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APPRAISAL REPORT

Owner Winfield S, Holman
Owners’ Address 26 Hose Street, Danbury, Connecticut

Property Appraised_ Enown as #26 Rose Str 2
Redevelopment Parcel 1 Bloeck 5 (or Tax Pa rc~l,4 SE side of Rose
__gLnﬁetl_hazxﬁh‘r_wihh_ihegﬁmgll_1ndu5111glkpuiAging;LhJLanL?,ﬁﬁ
Recording Information L C S. P & S
to Winfield S, Holman, 9/30/1922 B, S. §7.00
Assessment: Land . . . S R $ 2,980 TaxRate | .- . . Lo
Building |mprovements L el 12,700 Taxes . . . .$627.20
Total Assessment . . . . . $15,680

Photographs and/or Sketch

SCALE - ;”: 100,
SKETCH

"'"“".»

Market Vealue (Appraisers Final Valuation)

Land g s T S D W 5:600 Loy 5
Land Improvements AR - w -

Building Improvements . . . . 35,400 %

T R - . $41,000 Y e B Rx

Certificalion: | certify that | inspected the property onfebruary 29, 1960 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 *'iakalQ_,_L%_Q_?, o
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NEIGHEORHOOD DESCRIPTION

Zoning industrial S I o -

Boundaries Neighborhood boundaries coincide with the Redevelopment area
which lies westerly of Main Street.

Character and Trend_¥elghborhood 1s & combinatlon of old factories, warehouses, ‘
stores, and tenements and & few dilapidated dwellings. Residentlal
occupancy 1s non-white, Trend is downward,

LAND DESCRIPTION 7,775 sq., ft. per map
Size. S50'£ X irregular Frontage. 56'4  Area 5779 (vx y czl.)
Description Land is level and at grede of adj8inl: St -

Utilities_ Sewer, water, gas, electricity, curbs, gutters a ks
Land Improvements Sm&ll driveway area is included in land value, |

Highest and Best Use of Property A8 small industrial or warehouse bisi_ilding,ag._
presently used, ‘

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

WW&%WWV&.
weedy's Passway provides access To rear, n my opinlon

£100 pner {r. ft. includes what ever small corner influence there
might be . 56 fr. ft. at 3100/fr., ©t. =

LandValue " e=iogf. o L £5,600
Land Improvements . . . . inecl.
Total Land . $5,600
BUILDING DESCRIPTION AND COST APPROACH ’
Occupancy small industrial Building Class c
Quality Low to Average Age 1858 Condition Good
Number of Rooms - Number of Baths - Number of Lay. 2(2f1x.)
Number of Stories 2 &nd 1 Total Height 273 Average Story Height 11,5
Single Floor Area 5100 Total Area 7857 sq. ft.
Shape: Approximate Square Rectangle or Slightly Irregular X Long Rectangle or Irregular_
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) . $7.22
Correct for Size and Shape. . . . . . . 1.01
Heght o L ol O - B 1,03
Dist. Multiplier . . EwEl o 1.28 1.33 ’
Total Adjusted Cost Per Square Faat | . e IR SRR T $9.60
Total Area 7 j X ‘w9. 60 Per Square Foot
Replacement Cost v .0 . o s & cla ok 875 Jﬂzz
Less Depreciation A . L L 37,713
Physical 40 Functional 10  Economic i s ] L . S (50%)
Building Value By Cost Approach . . . . . . . . . 37,714
Value of other Building Improvements . Gara-e .and Lunch Eoom 11333
1,240
Add Land Value (include land improvements) . . IRt 4 ] 5,600
TOTAL VALUE BY COST APPROACH . . . . . A &5;821

In Round Fipures ;b5 900

Comments:
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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_ 16"
Asbestos Siding Masonry & Steel Sash Stucco
Brick Common Masonry Yeneer Tile, Clay
Brick Face Metal Clad Tilt-up Conc.
Conc. Metal Panel Wood 2.48
Other__Actual cost $4,17 per sq t. (however any thing over
3. ROOF STRUCTURE: £2,.48 is vmctij*‘l lepreciation in my opinion,)
Conc. Conc. & Tile Wood Frame with Wood Sheathing_ X
Other
. (Divide Cost by Number of Stories) ,673/2 e 31
4. ROOF COVER:
Asbestos Shingle Galy. Iron Shakes N
1 Built-up Composition_ 19 Roll Tile
Composition Shingle Slate Wood Shingle
Other
(Divide by Number of Stories) 1 /3 .06
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns_ Steel Open Wood
Other
Decrease_ A4 % for bearing wall. 07
6. FLOOR: Conc. on Ground Hardwood .
Brick on Ground Reinf. Conc. Softwood_ ;33131
Other 00
7. FLOOR COVER: Linoleum Softwood on Conc.
‘ Asphalt Tile 10% ,21  Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile
Other « 02
8. CEILING:
On Wood Structure X On Steel or Conc. Structure
Other oy |
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min. Few Ave._ 3 Many L3
10. HEATING and COOLING: Grayity Furnace Steam with Boiler 1
Forced Air Heaters Steam without
Furnace Floor or Wall Hot Water Radiators_ Boiler
Gas Steam Radiators _ Radiant Floor Alr Conditioning 10% .15
A Other Combined Heat & Air Conditioning * .61
Z 11. ELECTRICAL: Min. Few Ave. Meny B
12. PLUMBING: Min. ~ Few__ Ave. X Many « 27
g BASEMENT: Unit Cost 2,00 X Area 2,52¢ |V|ded by To!'al Area 5900 73
g prinklered . 35
2'.‘ Total Unit Cost / Square Foot ‘1 de: o i
. 722
‘ Porches: Area X Unit Cost Value
» Garage_ 1931~ bricke 13.5 x 26,5 = 358 s ft G 17 s 25%depr,
> Outbuildings 4 ! =41343
poor cor e very 0ld4) frame 2 re, yalues $123
g ( VLt:w Sum A)ch:ho;s : i gl - # 2 RO
: $3.00/s6: £+
F N
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MARKET DATA APPROACH : 2 A 1 Y J
fl:“s; refer to Market Data Bock for ful

-L‘-l
the following transactions which I h=ave considered in msking
of value,

ie LAND

+ M - - ™ o~ - {

Land 1, at 5150 r front foot $1.5 r 8q, ft. (100" depth) 1s

- 5t R " w . )
on Bose S5treet close to in 1d reflects Main 5t. 1] 1Ce, Szale
1s believed to be at higher than market value g 1t ] 1 : rear
sdces - serta 5 £ 1 hi . ‘
;Cu S rchaser's J 1 ypert) 1lch fronts in St, 4t

. 4 — 3 -~ -
18 ad jacent to development aresa,

Lend 2 t $40 per fr., ft., 30¢ per sq., ft. 18 on a 100' x 173
1

lot in an 1} lustrial zone and used for factory perking. It is somee
what less centrally located than subject. area, &

/}

snd ~ IS £ r f
‘L_rd }33 at_ 52 per fr, .,‘15 oer 8q., ft. (300 foot average
lot pth-total area 3,00 acres) is in =& n*"ﬁr industrizal secti '
conslderably further from the center, but within the clty !1nits.
49 ver fr, ft. $.32 per sa..ft. reoresents price
an industrial lot of about 3/4 of an cre, (1l54% deep)
close to the center of Danburv and with some ‘11;
a ditch problem as the pictures show,
',.,'.1‘ 2 . % A pu " & £ . N
_ Z2end 1, at $07 per fr, ft, $.50 per sq. ft. 1s the indicsti
Dy the capltallzation of a lease rent of the worth of & factory parking
3 t in ¥ nouetrd y ST g 2 3 1 9 ™ ® ‘7 : q ’\V y -
lot in industrial zone, reasonably comparable in location., (133!
average depth), .
. FATRG
B. . ING

Please refer to "Small Industrial® comparables in the Addenda,

Comvare with #3 ($7.33). Thls he s a brick garage and showroon
more of a finlshed building, (Better)

e : 5 ith #6 ($£.63). This is = »od comparis but di . !
have ir conditioned office space ete, (uuleCu 'TO"'PC‘ better),

In my cpinion subjs= worth spproximately 6,0 er sq.ft.
3 3

by comparison. $6.00

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE
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INCOME APPROACH
PleaSe refer to Industrial Rentals, 10%Z of subject space is air
conditioned offlce space., On the average, i1f long term lease were
possible this space should bring 70¢ per sq. ft. unheated.

R

6900 sq. ft. x 73¢/8q. ft. $5,037
Garage 96
Lunch Room (actual) | R
‘.4:5. 93
Less: Allowance for Vacancies and Lost Rents (5%) 275
Gross Income $5,218
- Less: Expenses
Taxes $627
Insurance
' Fire ;215
Liab, 233 Lug
Water 56
Repalirs 350
Management &
Commissions 209 g i 1,690
Net Income Attributable to Property 3,528
Less Interest on Land §5,600 x 7% 392
. Net Income Attributable to Improvements 53,136
Capitalized at 10% (7% interest plus 3% depreciation based on
estimated 30-35 year remaining life.= 231,360
Add Land €. 600
Total by Income Approach
$36,960

h In Round Figures $37,000
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COMMENTS

Since this bullding 1s in very good condition, and very sound
construction basically with some modern office space in 1t, I belleve
the interest rate can be shaded, The type of property is more "mortgagable"
and the ris more favorable than the average industrial property in the
area,
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COMMENTS

CORRELATION OF APPROACHES

Value by Cost Approach 345,900
Value by Market Aporoach 41,400
Value by Income Approac 37,000

Subjeet property is of & type which would likely be bought by an
owner-user rather than an investor, I =2m inelined to favor the ‘
Market and Cost Approach, and my finsl estimate of value is 41,000,
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