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APPRAISAL REPORT

GEeorge oamana

Owner
Owners’ Address_ 55 Liver oStreet, Danbury, Connecticut

Property Appraised Known as #56 and #58 River Street, being Ecodevelopment
Farcel 2, Block 6 (or Taex Parcels 15 and 16 3VW side of Rivep Street)
fogether with a two family house and =2 store and tenement building

thereon.

Recording Information_ Vo1, 265 Pz, 439 Louis George to Ceorege Samsha o, C,

7/158/52,

Assessment: Land . . . - - ¥ 3,500 TaxRate . . . ‘_.I)LOA__
Building Improvements Bl 8,310 Taxes . . . 484,40

Total Assessment . . . . . _"-I'-‘:IIJ

Photographs and/or Sketch

,50, 5 R \
\ lv \
; “0'5\'\ E \
lgc \ \
196 \ R
|
LT 5N
-3 s
TN \
\
ScALEs ] 1= 9%
SKETCH
Market Value (Appraisers Final Valuation '
Land SR, IRy I it - $8,650 e
Land Improvements . 1nCl P £
Building Improvementsf/ 50 An 758 20,350 £l
BRiver ;:treet .
Toralllaly:. fertt.s okl ekl ol $29,000
Certification: | certify that | inspected the property on "~ Druc 12, 1760 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 Mi&rch 16, 1960




NEIGHBORHOOD DESCRIPTION
Zoning Industri al R (e '
Boundaries_ ;1.-'}"14\/1‘-4)')1 .a.mi?ries coincide with the Eedevelopment ares

which lie ceterly of Main Street,

Character and Trend" ~1phborhood 1s a combination of 0l1d faectori S8, irehouses, .
stores, snd tenements and & few dilaridated dwellinges, lnqhmﬂ al
occuvaney is non-white, Trend is dowvnwerd.

LAND DESCRIPTION

Size_ Irregular per sketch Fronfﬂg'LL'Lﬁl.é_#A"*"ﬁ%,AW sq. ft,.

Description__Land 15 level in fron t risino

Utilities_Sewar, water, gas, electricity, curbs, gutters, =nd sidewelks,
Land lmprove'nents_«hl ls, steps and walks ‘LLC.L.L.L.L.ﬁL 2 land value, =

Highest and Best Use of Property Ag storse ond apartments as pressntly us . I

LAND VALUATION Please refer to Market Data - on page 4.
By comparison with these M
this land would be worth £100
be correctad to average 60 ft
110,585 x 210Q/ft, x 78«

" fr 5. 1

-

Land Value In Bound Fi FUNes =3 . £20
Land Improvements . . . incl,
Total Land . & Q £50
BUILDING DESCRIPTION AND COST APPROACH ,-,B‘)é niver Street
Occuponcy store nd tenement ulldmg Class D
Quality low Age Condltlon_;__
Number of Rooms] =t_.24 pm=_ Number of Baths 3(2fix ) Number of Lay.
Number of Stories Total Height_ 241 Average Story Height g
Single Floor Area_ 1402 : Total Area LWL L
Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregular
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) ; 5 51
Correct for Size and Shape. . . . . . . 1.12 ) %
Height . NI A+ )
Dist. Multiplier . . e o 1,28 1,42
Total Adjusted Cost Per Square Foot ; S e :8 02
Total Area 5,273 X_28,02 Per Square Foot '
Replacement Cost . . R SR L& 300
Less Depreciation . o4 PO ey ST 3 27 d ?‘ 80
Physical_50 Functional 05  Economic Q5 , : oF LSRR 603
Building Value By Cost Approach . . 2 oy AT e . 18 '5')[;
Value of other Building Improvements
AddLand Value tinclude land improvements) 313 4. lding only . - 18,520
TOTAL VALUE BY COST APPROACH . In Round .0 1gures LR - 218,550
Comments: Function=l A[e regcisticsn 4 dua aysuat—Sefietsnet 55 Td economic
depreciation is due to sdverse affeet of reighbornoods———
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry__ -4 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 .
Other 1,49
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing X
Other
(Divide Cost by Number of Stories) ,&7%/4 16
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) _ (3 /4 202
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood
Other
Decrease % for bearing wall. o 14
6. FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood
Other .03
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
LOW
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min. Few Ave. Many : 1,50
10. HEATING and COOLING: Gravity Furnace Steam with Boiler
Forced Air Heaters Steam without
Furnace Floor or Wall Hot Water Radiators Boiler
Gas Steam Radiators Radiant Floor
" Other Combined Heat & Air Conditioning
Z 11. ELECTRICAL: Min. _ Few X Ave. Many .20
12. PLUMBING: Min. Few X Ave _ Many 53
=
BASEMENT: #*Unit Cost__ 1,50 X Area_ 1402  Divided by Total Area 5773 .36
gﬁ Total Unit Cost / Square Foot 3 5.61
" Porches: Area X Unit Cost Value
' Garage_ # 6' basement, dirt floor,
3 Outbuildings
§ Lump Sum Additions
Sy
5
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APPRAISAL REPORT

Owner ame as |

. Owners’ Address

Property Appraised

Recording Information

Assessment: dliand . eobite nth s s dlame) Tax Rate
Building Improvements SpERTe =Ty o Taxes
Total Assessment

Photographs and/or Sketch

:-,vq'_l

Market Value (Appraisers Final Valuation)

Land : v

Land Improvements B L 1S

Building Improvements

Total N
Cerlification: | 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 Wyod '\'.mm ‘UOPIOIY ‘263 X0 ‘8501 ABPLLL OUL

Page 1 (")




NEIGHBORHOOD DESCRIPTION

Zoning s KN (R v f ' WL, 5
Boundaries Toiu! 3 I e 2, Ll : SR 0T W ) I CRVET

Character and Trend -

LAND DESCRIPTION
Size bt A = ¢ Frontage. - N "o "OAreq -,

Description e

Utilities < N
Land Improvements

Highest and Best Use of Property

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

Land Value
Land Improvements
Total Land .
BUILDING DESCRIPTION AND COST APPROACH #58 Biver Street
Occupancy_ 2 family house uilding Class N
Quality Low Age_avep 50 Condition Paip
Number of Rooms & Number of Baths s Number of Lav.__ 2
Number of Stories_ 2 . Total Height 18 Average Story Height
Single Floor Area 25 i Total Area___ 1 118
Shape: Approximate Square Rectangle or Slightly irregular _ Long Rectangle or Irregular
Very Irregular
Tote! Unit Cost Per Square Foot . . . . . (From Page 3) 2 .
Correct for Size and Shape. . . . . . . 1,08 5
Height . s, o e S AR L
Dist. Multiplier . . 1 T8 1,28 M GF1
Total Adjusted Cost Per Square Foot L 216
Total Area _ 148¢ X_ 823 5 “Per Squcre Foot '
Replocement. C_ost U e e A,_LQT‘;;__Q
essiBepreciation . . . .0 o e HEARIIRC W 4 180
Physical 50  Functional 10  Economic_ . - R Y PO (& 0%)
Building Value By Cost Approach . . . : . O L, IR L 2ca
Value of other Building Improvements A
Add Lend Valug (include land improvements) Biui:ildings on ly -
TOTAL VALUE BY COST APPROACH . In Round -Ji:’-‘urus T L 250

Comments:

Page 2 ( a. /
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry__ Wood Blocking
Other 1 [
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
Other 1. L9
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing_
Other
(Divide Cost by Number of Stories) ,£73/2 3]
4. ROOF COVER:
Asbestos Shingle Galy. Iron Shakes
Built-up Composition Roll Tile
Composition Shingle_J{ Slate Wood Shingle
Other
(Divide by Number of Stories) _ 12 /2 04
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood
Other
Decrease % for bearing wall. 14
6. FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood
Other &2
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 Sy
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min.__X Few Ave. Many + . an
10. HEATING and COOLING: Gravity Furnace. ~ Steam with Boiler
Forced Air Heaters Steam without
Furnace Floor or Wall Hot Water Radiators Boiler
Gas Steam Radiators Radiant Floor
Other Combined Heat & Air Conditioning ¢
11. ELECTRICAL: Min._ X Few Ave. Many R
12. PLUMBING: Min._ X Few Ave. Many Lo
BASEMENT: Unit Cost _] 50 X Area_c22  Divided by Total Area 1485 £ 9
Total Unit Cost / Square Foot .
Porches:_Area X Unit Cost Value 1%,
Garage
Outbuildings# peogement hos dipt flaamn £ ooiline

Lump Sum Additions

P Y a )
s (Ge )




MARKET DATA APPROACH

- e
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“"Aanad ardn n 7 2 ~ N~ an) = . r 8q, I“t.
auch bett i ’ t . " 8. 1T, admittedl) 1 the market,
7 at 8.63 per sq., ft. somewhat better located, #8 at $6.25 per sq. ft.
nd ) at )& r . ft. somewhat tter located and #10 at $5.25
better loc nd better building

Congldering condition and location I believe subject 2 family house
is worth from $4.00 to $4.25 by comparison,

“ 3y ] [
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RENTAL DATA GROSS MULTIPLIER INDICATED VALUE
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INCOME APPROACH

Rent Eoll ner Owner

#56 Store s 600
lst floor apt, rooms 14,44 per rm. per mo,) 520
2nd floor apt, rooms 212, 38 per ram. per mo,) 1,040
3rd floor ant, rooms 34,86 per rm. per mo., ) Loe

Lth floor apt, rooms 212,38 per rm, D 80, ) 1,040

I
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& 1lst floor apt. 600
2nd floor apt, 300

Wn

Total Hent Boll $4,508

Stabilized Gross Income

#56 1 store at §1.00 per sq. ft. (o.k.-close tc correr) § 5600

o

ecause ol compsratively decent quarters for the area,
would accept $12,00 per room per month for this bullding
24 rooms = 288 per mo., x 12 = 3,456

Mo

/58 I would accept 310 per room here or £80 per month overallp60

'otal Stabilized Gross Income 5,016
Less allowunce for vacancles and lost rent (L0%) 502

’; L&
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Net Income Attributable to property 2,895
Less: Interest on land #8,650 x 8% = 692

Income Attributable to ilmprovements 124203

Capitalized at 12% (8% interest plus 4% straight line reclation
pased on estimaeted 25 year remaining life, = 16,350=1mprovement
Total value by Income Approach 27,000
COMMENTS ’ P Fowe
Interest rate used above 1s based on the followine estimate:
o ortgage rate on 50% = 34
105 equity rate on 507% = ok
Interest rate = 0%
NOTE: The 50% of value 6% mortgage loan 1s the most likely in this area.
auilty requir

ments of from 10-13% are aprplicable. However since I
line depreciation, vacancy allowance, and realistiec
3

am using st
11 1 use 10%.

agononic

—
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COMMENTS

CORRELATION OF APPROACHES

Val by roach L,55
/al (2 te rc » ’
1 oy J N
9,000 bro 1
e L3
A& WPF A - L
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