Ov1l WdO4d '\-'.uuu;) ‘WOPHOI ‘L67 XOF ‘8891 ACPL] YT,

APPRAISAL REPORT

Owner George A. Matthews, Deeb A. Matthews and Chicory Matthews

Owners’ Address_ §0 Rose Street Danbury Conn,

Assessment: Land . . . R 53,450 TaxRate . . . i
Building Improvements Sl T Iy, 250 Taxes -+ - o . $308
Total Assessment . . . . . $7,770

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

Land o e o R S SR 6,600
Land Improvements . . . . . : 100 ;
Building Improvements . . . . 4100
3 g _8c0
Add L/.o Bells Lane# 539859 ‘

i .:epara te Appraisal

Certification: | certify that | inspected the property on_ Jg n;“am% 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 February 10, 1960




NEIGHBORHOOD DESCRIPTION
Zoning 18 Business #1 to depth of 150 feet.

Boundaries Neighborhood boundaries coincide with the Redevelopment area

which lies westerly of Main Street.

Character and Trend_Neighborhood is a combination of old factories, warehouses,
stores and tenements and a8 few dilapidsted dwellings. Residential occupancy

is non-white, Trend is downward.
LAND DESCRIPTION more or
Size 66" X irregular Frontage 66' less., Area 9232

Description_ Lot at the front is 2 or 25 feet above grade of Rose Street

and rises gradually to the resr,

Utilities_ Sewer, Water, Gas, electricit
Land Improvements There is a small retaLM _QQLQQS_J'L!L__.L_IQDL_
and grass and shrubs.

Highest and Best Use of Property AS small store and tenement property as now used,

LAND VALUATION Please refer to Market Data - on page 4.
pased on study of comparable land value I estimate subject

land

to be worth $100 per front foot.

less.

Land Value 66 X $100 . . 26,600
Land ImprovementsGrass, Shrubs 100
Total Land . $6,700
BUILDING DESCRIPTION AND COST APPROACH
Occupancy S tore and tenements Building Class De
Quality Low Age_ 1850 Condition___ Fair
Number of Rooms+ 8 tore plus Number of Baths 1 Number of Lay. 2
Number of Stories 2 (1Z27mTotal Height 20' or less  Average Story Height 10' or
Single Floor Area 1346 Total Area 2%114-
Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregular__ X
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) X $5.86
Correct for Size and Shape. . . . . . . 1.02
Heiglber /S ey Wi o L5 iy e
Dist. Multiplier . . Ll e 1.20 1.31
Total Adjusted Cost Per Square Foot ; e o w4 ; B 760
Total Area 26114 X_ 97 68  Per Square Foot
Replacement Cost . . . . . . . . . 20 s 076
EessiDepreciation ., . . . . il (65%)
Physical 50  Functiona! 15  Economic_ : : SRl L LT 13,049
Building Value By Cost Approach . ; R S 7,027
Value of other Building Improvements Porchea SBUIRE ol o 6L
Add Land Value (include land improvements) : ; N T 6,700
TOTALL VAEUESBYo. COSTRAPPROAGH S Tl - 0 . iRl s 13,791
In Round Figures +13,800

Comments:

Functional depreciation includes exterior entrance only to upstairs

apartments, layouts, smallness of store, etc.
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry S tone Wood Blocking
. Other .18
2. EXTERIOR WALL: Conc. Block Stone 5
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 1.49
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing
Other
(Divide Cost by Number of Stories) .72 « 36
4. ROOF COVER:
Asbestos Shingle Galy. Iron Shakes
Built-up Composition Roll Tile
Composition Shingle Slate Wood Shingle
Other
(Divide by Number of Stories) ¢ 10 «09
5. FRAME: 2 Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood X
Other
Decrease % for bearing wall. «19
6. FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood A
Other .63
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 A On Steel or Conc. Structure
Other 16
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min.__ Few Ave. X Many 1.30
10. HEATING and COOLING: Grayvity 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 0
11. ELECTRICAL: Min. S Few X Ave. Many «20
12. PLUMBING: “Min. Few X Ave. Many «53

BASEMENT: Unit Cost 01«50 X Area 1268  Divided by Total Area 2611 73

Total Unit Cost / Square Foot 55,86

Porches: Area 95 S.F. X Unit Cost  $1493 Volue $183 less 657 depreciation
Garage 119
Outbuildings o4

Lump Sum Additions

171 WyO4 '\".""J ‘UOPLIAIY ‘L0Z Xof ‘880 AvPLIY oY,
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MARKET DATA APPROACH , r1and

In arriving at my land value, I considered the following

Land Sales: ‘

Land 1 $150 per fr, ft, $1.50 per sq. ft.
Land 3 140 per fr. f't, 1.20 per sq. ft.
Land 24 160 per fr. ft, 2.46 per sq. ft. (65' depth)

Land 1 is an inside industrial lot on Rose Street about 200 feet
from Main Street. It sold at an especially high price because it
abutted Buyer's Main Street property and offered an outlet thru the
"hack door." Although industrially zoned it has business value because
of closeness to Main Street. Believe the indication should be
$100-§125 per front foot or $l-§l.25 per square foot,

Land 3 is an industrial lot, but because of its corner location
takes on special value to the public utility company for a relay
station, and I believe it is comparable value=-wise.

Land 2l is Business zoned but in a better location on Zlm
Street. For a hundred foot lot it would indicate $200 per front
foot, and for 150 ft. depth $246 per front foot. In my opinion this
is considerably better than subject property.

In my opinion considering business zoning subject land is worth
$100 per front foot by comparison.

B. Property

Please refer to Market Data book, "Stores and Apartments" sectlon,
In analyzing my transactions, I have graded each one "low" or "average",
I have added £$1.00 per sq., ft. to the three transactions where the bulld-
ing had no basement.

~ The average per sq., ft. flgure of 10 tramsactions in the low category
is $6.52 per sq. ft. The range in the "low" category is primarily with-
in the $4,.50 per sq. ft. to $7.50 per 8q. ft. bracket.

After careful study, my conclusion is that the stores and apartment
properties on Elm Strect on the sverage lie within the lower end of this
range, primarily from §4,50 to §5,50 per Bgq. ft.

The location of subject property is not as good as Elm Street, but
it is better than River Street. In my opinion by comparison with my "low"
stores and apartments, and my residentials, subject property is worth
84,50 to $5.00 per sq. ft. overall or from $11,763 to $13,070 from a
Market standpoint (This is #60,.62 Bose Street only).

RENTAL DATA GROSS MULTIPLIER i INDICATED VALUE

See Income Approach

Page 4



INCOME APPROACH

Hent Eoll per Owner

£

N

OQwners Storee!
2nd floor apa
1st floor- 62Bose Street
2nd floor- 62 Rose Stree

o

Total Rent Bell

Market Book indicates owners
»er year) unheated, I

e

t roll by £540;

A study of comparative store rentals (se
store 18 worth only $55 per month (or $6
would accept the other rents. Reduclng

Total Gross Income (897 per s

“Le
. room per year, U :
p I N 2 29K
store as 4 rooms), 2,395

Less: Allowance for vacancles an 3
Rent (10%) 240

Gross Effective Income 25155

Less expenses:
Taxes
Insurance
Fire $10,000 $64

‘ Liability
25/50/5 103

o

(o
o

Plate Glass 15 182
Water 3

8
Repairs 20
Management 85

t Income Attributable to Property 1,327

rv
W
w
L}
.

Income Attributable to Land
” ~ o 4
Ry TRV X &8 I

: Income Attributable to Improvements 791

-

Capitalized at 13% (84 interest plus

5% depreclation based cn 20 years

[

remaining economic 1life,) z , 084
Add Land 6,700

V12,7085

In Bound Figures ;12,800

COMMENTS

Interest rate used above 18 based on the following estimate:

6% nortgage rate on 507 = 3%
10 ulty rate on 50% = 5%
Le Ol DVe S

Interest rate=8%

()

2971l WdO4 'v.lun‘) “WOPLIOIY ‘LGZ X0 ‘SSAIT ARPLI AU,

ote: the 50% of value &% mortgage loan is the most likely in this area,
-~ 2 3 2 g ~ - 7 2 v -
auilty requirements of from 10-13%5 are annlicoble, iowever since 1 am
using straight line depre:lation, vacancy allowance, and realistlc
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COMMENTS

CORRELATION OF APPROACHES
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Ol Widod

Hear House on land covered by Tax Farcel 1, ./S Bells Lan

APPRAISAL REPORT

Owner Ceorge A, A*EW:“,, Jeeb A, Matthews and Chicory HMatthews

Owners’ Address 60 THose Street, Danbury, Co-neeticut
Property Appraised_pPart of [lad: v-lup‘wnt sarcel 1 Bloek 6, (Tax Parcel 1,

ticut

Recording Information_Vol, 173 Pe, 331 Estate of Frenk P, Bartley to George

=+ ~Tal & ~ } & & n - " . 4 ~ W + 4 In < /20 10 A
ie attnews, Jesp A, fatinews, and Lnicory Matt fx;_..;AJ_LLJ-A-‘_\)_o—?

Assessment: Land . . . et as aeitt S . | S TaxRate . . . 40
Building Improvements e o 28 Tl = s - i 0

Total Assessment . . . . . 3. 750

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

Land o e AR . e £2,1350

Land Improvements . . . . . 290 nah e € suiel gl

Building Improvements . . . . 5'710

Garage and Tool Shed 600
Total . . . . : . . . 9, QSQ
m

Certification: | certify that | inspected the property on__ J vy f 1 240  and that this appraisal
has been made in accordance with standards of ethics and prcchce of The erican Institute of Real Estate
Appraisers.

Date of Appraisal




NEIGHBORHOOD DESCRIPTION

Zoning , ;

Boundaries led chhorhand hmmdaries coil ncide with the Redevelonment are
which lles wegterly of ain Street,

Character and Trend Y 3 Ao Y n o

stores and tenements and & few dilacidated wellings, Hesldential
oCeouDENcyY non-whit e, Prend jis downward.

LAND DESCRTPTION

Size_410 w 14071329 % 7ed Frontage 132" Area 9,248 sqg, ft.
Descrip;ion Bell Lane ¥l 4 irly steenly from 1@ reet an a result,
this lot is high sbove th wor neishborhosd deseribed = 10Ve, In geners
the lot is fajirl: 1avr—v], front to reop risine to the puth with ﬂi]_s
Lene, PBells lene 18 a nrivate mutusl B O W, which 13 16! wide,

Utilities  “owey tE Biver Strest dater clestricity Bell's Lan is ‘T};}'rd
Land Improvements Shirubs and 1avm: driveta ay, ete, A surfaced

Highest and Best Use of Property A= sincle residence,

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

-

sed on snalysis of land sales as shown on nage 4L my egtimate

of welue 1s 2:¢ per sg, f£t.

Land Value . 75¢/8C. ft. 2,312

Land Improvements : 150
Total Land . 2,462
BUILDING DESCRIPTION AND COST APPROACH 2,500 In Round Figures
Occupancy Single Besidence Building Class__ D
Quality low to ave, Age over 50yvr€ondition_ Cood
Number of Rooms 7 Number of Baths 1 Number of Lay.
Number of Stories 2 Total Height  20' or less Average Story Height 10' or less
Single Floor Area_ 729 Total Area_ 1276
Shape: Approximate Square Rectangle or Slightly Irregular__ X Long Rectangle or Irregular
Very Irregular

Total Unit Cost Per Square Foot . . . . . (From Page 3) . 87.51
Correct for Size and Shape. . . . . . . 1.10

Heightsl it d SRt Uil s L .-

Dist. Multiplier . . W 1,28 1.41
Total Adjusted Cost Per Square Foot TN R R 10,59
Total Area 1236 X 10,59 Per Square Foot

Replacement Gostamte * -, W i, UM R 13,089
Less Depreciation . . . . . . . . . 6,545

Physical 35  Functional 10  Economic_05 i T e e ( 50")

Building Value By Cost Approach . . . . . . . . . 6,5

Value of other Building Improvements .poeches - - - - - 185

Garage 3468 £ Tool Shed (80 34

Add Land Value (include land improvements) : . s I T 2,500
TOTAL VALUE BY COST APPROACH . . . . g S P 9,777

In Round Figuresji 9,800

Items of functional depreciation includes room layout., lack of

clogat in 1 {
[~ ¥ -

Comments:

edrocomaltens of chysical depreciation inglude sageing
—— — —— ——1
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry . _C Woeod Blocking
Other
2. EXTERIOR WALL: Conc. Block Stone
Asbestos Siding Masonry & Steel Sash Stucco
Brick Common Masonry Veneer Tile, Clay o g
Brick Face Metal Clad Tilt-up Conc.
Conc. Metal Panel Wood
Other_ Plaster 2407
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing X
Other
(Divide Cost by Number of Stories) .72 /2 « 36
4. ROOF COVER:
Asbestos Shingle Galy. Iron ~__ Shakes
Built-up Composition Roll Tile
Composition Shingle A Slate Wood Shingle
Other
(Divide by Number of Stories) .-21/72 «10
5. FRAME: 2x €,16" o.c, Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood
Other
Decrease % for bearing wall. «19
6. FLOOR: Conc. on Ground Hardwood
Brick on Ground Reinf. Conc. Softwood
Other <63
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_Celotex Square on 1lst, «16

9. INTERIOR CONSTRUCTION:  Single Res._ Other

Min. Few Ave. Many 1, 30
10. HEATING and COOLING: Gravity Furnace . 3. Steam with Boiler
Forced Air Heaters Steam without
Furnace Floor or Wall Hot Water Radiators Boiler .
Gas Steam Radiators Radiant Floor _
Other , H.W, H/R Combined Heat & Air Conditioning e 26
11. ELECTRICAL: Min. Few Ave. X Many ey
12. PLUMBING: Min. Few Ave. Many - . 07
BASEMENT: Unit Cost 2 X Area_ 639 Divided by Totcl Area 1276 1.12
7.51
Total Unit Cost / Square Foot
Porches:~ Area L' = =0. I UX Unit Cost » 50 Value less 504% r. -.185
Garage 12, 5' x 23' S 288 sq. ft. x £3.25 = g less 50% depr. =v468
Outbuildings Tool shed (C, B, Plers-wallboard 12 yesars 14 1

pr., 060 - o0,

Lump Sum Additions
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MARKET DATA APPROACH
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