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APPRAISAL REPORT

ichard H. Hoyt, Eleanor B, Hoyt, Lawrence W. Hoyt, Anne E, Hepner,
Owner Lawr -nce “. Hoyt, Jr.
Owners’ Address__c/o Lawrence W, Hoyt, Brookfield, Connecticut
Property Appraised_ Known as "Hoyt-fessinger® plant on the SE side of Hose St.
being Redevelcvoment Parcel 3 Block 4 (or Tax Parcels 1 and 2 SE side
of Rose sStreet) to&ether with 1) A eluster-of factory buildings dating
baek avout 70 years 2) A group of fairly modern storsge buildings 3) An

Récarding Informdtioh 01d frame house hecord1Mg_;nﬁQn;ghign;AYQIJ*Jla_Eg; 268
E%yﬁ lessinger Corp. to bighazd H. -
4/1/57. House Factor atora e
Assessn51ent: Land &5 =i ~32860 - 12 QBya 'ﬁ:x Rfte - o . 40 s
Building Improvements 2900 - '51 120 Toxes -.- . . ~;2?E+u0use
Total Assessment . . 5560 - 120,200 ;2808 Factory
& Storage
Photographs and/or Sketch -
/’/rr>
/-/ <~

Market Value (Appraisers Final Valuation)

Land St DR S SR L 3 46,700 b
Land Improvements . : inecl, i
Building Improvements xildg. /l. 58,600
Bldg. #2 44,000
Totd . . . . Bldg. #3. 700

Total 7150,000

Certification: | certify that | inspected the property on_February 22, 1360 and that this appraisal
has been made in accordance with standards of ethics and practice of The Amcrlcan Institute of Real Estate
Appraisers.

Date of Appraisal __March 23, 1960




NEIGHBORHOOD DESCRIPTION
Zoning 1ndustrial
Boundaries. Nelghborhood boundaries coincide wi th the t“'d&??ioom-’"t &
Which lies westerly of Main Stpeet .‘

..... reets
ﬁfSéS,

Character and Trend lia gnhonh 204 is & eoxb
stores, and tenements and & few dils 31 ate

e hite, Trend is dovmusrd,
LAND DESCRiPTION

Size 325 more or less x irregularfrontage 325! & Area 51470 sq., ft.
Description_ Lend 1s generally fairly level and at apvroximate grade of Rose St.,
and declines in grade toward the rear, but not steeply.

Utilities__Water, gas, electricity, curbs, gntters and sidewalks,

Land Improvements_Walks, drives, retaining walls and similar improvements are

included in land velue,

Highestond Best Use of Property Building !r'- is urwoocunled at oresent, but a2t least a
‘actor Bt 3

as storage warehouse, and ouil‘in" #3 as resgidence,

LAND VALUATION Please refer to Market Data - on page 4.
£l at 3150 pe t $ ] ce gubject
_ t 2 age tying into an
2d joining owner's M=in St, DPDDPPtY Based on a study of my land trans-
actions it 48 my oninion that the first 100" of denth of subject nroperty

15_morth_¢lfQﬂ_nen_sq,_ft,_ani_the;balance_of_hhe_nropert¥_2§i_per sq., ft.
32,500 sq, ft. @ £1.00 = $32 500 nlus 18 970 sqf_ftf_at_g§¢___*lgr?2§
Land Value . Total- - - 46, '7?8
Land Improvements . incl 2
Total Land . ]
BUILDING DESCRIPTION AN lqCOS uXﬁ’ kgdneg:ilgggg # .
Occupancy Factory Building Class 68% (D) 32% (C)
Quality Low Age50-70 yrs,Condition_ Failr to Very Foor
Number of Rooms = Number of BathsDressing Bm/Numberof Lav. 8 toilets,l urinal
Number of Stories 1~ tori&stal Height varies Average Story Height, 8 gvgral sinks,
Single Floor Area 26,000 Total Area L1 300
Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregular_____
Very Irregular__ A
Total Unit Cost Per Square Foot . . . . . (From Page 3) : 4,67
Correct for Size and Shape . e
HeightiiSEREy |\ s TR .« . ’
Dist. Multiplier . . L 1.28 1,28
Total Adjusted Cost Per Squore Foot s L L £5.98
Total Area _ 55,300 X _.5,98 Per Squure Foot
Replacement Cost . R A e £330,694
Less Depreciation . . . . . . . . . _ 264
Physical 63 Functional_15 Economic S R e e TN ¢ (80%)
Building Value By Cost Approach . . Build, #1 dno £
Value of other Building Improvements . .Build. #2 . . . L, 400
Build. #3 (see pg. 2a.) 700
Add Land Value (include land improvements) - : A0 1 AT Le s 200
TQRALIYALUELBY COSEAPPROACH ™ . " o, © . . L . .. . $157,939
In Round Figures ~158,000

Comments:
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BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete Conc. Post Masonry X Wood Blocking_
Other 2nd piers + 13
2. EXTERIOR WALL: Conc. Block Stone
Asbestos Siding___ Masonry & Steel Sash Stucco
Brick Common_2Z°  Masonry Veneer Tile, Clay
Brick Face Metal Clad Tilt-up Conc._
Conc. Metal Panel Wood 58,
Other 74 £ .72 1,46
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing X
Other_ixtra for Monitors +85
(Divide Cost by Number of Stories) 2 (aversge) .61/2 e 30
4. ROOF COVER:
Asbestos Shingle Galv. Iron Shakes
Built-up Composition Roll___X Tile
Composition Shingle_ X Slate Wood Shingle
Other_ part comnosition shingle
(Divide by Number of Stories) ell
5. FRAME: Conc.Reinf._  Steel Fireproofed
Cast Iron Columns Steel Open Wood__ 20
Other
Decrease 21 % for bearing wall. . <16
6. FLOOR: Conc.on Ground 4155 Hardwood
Brick on Ground Reinf. Conc. Softwood 553
Other__ .14 £ .55 .69
7. FLOOR COVER: Linoleum Softwood on Conc.
Asphalt Tile Marble Tenazzo
Cork Tile Rubber Tile Tile, Ceramic
Hardwood on Conc. Slate Vinyl Tile
Other nothing of importance -
8. CEILING:
On Wood Structure X On Steel or Conc. Structure
Other 18
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min._ Few X Ave. Many .07
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 3]
12. PLUMBING: Min.__ ¥ Few Ave. _ Many 2 Q4
BASEMENT: Unit Cost X Area Divided by Total Area included
ST 1 =Y Svata
Total Unit Cost / Square Foot 2)“1‘%“:;:;%;375;,31 :;g
Porches: Area X Unit Cost Value 24, 67

Garage
Outbuildings

Lump Sum Additions

Page 3




MARKET DATA APPROACH

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE

See Incom= Apvroach.



APPRAISAL REPORT

Owner
. Owners’ Address oee rage I,
Property Appraised

Recording Information

Assessment: Lend . . . . . . . . Tax Rate
Building Improvements e e Taxes
Total Assessment

Photographs and/or Sketch

Market Value (Appraisers Final Valuation)

Land 3
Land Improvements
Building Improvements

Total
Certification: | 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

Ol WdO4d ‘V.AUU.) ‘UOPHOIN ‘6T XOE ‘SSAIT ACPI OUTL,

Page 1 a




NEIGHBORHOOD DESCRIPTION

Zoning
Boundaries

See ragc 2,

Character and Trend ‘

LAND DESCRIiPTION
Size Frontage Area

Description

Utilities b ol
Land Improvements ik

Highest and Best Use of Property

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

Land Value
Land Improvements
Totallland . il S gl .
BUILDING DESCRIPTION AND COST APPROACH ~ Building #3 only. ‘
Occupancy ‘ingle Res, Building Class D
Quality Low Age 1858 Condition Poor
Number of Rooms Number of Baths___ 1 Number of Lav._ O
Number of Stories Total Height 20' or less Average Story Height 10' or less
Single Floor Area 724 Total Area_ 14732
Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregular
Very Irregular oee Comments Below,
Total Unit Cost Per Square Foot . . . . . (From Page 3)
Correct for Size and Shape .
Height . S~
Dist. Multiplier . . .
Total Adjusted Cost Per Square Foot B Ry i : .
Total Area X Per Square Foot

Replacement Cost
Less Depreciation
Physical Functional Economic
Building Value By Cost Approach . . : sk
Value of other Building Improvements 5u%1ding -#3 -only -
(as below)

w700

Add Land Value (include land improvements)
TOTAL VALUE BY COST APPROACH

Comments: Bullding #3 is worth $5700 by the Market Data Aporoach (see pg.4b.)
on 50' x 100" since the land 1s so valuable at this point of Rose Street
{=5,000 Tor a 50 x 1007) 1t 1s clear that the bullding has a residual
value of only 5700, It 1s only a matter of time before this bullding ‘
would have been removed to make way for parking or other higher use.

Page2 @




APPRAISAL REPORT

Owner

. Owners’ Address See Page 1,
Property Appraised :

Recording Information

Assessment: Land . . . . . . . . Tax Rate
Building Improvements TR Taxes
Total Assessment

Photographs and/or Sketch

Market Value (Appraisers Final Valuation)

Land :
Land Improvements
Building Improvements

Total
Certification: | 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 WHo4d 'v.uon'uowaw ‘16 XOSL ‘$591 AePLLL U,
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NEIGHBORHOOD DESCRIPTION

Zoning
Boundaries

See Page 2

Character and Trend ‘ .

LAND DESCRIPTION
Size Frontage Area

Description

Utilities
Land Improvements _ 4

Highest and Best Use of Property

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

Land Value
Land Improvements
Total Land .
BUILDING DESCRIPTION AND COST APPROACH Building #2 ‘
Occupancy house Building Class c
Quality Avergo:s Agel925 £ 195Qondition Felr to Good
Number of Rooms_= Number of Baths - Number of Lav.  none
Number of Stories . Total Height varies Average Story Height ave, 10!
Single Floor Area ©200 Total Area 10,563
Shape: Approximate Square Rectangle or Slightly Irregular Long Rectangle or Irregular_ A
Very Irregular
Total Unit Cost Per Square Foot . . . . . (From Page 3) : sl,11
Correct for Size and Shape .
Heights aaie S s e
Dist. Multiplier . . SRR i T 1.28 1,28
Total Adjusted Cost Per Square Foot R e e L e 25.26
Total Area _ 10,563 X 5.26 Per Square Foot
Replacement Cost . . . . . .o . 08 255,561
: Less Depreciation . . . . . . . . . 11,122
Physical 20/ Functional Economic SRR U0 0 L Y 4h, 439
Building Value By Cost Approach
Value of other Building Improvements :
Bldg. #2 44 400

Add Land Value (include land improvements)
TOTAL VALUE BY COST APPROACH

Comments:

Page 2 b.




-
.

Il WdO4 V‘ ‘UIPOIY ‘263 XOgI ‘S$01 ARPLI oYY,

BUILDING DESCRIPTION — Component Part Check List

1. FOUNDATION: Unit Cost
Concrete X Conc. Post  Masonry_X Wood Blocking
Other .28
2. EXTERIOR WALL: Conc. Block 575 Stone
Asbestos Siding Masonry & Steel Sash Stucco
Brick Common_“43%  Masonry Veneer Tile, Clay
Brick Face Metal Clad Tilt-up Conc.
Conc. Metal Panel Wood
Other .99 # .51 ' 1.80
3. ROOF STRUCTURE:
Conc. Conc. & Tile Wood Frame with Wood Sheathing_ X
Other
(Divide Cost by Number of Stories) 1.6 ave, 63/1.6 «39
4. ROOF COVER:
Asbestos Shingle i Galy. Iron Shakes
Built-up Composition X Roll Tile
Composition Shingle Slate Wood Shingle
Other_ Primarily Built up,
(Divide by Number of Stories) : «19
5. FRAME: Conc. Reinf. Steel Fireproofed
Cast Iron Columns Steel Open Wood___, 30
Other 1
Decrecse_85_% for bearing wall. " «05
6. FLOOR: Conc. on Ground 3-%‘9 Hardvood
Brick on Ground Reinf. Conc. 31% Softwood o 4/°
Other 160 # I & .31 mill .86
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  ©27 On Steel or Conc. Structurelw_
Other  «21 £ . <39
9. INTERIOR CONSTRUCTION:  Single Res. Other
Min. X Few Ave. Many <07
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 0
11. ELECTRICAL: Min. X Few Ave. Many .08
12. PLUMBING: Min. Few Ave. Many 0
BASEMENT: Unit Cost X Area Divided by Total Area o
Total Unit Cost / Square Foot H.11
Porches: Area X Unit Cost Value
Garage
Outbuildings

Lump Sum Additions

Page 3 b °




MARKET DATA APPROACH pilease refer to Market Data Book for full details

on the following transactions which I have consldered in making my Py
estimate of value,
it e)

Land 1, at $150 per front foot 41,50 per sq., ft. (100' depth) is
on Eose Street close to Mailn and reflects HMain St. influence, Sale
1s believed to be at higher than market value as 1t tied in as a rear
access to nurchaser's adjoining property which fronts on Main 5t. It
is adjacent to Redevelopment &rea,

Land 2, at $40 per fr. ft., 30¢ per sq. ft. is on 2 100' x 133!
lot 1a an industrial zone snd used for factory perking, It is some-
what less centrally located than subjeet area,

Lend 19, at §52 per fr, ft., 15¢ per sq. ft. (300 foot averaze '
lot depth-total area 3.06 acres) 1s in 2 newer industrizl section
conslderably further from the center, but within the clty limits.

L 2N

Laend 30, at $49 per fr, f£t. .32 per sq. ft. represents 2 price being
asked for am industrizl lot of about 3/4 of am acre, (154' deep) not
nearly as close to the center of Danbury and with some f1ll necessary,
and a ditch problem as the pictures show.

Land 31, at $67 per fr, ft. $.50 ver sq, ft. is the indication by
the capitallzation of a lease rent of the worth of & factory parking
lot in an industrial zone, ressonsbly comparable in locztion. (133°
average depth),

Land on Rose Street is worth §$100/fr, ft. to 100' de, by comparison
in the viecinity of subjesct proverty on Zose St, in my opinilon. Applying
the 4<3-2-1 rule, the first 100' is worth $1.00 per sq. ft., .he second
100' 75¢. (Note that the 75¢ also ties in with my Mz=in Street valuation ¥
being the 4th 100! of depth from Msin Street, .

RENTAL DATA GROSS MULTIPLIER INDICATED VALUE

See Income Approach,

Page4 b &




MARKET DATA APPROACH

ldg. #3 ZReferring %o 1.3 Faally Reeldence transactions, subjeot
" . @ vl +1 A . > . .
roparty on 50' x 100" eghould be worsh 24,00 r 8g. . Or 14832 sq.r't
i v ] £ - 3
< = o ¥ ? - 13 P FL‘.
18, to Small Isdustrisl etio f Barkat Ont ock),
<his sodern, unheated Drick and concrate blook waree

'8 apare with #1 (5,35
which is hested, Dut consists o 1

condition at purchuse A

c
ry 8¢, ft. (82811 Industrial)
rase bulldings which were in
32, @&n older bulliding but well
ructed with more -lumbling and lighting in 1%, 2nd #7 at £5.43/sq.ft.
8 heated (subjeet 1s not) 5y comparison, I setimate 1whj¢ct '
) b ‘ )« 0G pEr 8¢ 2,800 (inecluding land),

-~

8 Book),
iephant®, It coznares
) 41, In the

°
h 3 & 8 &
nuly, S8y are

-
J

"
Gi
-

wt w 1 { ub in tap ¢} 4 A B -:5!_’:1:,\
- - ,
: ‘X‘,l'): "1',4‘5 Y b - ;,1“35.
*1dg. #3 by Market Data Apvroach 52700
3ldg. 72 by ¥arket Da2ta Ap-rosoh 52,500
14E > @ g le o ¢ - ~ . 2
idg. #1 by HMarket Data roach 59,125
etal V=lue by Harket D=ta Aporoach 147, 525
In Gound Flgures 187,500 .
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Ee; Bldg. #l. Ihe lain Factory is the type of property that woul
sold on a bargain basis, not rented, although portions of it might

INCOME APPROACH

o 2

rented., An income approach is too theoretical to attempt es far as

this bullding 1s concerned in my opinion. I made an approach on both

& Cost and lMarket basis.

Re: Blig. #3014 house approached on market comparison basis. (Rents forflo).

a
3
~

th

¢ Bldg. #2. <The.unhesated storage and warehouse building group is
@ only group which is amenable to treatment under the Income Approach.
assuming 38,900 (20%) of the land velue with this group of building’
we proceed as follows'
10563 sq. ft. at est., rental value of A0Z/sq. ft. 6,338
Less: Allowance for vacanc & Lost HKent (5%) 317
Gros: Gffective Income 46,021
Est. Assessment Land $3,216
Bldes, 22,420
Total $25,636
Less Expenses:
Taxes 21,025
Insurance 225
Water iy
Bepalrs 250
¥ onsgement 240 1,740
Net Incom: tributable to Proverty sl,281
Less: Interest on Land §$8,900 x 7% 623
¥30,558
LaﬁitaliaFd at 9.5% (74 Interest plus 2, 5% depre ciutlon baged on
stimated 40 year remaining life) = 38,519
Add Land 8,900

T
-

(Total Value Bldg. #2 plus 20% of Land Value .
H7,519

COMMENTS

In this mse because of the moderm type of buildings snd good location,

believe the interest rate can be shaded to 7%.

Page 5




COMMENTS

Value of Bldg. #2 (Bu only) by Cost Approach
by #Market Arproach

by Income Approach

1lding

consideration o
for bullding

f

In my opinlon based on a
value of 44,000 is reasonable

+
L
e
;F &

only.

CORRELATION OF APPROACHES

Total Value » st Approach
fotal Value by rarket Data Approach

In my opinion, considering
is a Fair

both approaches, a.v
Market Value as follows:

Land 46,700
Bldg. #1 58,600
Bldg, #2 44,000
Bldg. #3 700

Total +150,000

Page 6

he three ap

value of

Lb, 400
13, )00 ‘l’
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158,000
147,600

150,000




PHOTOGRAPHS

Building Number 1, Street View

Ay
fiiil

i

-

Building #1, Showing South

Westerly Buildings.




Building #1 Showing Southeasterly Buildings,

Building #1 Showing Hear of Northerly Bujildings,




Building #2, View fron Street

Building #2, Showing Southerly Side. v




Building #3.
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