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APPRAISAL REPORT

Owner 8X Zangan
Owners’ Address_ ¢ /o Funt
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Property Appraised 4t roar of Jow iy Fur Co.,, Tweedyls ey —— g lsabury
Connecticut bein edevelopment, Parccl 7 Block U (or ta: '.'»9,“»4*1 2A
, of Tweedy's I ..Ss:\:&‘y} together with the vacant fectory building
thereon.
Recording Information_ Vol , 20L P, L9 urtoe illiam '« 1X Zangcen
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Assessment: Land . . . e L L 1.2460 ToaxRate - . . . Lo
Building Improvements S s o b 28 120 Taxes . . . #3172 29
Total Assessment . . . . . 29. 380
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Market Value (Appraisers Final Valuation) SHhe A A
Land oy g R R e 8,200 b
Land Improvements v Rk
Building Improvements . . . . 31,800
Totall .  FVEEERERRS v 40,000
Certification: | certify that | inspected the property on o lhyminps 2 1 94 and that this appraisal

has been made in accordance with standards of ethics and practice of The Amerlcan Institute of Real Estate
Appraisers.
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NE!GHBORHOOD DESCR’PTION

Zoning -,-ji 1S
Boundaries Mle !l chhorhood bounda r'ies coinecide with t he Redevelorment srea which

-

lies westerly of Main Stree ‘
Character end Trend ie{ chhor d 18 a8 comhinatic ' 014 factories, warahsugas

a1

A €2 Ay R e P =

. ornood 18 Ll 2 T I old 5 X uses,
atores, snd tenements and a few dilapideied dwellines 2egidentisnl
occurancy i3 noneyhite, 'rend is downuwerd,

LAND DESCRIPTION

Size_Tppecualar per Sketch Frontage_ 321 4 o A"*“#Q—,'-:’ S g £ &

Description Land is Tairlv level, and =%t = ate ade _of ecdylyg

"8SSWSYe lt extends back to till Hiver,

Utilities \'a ter, gas and icity.. Nearest gsewer majin is Biver rget, .

Land Improvements 01“‘11.‘;;T wall at r‘;f'!‘l .__\Lﬁ_i_nﬁ__u ed niaLﬁp alh(*r

Highest and Best Use of Property Euilding is basienlly sound and could be broucht :

O8CK 1NT0 18CctOory use,

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

there are approximately 00 sq. ft, in the first 100! of deptih,
iv:;_ Tweedy s Passway 19.—m_ 8, ft. in the sezcond 100' of derib and
the '?inl' nce-or 5,735 gq, ft, 1 he third 1001, sosed oa omr 1ol
nalysls | eostimate Lend Jalue gss follewst LOOO sf % S647-2 2000
1 9C00 af = A8 S/ ), o
ELe A S | A JUR] Sk (= ) ],:O
L2988 o = S/
a5 z 21 J7 Wi o L.’),./ﬁ.!.
Land Value 1pn Round Figures 8,200
Land Improvements . . . . §i 0
oy o ]
Total Land .8 200
BUILDING DESCRIPTION AND COST APPROACH ¢ ‘
Occupancy_ Vacant f'actory, BuildingCloss__ 88,64 (¢) 11,54 (D)
Quality Lo Agegrnrox Condition__p~n
Number of Rooms - Number of Baths, J X Se Number of Layv.

Number of Stories_ 1 2 2 Total Height Average Story Helght 10! avenasa
Single Floor Area_ 10,1, 3% Total Area_ 1 2n). & Lol
Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregulur TR

Very lrregular

Total Unit Cost Per Square Foot . . . . . (From Page 3) A 5. 53
Correct for Size and Shape. . . . . . . 97 il
Heightiogh Maet_ i .. S LSRR - .
Dist. Muitiplier . . SRR, 1.28 1.2k
Total Adjusted Cost Per Square Foot T e RS N /R b & 86
Total Area LU0OLS X _$6 of Per Square Foot .
Replacement GoSERIN Tl L R _$123.789
Less Depreciation . . . . . . . . . '7:»’»1,/‘ \ 52
Physical 40 Functional 10 Economic__ { on 1
Building Value By Cost Approach .‘1 A B é 2
Value of other Building Improvements mtaT
Add Land Value (include land improvements) ; - o e 1 200

TOTAL VALUE BY COST APPROACH . . . . . y i I bl 5227 s

In Round Figures 115,300
Comments: o
There 1s specisl electrical service in rear buildis
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost

Concrete Conc. Post Masonry__ .. Wood Blocking

Other 218
2. EXTERIOR WALL: Conc. Block__/; Stone

Asbestos Siding Masonry & Steel Sash ~ Stucco

Brick Common_ 2/} , -”fZMasonry Veneer Tile, Clay

Brick Face Metal Clad Tilt-up Conc.

Conc. Metal Panel Wood_11 .

Other ,1.90 £ .06 £ .12 2.08
3. ROOF STRUCTURE:

Conc. Conc. & Tile Wood Frame with Wood Sheathing_ :

Other

(Divide Cost by Number of Stories) .':31/2 lave.) add for moni tor roof 33

4. ROOF COVER: 25¢

Asbestos Shingle Galy. Iron Shakes
Built-up Composition Roll Tile
Composition Shingle Slate Wood Shingle
Other
(Divide by Number of Stories) , 09/2 (ave,) 03
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood 471
Other
Decrease_ 7} % for bearing wall. 24
6. FLOOR: Conc.on Ground 53U,  Hardwood
Brick on Ground Reinf. Conc. Softwood 112"
Other ,2°5 2142 mill 67
7. FLOOR COVER: Linoleum Softwood on Conc.
Asphalt Tile Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile
Othera sheet file in office incl. above under 6, -
8. CEILING:
On Wood Structure A On Steel or Conc. Structure
Other . 1 .3
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min___ o Few Ave. Many D7
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 61
11. ELECTRICAL: Min. Few Ave. Many s 3L
12. PLUMBING: Min. Few . Ave. Many <06
BASEMENT: Unit Cost X Area Divided by Total Area 0
Total Unit Cost / Square Foot l ton Freight Elevator .39
Sprinkler System o34
Porches: Area X Unit Cost Value
Garage «53
Outbuildings

Lump Sum Additions

Page 3
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cated then subject ‘area.

per saq.rit, average lot
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the city limits,

the worth of
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fweedy *‘as

on a consideration of the above sales,

property, 1ln my opinion by comparison
iudustriul

purposes for lOO' depthe.
his works out to 5

is worth 450 per fro:
Hroken down °~cording

per s8qe. f te for first lbO

“egtb from 100' to 200', 2;% for the ue;tw from 200' to
3C0' and lji for the depth from 300!

Algso I consildered Land 30 at

3/4 of an acre, (154 ft. deep

Qanbury end with some fill necessary,

RENTAL DATA

514'9 per front ft. §5c32 Der 8de. ft.
which represents a price being asked for an industrisl 10t of sbout

§ not nearly as close to the center of
and a diteh nroblem as the pic-
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INDICATED VALUE



MARKET DATA APPROACH

De BUILSIHG

As previously stated the Faciory 3szles in the large older
categories are generally gulite low on & per 8sq., ft, basia, ¥my
of the cnes which were given up and sold were more or less in the
"white elephsnt" class and in the recent past there were many of
them on the Markets Subject property ia pretty typlecel, Itums
surehssed in 1954 for 45,000 acecording to Hevenue Stamps (could not
be cenfirmed with owner) cnd hes since depreciated physicelly es 1t
has not been oceupled recently, +L5,000 is spproximetely +¥2 50 per
8Qe L te .

Compare with Pactory 1 at #3.25 (40,000 sqe. ft. srick)., #3 at
“lelil (33,000 sqe fte Brick/ #4 st "2.64 (18,000 sq, ft.) frame
Factery /10 (25,000 aq, ft, freme), <he pattern of lower costs for
larger sreas emerges., Although subject property is in very poor
physieal condition (much worse then im 1954), 1t is 887 brick comstruetion
md 1s in the lower range of area comparatively, I bellieve thst the
v& 50 pes 0qe fte now represents s past figure and that the property
is wgrgh v C0 to 4325 per sq. t. by comparison or from .36,090 to
40,5004 |
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INCOME APPROACH

The property apvears to be pretty much unrentable under
present circumstances, Since purchase the tkird floor of the
two three-story bulldings (3,500 sq. ft.) had been rented for

1200 per year or 34¢ per sq, ft. Likewise, the second floor
had b=en rented on the same basis for the same area, If
Ledevelopment were ncot pending, and a long term lease could
be arranged, 1t 1s within reason to estimate that the 18,000
sq. ft. could be rented at 35¢ per sq. ft. overall.

/]

'st. Rental Value 18,000 sg. ft. ¢ 35¢ = $6,300

lesse: Allowence for vacancies and
lost rents (5%) - 315

Gross HLffective Income 5,985
Less; LXpensss
Taxes #1175
insurance 350
Yater 50
Repairs 600
Mlenagenent and
Commission 239 2412
Income Attributable to Property :3: 571
Less: Intcrest on Land
8200 x &% 656
Ircome Attributable to Improvemants 2,91¢
Cepitalized at 13.67% (8% interest plus 5,6%
straight 11 deprecliaticr besed cn estim-
ated 10 year rem&ining economic life) w21,434
Add Lend £,200
~ R
7,635
In Round Figures ;30,000
MMENTS . .
COMMENTS  1nterest rate used above 1s based on the following
estimate:
6 mortge&ge rate on 504 « 3%
10% ‘equity rate on 507% -5k
50, 5
Interest rate S
Note: The 507 of value 6% mortgage laaa is the most likely in
this area, Eculty recuirements of from 10-13% are applicable.
However, since I am using stralght line depreciation, vacancy
allowance, and reallstic economic ‘1fe I will use 1073, Beiiro 5




COMMENTS

CORRELATION OF APPROACHES

y B i “~ + " I YaTa
Value by Cost Approach w45,300
Value by Herket Approach 36,090 to 240,60(
Valu.e by Income Approsach ~ 30,000

very difficult to measure Dby
investment property.

stamps are correct the property wes purchascd

1f dsed

Jgeb

the

for

one up 19%

45,000 in 195k, Eyen though replacement cost new has

8ince the the physiczl depreciation which has taken plsace due to
the fact thot the bullding is unoccunied =#nd open t» the elements
is great, more than offsetting any increase in replacement cost.

I estimete that property is worth between £36,000 =2.d 540,000

and considering all elements, my finzl estimate is (40,000




View from Front to Rear -on North Side. .
Page Te
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