APPRAISAL REPORT

Banar Mr., Joseph Ellis !
. Owners’ Address_ 47 Eiver Street, Danbury, Cornecticut
Property Appraised_ Known as #54 River Street, Danbury, Comnnecticut
being Redevelopment Parcel 3 Block 6 (or Tax Parcel 14 5W side of
Biver Street) together with the small industrisl] building thereon,

-

Recording Information_ Vol, 314 Pg, 536, Ellis Bealty Co, to Joseph Ellis,
No, revenue stamps, Oct, 15, 1956.

Assessment: Land: > . JFeL ol \ i4.290 Tax Rate 2k ol Lo
Building Improvements R 12,730 Taxes . . . . %480.80

Total Assessment . . . . . 17,020

éhotographs and/or Sketch
Per deed:; 102°f River St. X 86'%/ 163'F X 106' rear

INSIDE LOT

il '
ScALE - 1'=100" A

SKETCH |

Market Value (Appraisers Final Valuation)

Land Eaat LT Sl -l L e L e ® 7,750 {0k
Land Improvements

Building Improvements . . . . 18,250
T S 26,000

Cerlification: I certify that | inspected the property onl'e 1 & 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 _Mgpeh 21 1940
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NEIGHBORHOOD DESCRIPTION

Zoning Industrial s .

Boundaries Nelghborhood boundaries coincide with the REedevelopment are ca
which lies westerly d Mzln Street, ‘

Character end Trend chharhaood is & sombinstiay £ rarasholugsas
stores, and toatas ents and a fﬁﬁ”?ffffffg“ E “lfi“ublll o o e,
Heslidential occupnsncy is non-whit T'rend is dnunvnrﬂ

LAND DESCRIPTION (oer deed

Size_ 103" X B6'£/163'£ x 106'/Lreehontage_~ 103'£ Area_ 13010 (per deed)

Description Lend 18 I"VPl and at sDproximate ;r‘,j* of River Street bsck to

the rear of the building, th n” rising steemlv in & bank st the rear
ag can be seen in the photoghkaph.

Utilities__oewer, water, gas, and electricity, curbs, gutters =znd sidewsalks,
Land Improvements Curb cut zni dirt pe king area included ip lsnd value, .

Highest and Best Use of Property 48 distribution warehouse asg vresently used,

LAND VALUATION Please refer to Market Data - on page 4.
Based on the Market Data, 1t i1s my opinion that land =t this point
in Biver Street for the use proposed 1s worth £75 per fr ft, Because

of the nature of the rear land 1t is my aninisn that fh1s_£;fupg_
ude : -

Land Value 103% @ 375/fr, ft. §7725
Land Improvements . . inecl,

Total Land In Bound. bigurps . 87750
BUILDING DESCRIPTION AND COST APPROACH

0ccupancy jiStI"lbutiDn wa reh() use Buildil‘lg CICSS C

Quality Average Age_ 1952 Condition_ Cood
Number of Rooms_ = Number of Baths__none Number of Lav._ 1
Number of Stories - Total Height 14 Average Story Height 14!
Single Floor Area_ 120 Total Area same
Shape: Approximate Square A Rectangle or Slightly Irregular Long Rectangle or Irregular
Very lirregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) : $6.10
Correct for Size and Shape . R 0
e AU S 1.04
Dist. Multiplier . . S B 1.28 2233
Total Adjusted Cost Per Square Foot - LRI, : o g A 18.11
Total Area 2+ 20 X 18,11 per Square Foot
Replagement Cost ' . . i o an R ESEEEE $25,303
lesshBEpreciation . (1.0 oo .l e neet e RS IR 3,289
Physical 85 Functional Economic_ 54 SO S ol (13%)
Building Value By Cost Approach . . . . . . . . . 22,014
Value of other Building Improvements : : 3 R, 1S
7,750
Add Land Value (include land improvements) i $29 . 764
TOTAL VALUE BY COST APPROACH . . . . . In 10‘12‘1’1 F iwurrs £29,800

311}

Comments: Bullding Cost £22.000
well bullt to supvort 2nother floor,

Building is handicanped sconomically
its surrounding neighborhaod,
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BUILDING DESCRIPTION — Component Part Check List

. FOUNDATION: Unit Cost

Concrete_ % Conc. Post Masonry ~ Wood Blocking

Other  Cood L0
EXTERIOR WALL: Conc. Block_ { (ood Stone

Asbestos Siding Masonry & Steel Sash Stucco

Brick Common Masonry Veneer Tile, Clay

Brick Face Metal Clad Tilt-up Conc.

Conc. Metal Panel Wood

Other - 1.74
ROOF STRUCTURE:

Conc. Conc. & Tile Wood Frame with Wood Sheathing

Other__Steel frame and wood sheathing

(Divide Cost by Number of Stories) “xcellentebuilt for extra floor 1247

4. ROOF COVER:
Asbestos Shingle Galy. Iron Shakes
Built-up Composition X Roll Tile
Composition Shingle Slate Wood Shingle
Other
(Divide by Number of Stories) 20 year guarantee ol
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open__ 1 _21 Wood
Other
Decrease 54 % for bearing wall. L0
6. FLOOR: Conc. on Ground -+ Hardwood
Brick on Ground Reinf. Conc. Softwood
Other . ‘!#3
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 & On Steel or Conc. Structure
Other o34
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min___ X Few Ave. Many 12
10. HEATING and COOLING: Gravity Furnace.  Steam with Boiler
Forced Air Heaters Steam without
Furnace Floor or Wali Hot Water Radiators " Boiler
Gas Steam Radiators Radiant Floor
Others=g&8 fired heaters  Combined Heat & Air Conditioning 19
with fan
11. ELECTRICAL: =~ Min. Few Ave. Many X « 927
12. PLUMBING: Min. Few Ave. X Many 13
BASEMENT: Unit Cost X Area Divided by Total Area 0
Total Unit Cost / Square Foot 5.10
Porches: Area X Unit Cost Value
Garage
Outbuildings

Lump Sum Additions
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MARKET DATA APPROACH Please refer to Market Data Book for full details

on the following transactions which I have considered in meking my
estimate of value,

He L.il“; D ‘

Land 1, at $150 ver front foot ;1,50 per sq. ft. (100' depth) 1is
on Hose Street close to Maln and reflects Main St. influence., 3Sele
is belleved to be at higher than market value as 1t tied in as & rear
access to purchasers adjoining property which fronts on Main St. It
1s ad Jacent to Redevelooment area,

Land 2, at $40 per fr, ft., 30¢ per sq. ft. 1s on a 100* x 133!
lot in @n industrizal zone and used for factory parking. It is some-
what less centrally loceted than subject area.

Land 19, at $52 per fr. ft., 15¢ per sq., ft. (300 foot average
lot depth-total area 3.06 acres) is in a newer industrizl section
considerably further from the center, but within the city limits,

Land 30, at $49 per fr. ft. §.32 ver sq. ft. represents a price
belng asked for an industrial lot of about 3/4 of an acre, (154" deep)
not nearly as close to the center of Danbury znd with some f1ill
necessary, and a ditch problem as the pictures show,

Land 31, at §67 per fr. ft. §.50 per sq. ft. is the indication by
the capitalization of a lease rent of the worth of a factory parking
lot in an industrial zone, reasonably comparable in location, (133!
average depth), ‘

B, BUILDINGC
Please refer to smazll industrial section of Market Data Book.

Compare with #5, ($8.57 per sq. ft.) #5 is a much larger bullding,
with a 1957 Brick Veneer Bullding on 1t. 3hould be slightly better
than subject by comparison.

Compare with #7 ($5.43 per sq. ft.) a much cheaper concrete block
bullding on rear land, ¥

The above flgures should be adjusted upward about 8% to corrsct
for slze as #5 1s & 10500 sq. ft, bullding and #7 1s 2 12.900-= sq.ft. .
buillding. The indication is then $9.26 for #5 and $5.86 for ,7. In
my oplnion subject property is closer to #5 and is worth .8.00 to 48450
per sq. ft. by comparison or from §25,000 to $26,500,

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE

See Income Approach,
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INCOME APPROACH

Subject property 1s leased to General Electric Supply Co,., for
. 3 years from 12/1/59 to 11/30/62. The lease specifically states that
in the event Bedevelopment is dropped the rent automaticzlly increases
to %2700 per year, Owner indicates he feels .3000 would be more correct
(The tenant pays heat,)

Comparing with some of the more modern properties such &s 7-9-11

North Street, (U1.20 per sq, ft. net rental) which is small industrial
compareble 75 which I used in my Market Approach; and with the Wibling
property (to National Semi-Conductor (on Houte ?S at 31.15 heated,
these rentals appear reasongble, However, a review of the overall
rental pilcture shows such properties as Haddad Healty to Brown Engine

s Products on Shalvoys Lane renting for 80¢ heated, and Haddad Realty
to Consolldated Laundries (smzll industrial #7) which I used in my

- Market Approach (70¢ heated) indicate that the avbove figures are a

, little high,

I would go along with 32,700 per year which is 87¢ ner sq. ft.

unheated,
Gross Income 22,700
Less allowance for vacancies and Lost Rents (5%) 135
Gross Effective Income $2,565

Less Fxpenses:

. Taxes £681

Bscause this is a new, more mortgagable type of property it warrants
& lesser interest rate as compared with the run of proverties in the

|i aresa,

T
o
a
2
»
N

Insurance
Fire & Liab., 100
{:\xatEP 56
Hepairs 100
Management and
commissions 100 1,037
Net Income Attributable to Property vl,528
Less Interest on Land £7,750 x 6% 465
i Net Income Attributable to Improvements 51,063
{ Capitalized at 8% (6% interest plus 2% depreciation
. based on estimated 50 year remaining economic life.= 13,288
2 921,038
3 In Lound Figures $21,000
= COMMENTS
3 it dkd
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COMMENTS

CORRELATION

OF APPROACHES

Value by
Value by
Value by

One r
comrared

than
income

I am inclined to
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Cost Apnroach
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~
>

e additional construction,
bullding someti in the future, =
.
Indication at 726,000, ’
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