Vater 70
Repairs 350
Yanagement 139
Net Income Attribvutable to Property 82,037
Less: Interest on Land i
$9500 x &% 760
Income Attributable to Improvements §1,277
Capitalized at 13.6% (8% Interest plus
5.6% straight line depreciation based
on estimated 18 year remaining economic ,
life.) ¢9,290
Add Land 92500
18,850
In Sound Figures « 19,000

COMMENTS  1nterest rate used above is based on the following
estimate;
6% mortgage rate on 50% =
10% eguity rate on 50% - o
Interest rate -

)-‘\r'

*

fod

Hote: The 50% of value 6% mortgage loan is the most likely in this
area, Equity requirements of from 10-13» are applicable, However,
since I am using straight line depreciation, vacancy allowance, and

realistic economic life, I will use 10% Page 5




COMMENTS

CORRELATION OF APPROACHES
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