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        MARSHFIELD, MA  02050 

ROBERT P. WOOD & CO., INC. 
Real Estate Appraisers 

 
769 Plain Street  #O  Tel.     781-834-4464 
Marshfield, MA  02050 www.rpwood.com FAX     781-834-3733 
 
 
 
 
December 9, 2016 
 
 
Terrance J. Sullivan 
City of Fall River 
1 Government Center 
Fall River, MA 02722 
 
 
RE:   Jefferson Street Ext. (Boyd Center), Fall River, MA  
 
 
Dear Mr. Sullivan: 
 
As per your request, I have conducted the required investigation, gathered the necessary data, and 
made certain analyses that have enabled me to form an opinion of the “as is” market value of the 
Fee Simple interest in the above captioned property, a 3.37 acre parcel of land that is improved 
with a 7,840 square foot single story building that, up until 2010, was utilized as a Child Care 
and Development Center but is now vacant and used for storage.   
 
Based on an inspection of the property, the information provided, and the investigation and 
analysis undertaken, it is my opinion that its “as is” Fee Simple market value, as of December 5, 
2016, and subject to the certification and limiting conditions herein, is... 
 

$ 400,000 

The Appraisal Report that follows describes the property and its surrounding area, discusses 
market information and how it relates to the subject, and describes the approaches to value used 
and the reasoning leading to the conclusions set forth. Should you have any questions, please call. 
 

Sincerely,      

            
Charles M. Barbaresi                          Robert P. Wood   
Certified General R.E. Appraiser     Certified General R.E. Appraiser 
MA License # 212                                                                MA License # 874 
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EXECUTIVE SUMMARY 

 
LOCATION    Jefferson Street Extension, Fall River, 

Bristol County, Massachusetts 
 
OWNER OF RECORD  Center for Child Care Development  
 
TITLE REFERENCE Bristol County Registry of Deeds 
 Book 3677, Pages 92-95  
     
PREPARED FOR   Terrance J. Sullivan 
     City of Fall River 
     1 Government Center 
     Fall River, MA 02722 
 
PROPERTY RIGHTS 
APPRAISED    Fee Simple 
 
 
DATE OF APPRAISAL  December 5, 2016 
 
DATE OF REPORT   December 9, 2016 
 
 
ZONING    Industrial 
 
FLOOD ZONE    Flood Zone X  
 
 
ASSESSMENT DATA   Total Assessment: $ 650,900 
     Total Tax Liability:        NA - Charitable Org. 
     2014 Tax Rate:  $ 30.64/$1,000 (Comm.) 
        $ 14/$1,000 (Res.) 
 
SITE DATA The subject site is comprised of a 3.37 acre parcel of 

land that is mostly level, irregular in shape, and has 
approximately 127.51 feet of frontage on Jefferson 
Street.  It also has a significant amount of frontage on 
South Watuppa Pond, while Sucker Brook traverses 
through the middle of the site.  According to FEMA 
Flood Zone Maps, the property appears to be in a Flood 
Zone X, an area of minimal flood hazard.  The site has 
its own private well and septic system and it is 
assumed that the septic system adheres to all 
applicable state and local requirements.   

 
IMPROVEMENT DATA The site is improved with a 7,840 square foot single 

story concrete block and wood frame building that, up 
until 2010, was utilized as a Child Care and 
Development Center, but is now vacant and mainly used 
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for storage.  The building appears to be in fair to average 
condition, having been built in 1965 as a function hall, 
and now requires some exterior repairs (roof leaks and 
rotting fascia boards), while the interior appears to be in 
better condition but , wherein, there are noticeable areas 
of water damage.  Of note is that since the building has 
been used for mainly storage for the past four years, the 
exterior grounds have been left untouched and are fully 
overgrown.  The building encompasses just over 5% of 
the site area and likely represents and underutilization of 
the site.  There is also a double billboard on site  

 
HIGHEST AND BEST USE Possible Day Care, educational or religious use, 

Function Hall, Fraternal Organization, Office and/or 
Light Industrial.  

 
 
 
VALUE INDICATIONS  
 

 
 

TECHNIQUE As Is 

Cost Approach  NA 

Income Approach $ 375,000 

Income Approach $ 415,000 

Sales Comparison Approach $ 400,000 

Final Opinion of Value  $ 400,000 

 

REPORTING OPTION 

This Appraisal Report is intended to comply with the reporting requirements set forth under 

Standard Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an 

Appraisal Report.  As such, it presents appropriate discussions of the data, reasoning, and 

analysis that were used in the appraisal process to develop the appraiser's opinion of value.  

Supporting documentation concerning the data, reasoning, and analyses is retained in the 

appraisal file.  The depth of the discussion contained in this report is specific to the needs of the 

client and for the intended use stated herein.  The appraiser is not responsible for unauthorized 

use of this report. 
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CERTIFICATION 

 
The undersigned appraiser(s) hereby certifies and agrees that, except as otherwise noted in this 
appraisal report: 
 
1) The Appraiser has no present or contemplated future interest in the property appraised.  

The compensation is not contingent upon the reporting of a predetermined value or 
direction in value that favors the cause of the client, the amount of value estimate, the 
attainment of a stipulated result, or the occurrence of a subsequent event. 

 
2) This appraisal assignment was not based on a requested minimum valuation, a specific 

valuation, or the approval of a loan. 
 

   3) To the best of the Appraiser’s knowledge and belief, all statements and information in 
this report are true and correct, and the Appraiser has not knowingly withheld any 
significant information.  The reported analyses, opinions and conclusions are limited only 
by the reported assumptions and limiting conditions, and are the Appraiser’s personal, 
unbiased professional analyses, opinions and conclusions. 

 
4) The Appraiser has no personal interest in or bias with respect to the subject matter of the 

appraisal report or the participants to the sale.  The “Estimate of Market Value” in the 
appraisal report is not based in whole or in part upon the race, color or national origin of 
the prospective owners or occupants of the property appraised, or upon the race, color or 
national origin of the properties in the vicinity of the property appraised. 

 
5) All conclusions and opinions concerning the real estate that are set forth in the appraisal 

report were prepared by the Appraiser whose signature appears on the appraisal report, 
unless indicated as “Review Appraiser”.  No change of any item in the appraisal report 
shall be made by anyone other than the Appraiser, and the Appraiser shall have no 
responsibility for any such unauthorized change. 

 
6) The analyses, opinions and conclusions were developed and this report was prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice (USPAP) 
adopted by the Appraisal Standards Board of the Appraisal foundation. 

 
7) In accordance with the Competency Provision of the Uniform Standards of Professional 

Appraisal Practice, the undersigned certifies that he has both knowledge and experience 
to complete the assignment competently. 

 
8) I certify that I am appropriately licensed to appraise the subject property in the state in 

which it is located. 
 
9) I certify that the photos seen in this report have not been re-touched or enhanced in any 

way. 
 
10) Charles M. Barbaresi has personally inspected the subject property. 
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11) It is my opinion that the subject property being appraised has an “As Is” Fee Simple 

market value of $400,000 as of December 5, 2016. 
 
12) No one provided significant real property appraisal or appraisal consulting assistance to 

the person(s) signing this certification.   
 
13)   I certify that at the time of the bid request, the client was made aware of the fact that I 

performed an appraisal on this property back in August 2014.    
 
14) The American with Disabilities Act (ADA) became effective in January 2002.  The 

appraisers are not qualified to make a specific compliance survey and analysis of the 
property to determine whether or not it is in conformity with the various detailed 
requirements of the ADA.  If, upon completion of such a survey, the property is deemed 
not in compliance with one or more requirements of the Act, this could have a negative 
impact on value.  Since there is no direct evidence relating to this issue, the appraisers did 
not consider possible non-compliance with the ADA in estimating the value of the 
property.    

 
 
 
 
 
 Respectfully submitted, 

                              
 Charles M. Barbaresi                      Robert P. Wood  
 Cert. Gen. R.E. Appraiser    Cert. Gen. R.E. Appraiser  
   MA License # 212     MA License # 874 
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CONTINGENT & LIMITING CONDITIONS 

 
 
The certification of the appraiser appearing in the appraisal report is subject to the following 
conditions and to such other specific and limiting conditions as are set forth by him therein. 
 
1.  No responsibility is assumed for the legal description for matters including legal or title 
 considerations.  Title to the property is assumed to be good and marketable unless 
 otherwise stated. 
 
2.  The property is appraised free and clear of any or all liens or encumbrances unless 
 otherwise stated. 
 
3.  Responsible ownership and competent property management are assumed. 
 
4.  It is assumed that there is full compliance with all applicable federal state and local 

environmental regulation and laws unless noncompliance is stated, defined and 
considered in the appraisal report. 

 
5.  It is assumed that all applicable zoning and use regulations and restriction have been 
 complied with, unless a nonconformity has been stated, defined and considered in the 
 appraisal report. 
 
6.  It is assumed that all required licenses, certification of occupancy, consents, or other 
 legislative or administrative authority from any local, state or federal government or 
 private entity or organization have been or can be obtained or renewed for any use on 
 which the value estimate contained in this report is based. 
 
7.  It is assumed that the utilization of the land and improvements is within the boundaries or 

property lines of the property described and that there is no encroachment or trespass 
unless noted in the report. 

 
8.          Any sketch in the report may show approximate dimensions and is intended only to 

provide additional perspective in the property.  The appraiser has made no survey of the 
property. 

 
9.  The appraiser herein by reason of this appraisal is not required to give further 
 consultation, testimony, or be in attendance in court with reference to the property in 
 question unless arrangements have been previously made. 
 
10.  Any distribution of the valuation in the report between land and improvements applies 

only under the existing program of utilization.  The separate valuations for land and 
buildings must not be used in conjunction with any other appraisal and are invalid if so 
used. 

 
11.  The appraiser assumes that there are no hidden or unapparent conditions of the property, 
 subsoil or structures, which would render it more or less valuable.  The appraiser assumes 
 no responsibility for such conditions, or for engineering that may be required to discover 
 them. 
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12. Information, estimates and opinions furnished to the appraiser, and contained in the 

report, were obtained from sources considered reliable and believed to be true and 
correct.  However, no warranty is given for their accuracy. 

 
13. Disclosure of the contents of the appraisal report is governed by the Bylaws and 
 Regulations of the professional appraisal organizations with which the appraiser is 
 affiliated. 
 
14.  Possession of this report, or a copy thereof, does not carry with it the right of publication.  
 It may not be used for any purpose by any person other than the party to whom it is 
 addressed without the written consent of the appraiser, and in any event only with proper 
 written qualification and only in its entirety. 
 
15. Neither all nor any part of the contents of this report (especially any conclusions as to 

value, the identity of the appraiser, of the firm with which the appraiser is affiliated) shall 
be disseminated to the public through advertising, public relations, news, sales, or other 
media without the prior written consent and approval of the appraiser. 

 
16.  On all appraisals that are subject to satisfactory completion, repairs or alterations, the 

appraisal report and value conclusion are contingent upon completion of the 
improvements in a workmanlike manner. 

 
17. The value estimated is based on the assumption that the property is not negatively 

affected by the existence of hazardous substances or detrimental environmental 
conditions unless otherwise stated in this report.  The appraiser is not an expert in the 
identification of hazardous substances or detrimental environmental conditions. The 
appraiser's routine inspection of and inquiries about the subject property did not develop 
any information that indicated any apparent significant hazardous substances or 
detrimental environmental conditions, which would affect the property negatively unless 
otherwise stated in this report.  It is possible that test and inspections made by a qualified 
hazardous substance and environmental expert would reveal the existence of hazardous 
substance or detrimental environmental conditions on or around the property that would 
negatively affect its value. 

 
 
 
 Respectfully submitted, 

                                
 Charles M. Barbaresi                      Robert P. Wood  
 Cert. Gen. R.E. Appraiser    Cert. Gen. R.E. Appraiser  
   MA License # 212     MA License # 874 
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DEFINITION OF MARKET VALUE 

 
The term "Market Value" is defined as . . . 
 
 ". . . the most probable price which a property should bring in a competitive and open 
 market under all conditions requisite to a fair sale, the buyer and the seller each acting 
 prudently and knowledgeably, and assuming the price is not effected by undue stimulus.  
 Implicit in this definition is the consummation of a sale as of a specified date and the 
 passing of title from seller to buyer under conditions whereby .... 
 
 1.  The buyer and seller are typically motivated; 
 
 2.  Both parties are well informed or well advised, and acting in what they consider  
  their best interest; 
 
 3.  A reasonable time is allowed for exposure in the open market; 
 

4.  Payment is made in terms of cash in United States dollars, or in terms of financial 
arrangements comparable thereto; and  

 
5.  The price represents the normal consideration for the property sold, unaffected by 

special or creative financing or sales concessions granted by anyone associated 
with the sale."1 

 
 
 

DEFINITION OF FEE SIMPLE 

 
 The term "Fee Simple" is defined as . . . 
 
 ". . . absolute ownership unencumbered by any other interest or estate; subject only to the                                  
 limitations of eminent domain, escheat, police power, and/or taxation."2 
 
 
The subject is presently vacant and used for storage by the owner and, thus, with no lease(s) in 
place, a fee simple interest is being valued.  

 

                                                      
1 OCC Rule 12 CFR 34.42 (f)  
2 American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, 1st 
Edition  (Chicago:  AIREA, 1984.) (p.123) 
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PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to offer an opinion of the “as is” Market Value of the Fee Simple 
interest in the subject property located on Jefferson Street Extension, Fall River, MA 

APPRAISAL DATE 

The effective date of this appraisal is December 5, 2016 (the valuation noted herein is based on 
the inspection, data, analysis and conclusions on that date). 

INTENDED USE OF REPORT 

This appraisal is intended to assist the client, Terrance Sullivan, acting on behalf of the City of 
Fall River, in a possible purchasing decision 
  

INTENDED USER OF REPORT 

This appraisal is intended to be used by Terrance Sullivan, acting on behalf of the City of Fall 
River.  

SCOPE OF ASSIGNMENT 

After considering the nature of this appraisal assignment, our scope of investigation included the 
following: 
 
 Examination of municipal records, including assessed values and annual tax liabilities, 

property boundaries, wetland and flood plains, accessibility to utilities and zoning 
regulations.  

 
 Contacted the site representative to inspect the property and discuss all pertinent data 

concerning the existing and proposed improvements.  
 
 Reviewed the subject’s legal description, a copy of which may be found within this report. 
 
 Investigated neighborhood development trends and other relevant factors. 
 
 Gathered market data on comparable sales and rental properties in the subject’s market area. 
 
 In determining the value of the subject property, the Sales Comparison and Income 

Approaches were considered the most relevant methodologies and each is outlined in the 
ensuing text.  
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EXPOSURE TIME 

Exposure time is defined as: “The estimated length of time the property interest being appraised 

would have been offered on the market prior to the hypothetical consummation of a sale at the 

market value on the effective date of the appraisal; a retrospective estimate based on an analysis 

of past events assuming a competitive and open market.”3 

 

Exposure time varies with the type of real estate and value range.  A reasonable exposure period 

is a function of time, price and use.  Furthermore, exposure time can be dependent upon the 

action of the seller, plus market forces.  The availability of capital, degree of exposure and the 

number of competitive offerings are other factors that influence exposure time.  Given the 

characteristics of the subject, market conditions, and demand, the appraiser believes that a six to 

twelve month exposure time frame is adequate. 

 

MARKETING TIME 

Reasonable marketing time is the time period it would take to sell the property allowing adequate 

exposure, assuming that a satisfactory advertising and marketing program is implemented, and  

no extreme changes occur in the local or national economy.  Although the marketing period is a 

variable, it is estimated that the subject could be sold within six to twelve months, and no reasons 

are evident to assume a lengthy sales period. 

                                                      
3 Uniform Standards of Professional Appraisal Practice (USPAP), 1993 edition, published by 
   the Appraisal Standards of the Appraisal Foundation, page 63. 
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COMPETENCY PROVISION 

The appraisers are professionally competent to perform this appraisal assignment by virtue of 

previous experience with similar assignments and appropriate research and education regarding 

the specific property type being appraised.  The professional qualifications of the appraisers are 

included in this report's addendum for specific reference.   

LICENSE PROVISION 

The appraisers are licensed to appraise real estate in Massachusetts and have complied with all 

continuing education requirements. 

 

 
Real Estate Appraiser’s License 
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EXTRAORDINARY ASSUMPTIONS AND LIMITING CONDITIONS 

The valuation analyses and conclusions contained herein are premised on the following special 
assumptions and limiting conditions.  Should any of the statements below be found to be 
inaccurate, then the value conclusion may require adjustment. 

 It is assumed that the subject site is free of any environmental contamination.  An 
environmental site assessment was not made available to the appraiser and no warranties 
are made regarding the site’s environmental status. 

 The American with Disabilities Act (ADA) became effective in January 2002.  The 
appraisers are not qualified to make a specific compliance survey and analysis of the 
property to determine whether or not it is in conformity with the various detailed 
requirements of the ADA.  If, upon completion of such a survey, the property is deemed 
non compliant with one or more requirements of the Act, it could have a negative impact 
on value.  Since there is no direct evidence relating to this issue, the appraisers did not 
consider possible non-compliance with the ADA in estimating the value of the property.    

 It is assumed that all information provided by the buyer, seller, owner and/or any 
representatives regarding the subject property is accurate.  If there are any material 
discrepancies, then the value estimate noted herein may require adjustment.  

 The Appraiser’s inspection of the subject property is done only as part of the appraisal 
assignment’s scope of work, which is one of the recognized and required steps in the 
appraisal process, as required by the lender/client. The Appraiser is NOT a qualified 
property inspector and makes no representation or warranty about the current or future 
condition, quality or adequacy of the structural and/or mechanical components of the 
subject property. The borrower(s)/owner(s) should not rely upon any representation or 
description contained in the appraisal report concerning these aspects of the subject 
property. It is recommended that the borrower(s)/owner(s) obtain an inspection report 
from a qualified expert such as a professional property inspector. 

 A land area of 3.37 acres is used in this report.  Reportedly, the current owner purchased 
the property in 1990 with a much larger land area.  In 1999, they apparently sold 4.1+ 
acres to Quaker Mills, with the remaining subject land area being about 3.37 acres.  

 Part of the 4.1 acres sold in 1999 included the present access and curb cut to the 
subject site, as well as the entire driveway and a significant amount of paved 
parking.  Reportedly, as a condition of the 1999 land sale, Quaker Mills (the buyer) was 
supposed to build a new access (there is proper frontage) and parking lot for the subject.  
Quaker Mills subsequently went bankrupt and did not complete the promised access 
construction.  As such, the original curb cut and driveway are still presently used to 
access the subject and it is assumed that this is legally allowed. Otherwise, there is 
no other access at present.  If it is not legally allowed, the property’s value may be 
affected. There may also be legal precedent to have the current owner of the former 
Quaker Mills parcel install the parking lot and curb cut, per the conditions of the original 
sale/contract; however, legal professionals should be consulted on this matter.    
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PROPERTY LOCATION 

The subject property is located on Jefferson Street Extension in the Southeastern Massachusetts 

City of Fall River.  As can be seen in the aerial photo below (subject’s location is within the red 

oval), the subject is just south of, and nearly abuts, State Route 24, and is about ¾ mile northeast 

of the intersection of Routes 81 and 24.  In addition, it has frontage on South Watuppa Pond and, 

in fact, a public boat ramp to South Watuppa Pond is directly northeast of the subject.  

 

Fall River is an old industrial city located on the eastern bank of the Taunton River and Mount 

Hope Bay, the latter of which opens to Rhode Island’s Narragansett Bay and the Atlantic Ocean. 

It is situated in southeastern Massachusetts and is bordered by Somerset on the northwest; 

Freetown on the north and northeast; Dartmouth on the southwest; Westport on the south and 

east, Tiverton, Rhode Island on the southwest; and Mount Hope Bay and the mouth of the 

Taunton River on the west.  Fall River is 50 miles south of Boston, 12 miles west of New 

Bedford and 15 miles southeast of Providence, RI. It has a total area of 38.22 miles, a population 

of about 95,000 inhabitants, and a population density of 2,485 inhabitants per square mile.   
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Fall River has excellent regional access, as several major roadways run through its borders. 

Interstate Route 195, a busy limited access highway connecting Southeastern Massachusetts and 

Cape Cod with Providence and Interstate Route 95, bisects the City in an east to west direction. 

State Route 24, also a limited access highway, connects the Fall River region to the Greater 

Boston area.  More locally oriented Routes 6 and 138 are heavily developed with commercial 

activity and provide good regional and local access.  Fall River also has a deep draft harbor in the 

Taunton River. The Massachusetts Maritime Museum, featuring the decommissioned battleship 

Massachusetts, a WWII submarine, a destroyer and various other smaller naval vessels, is located 

in this port area.    

 

As noted, the subject is located on Jefferson Street Extension, which is the part of Jefferson Street 

that runs south of Route 24.  Jefferson Street originates at Warren Street, where it continues to 

run southward for about a mile, traversing over Route 24, and then forks with one driveway 

leading into an older mill complex that is comprised of 12+ different buildings, while the other 

fork leads to the subject (see solid red arrow on aerial photo on following page) and ends at the 

public boat ramp.  Abutting the subject’s south lot line is a 66.4 acre site that is owned by Atlantis 

Charter School (former Quaker Mill site,) who also legally owns the point of access to the subject 

(see small yellow arrow on aerial photo on the next page).  Access to the subject is quite 

convenient, as it is set in the middle of two access ramps (Exits 1 & 2) to State Route 24 and each 

is less than a mile away.  Thus, from a regional standpoint this is a convenient location, and from 

a development standpoint, as there are 11 nearby light industrial facilities, an alternative use of 

light industrial, warehouse, contractor yard and the like is also feasible.   
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In summary, the subject has a good location for either a local or regional user, however, as a 

former Child Care Center, it is somewhat removed from the more densely populated residential 

districts of the City and, as a result, demand for such a use appears limited. 

 

For added reference, see attached maps.  

Route 24 

S. Watuppa
Main Mill Complex 

Boat ramp

66.4 acre site 
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Area Map 

 

 
Neighborhood Map 
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Jefferson Street Ext. Facing Northeast 

 

 

Jefferson Street Ext. Facing Southwest 

Subject

Subject
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SITE DESCRIPTION 

 

 

 

Visual: 

 

Site Area: 3.37 acres  

Frontage: At least 127.51 feet on Jefferson Street Ext.  

Shape: Very Irregular – Almost V shaped 

Topography: Generally Level  

Flood Plain, Wetlands, and 
Watershed: 

According to the attached FEMA Flood Map, the subject site is 
located within a Flood Zone X, an area of minimal flood hazard.  

Zoning: Industrial 

Utilities: Electric only.  Site has a private well and septic system both of which 
are assumed to be fully functional and adhere to all applicable 
state and local requirements.  

Deed Restrictions: See Deed, as a portion of the original site was sold.   

Easements/Encroachments: See Deed, as a portion of the original site was sold.   

Hazardous Substance: No obvious hazardous waste conditions were observed. A site 
assessment report was not provided. 

Improvement: The site is improved with a 7,840 square foot single story concrete 
block and wood frame building that covers just over 5% of the site 
area.  There are also double billboard on the site. 

Parking: Appears adequate.  For reference, see attached aerial photos.  

Comments:  The site is very irregular and is best described as V shaped, with South Watuppa Pond wedged 
in the V.  The site is also generally level and has at least 127.51 feet of frontage on Jefferson Street Ext.  As 
noted in the Extraordinary Conditions, the original site access and driveway were sold to Quaker 
Fabrics in 1999, with the condition that Quaker Fabrics build a new curb cut, a new driveway, and 
parking lot for the subject property. Quaker Fabrics subsequently went into bankruptcy and they never 
built the new access, driveway, and parking lot. As such, access to the subject is from the original 
driveway and curb cut, which is not part of its site.  It is assumed that this entry point is legal. In addition 
to the subject having frontage on South Watuppa Pond, Sucker Brook runs through the middle of the site, 
emptying into South Watuppa Pond. The presence of Sucker Brook also limits the site’s development 
potential. Nonetheless, the FEMA flood Hazard Map attached hereto indicates that the subject is located 
within a Flood Zone X, a minimal flood hazard area. The site is serviced by public electric, but there is no 
City sewer, water or natural gas, and the subject has its own private well and on-site septic system.  The site 
is improved by a 7,840 square foot building that encompasses roughly 5.3% of the site area, with the 
remaining area consisting of a parking lot (needs resurfacing), a large fenced in former playground that is 
now fully overgrown, as is most of the site.     

For reference, see attached Site Map and aerial photos. 

Sucker Brook
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Site Plan Enlarged 

 
.  

The access point is now owned by Atlantis Charter School and is part of the 66.4 acre site that 
abuts the subject’s south lot line.   
 
 
Furthermore, while the subject site contains 3.37 acres due to Sucker Brook traversing the site 
down the middle, it limits the site’s full development potential from a  standpoint of a having a 
much more substantial free standing structure and also via site utility, via car or truck access as 
half of the site is inaccessible via the brook and a in order to access it, a high load bearing bridge 
would have to be developed, and approvals from conservation and other City departments would 
need to be procured.    

Subject 

S. Watuppa Pond 

 Access  

Subject

Sucker Brook
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Assessor’s Site Plan Enlarged 

 

 
 

Site Plan with Building Overlay & Dimensions  
 

 

The current access is part of a larger 66.4 acre abutting parcel that is owned by Atlantis Charter 
School, which took ownership after the former owner Quaker Mills went bankrupt.   The area in 
red above, likely denotes the buffer zone between South Watuppa Pond and the likely buildable  
area of the subject site.   

Subject

Current Access  

Subject

Subject

Subject

Current Access  

Sucker Brook 

Sucker Brook 

Abutting 66.4 acre site 

S. Watuppa Pond

Sucker Brook

S. Watuppa Pond

Sucker Brook

Buffer Zone

Buffer Zone 
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Looking North with corresponding site plan shown below 

 

Small red arrows depict the subject property 

 Notice that the current access is not part of the subject site  

S. Watuppa Pond

Current Access & 
   not part of  Subject    

Subject  Billboards

S. Watuppa Pond

Current Access  

Boundary Line  

Sucker Brook 

Sucker Brook 

Buffer Zone

Buffer Zone 
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Various Aerial Views 

 

Facing North 

 

Facing South   

Boundary Line is for reference only as it is not straight and is more so noted to show that the 
subject’s current driveway access is not actually part of the subject site.  

S. Watuppa Pond 

Current  Access  

Subject  Billboards

Subject  Billboards 

S. Watuppa Pond

Boundary Line  

Boundary Line 

Sucker Brook 

Sucker Brook 

Current Access  
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Various Aerial Views  

 

Looking East 

 
 

Looking West 

S. Watuppa Pond

Current Access  

S. Watuppa Pond 

Current Access 

Subject  Billboards 

Subject  Billboards 

Sucker Brook 

Sucker Brook 
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Various Site Photos  
 

   Original curb cut and current access (not part of the subject site)  -   Opposite View                                     

Paved area in front of building  

                                          Former Fenced in Playground Area and now Overgrown                                            
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Various Site Photos  
 

                                                          Lawn area behind the building                                           

                                                                                                     Overgrown area leading to Pond 

                                                                    Sucker Brook                                            
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Various Site Photos  
 

               Bill Board Signage on Site                                  Several neglected concrete block structures 

                              Side yard rear                                   Driveway to subject & not part of the site  
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IMPROVEMENT DATA 

 

 
 
 
 
 
 
Visual -  

GBA  7,840  square feet   

Foundation - Poured Concrete Slab   

Structure - Concrete Block (Front Section with 2,395 SF) 
Concrete Block & Wood ( Rear Section with 5,445 SF) 

Exterior - Pre fabricated Metal Panel and Wood   

Roof - Front Section  - Flat  (Tar & Gravel)  
Rear Section - Asphalt Shingle gable 

Heating and Cooling: 3 separate FHA oil burners - 1 accessible, the other 2 are in the attic.  No AC 

Sprinklers - No  

Lavatories - 4 Lavatories  

Interior Partitions - Dry board with removable interior classroom wall partitions 

Ceilings - Plaster  

Lighting - Mostly recessed with some fluorescent.  

Electrical - Unknown, but appears to be adequate  

Comments:  The subject is a 7,840 square foot commercial/industrial building that, up until 2010, had 
been utilized as a children’s Day Care and Development Center but is now vacant and mainly used for 
storage, although all of the former day care furniture and equipment are still present.  The building is 
essentially divided into two sections, with a smaller 2,395 square foot front section being all concrete 
block and essentially containing the kitchen, service area and two lavatories.  The larger rear section of 
5,445 square feet is rectangular in shape, measures 45 x 121 feet, and is comprised of the administrator’s 
office, two lavatories, and three separate classrooms that are divided by retractable partitions (easily 
removable) and accessed by one long side common corridor.  The building is heated by three oil fired 
forced hot air furnaces, only one of which was accessible for inspection.  The other two are located in the 
attic and not accessible (no ladder).  Reportedly, these two furnaces are relatively new within the last 12 
years.  The interior of the building appears to be in reasonably good condition, although some sections of 
ceiling panels are ruined due to water damage and all of the windows are boarded up, with one glass 
window completely missing.  The exterior is in need of some cosmetic repairs, namely, paint is peeling, 
some fascia boards need replacing, sections of the gutter are missing, there is significant graffiti, and 
certain roof areas may need replacing/repair.   For additional reference see attached photos and sketches.  
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Various Exterior Subject Photos  
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Various Exterior Subject Photos  
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Interior Photos   

                                                                      Kitchen Area  

                                                                                    Kitchen Area 

                                                            Former Administrative Area  
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Interior Photos   

               1 of 3 large classrooms                                                     Ceiling Water Damage 

                                                                    2nd of 3 large classrooms  

                                                               3rd of 3 large classrooms 
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Interior Photos   

                                                               More Classroom Photos 

                                                                            Storage Area                                              

                                                  Common Corridor - opposite Views 

                                                             



Jefferson Street Ext., Fall River   36
  
 

 

                   Expansion Tank                                                         Hot Water Heater 

                    Walk In Cooler                                                                1 of four lavatories 

                     1 of three FHA furnaces                                                              Oil Tank 
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Assessor’s Field Card Sketch 

The red lines below depict the former three classrooms at left, with the former administrative 
office to the far right (blue arrow) and the common corridor below. 

 

Kitchen

Corridor 
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OWNERSHIP 

 

According to public records, the subject last transferred on September 25, 1990 for a 

consideration of $1 and was not an arms length transaction.  A portion of the site was later 

subdivided off on August 18, 1999.   

 

The 1990 sale is recorded in the Bristol County Registry of Deeds (Fall River) in Book 2266 at 

Pages 128 and 129, and the later partitioning of the site in 1999 is recorded in the Bristol County 

Registry of Deeds (Fall River) in Book 2266 at Pages 92-95.  Copies of both of these instruments 

are attached for reference.   

 

At present, the subject is not apparently For Sale, nor is it Under a Purchase and Sale Agreement.   
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1990 Deed 
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1999 Recording 

 



Jefferson Street Ext., Fall River   42
  
 

 



Jefferson Street Ext., Fall River   43
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ASSESSMENT DATA 

The City of Fall River assesses the subject property as a Private Educational facility (secondary 

level), with a State Code Classification of 941.  The assessment is as follows.   

 

Identification: D – 20 - 0016 

Tax Year:  Fiscal 2017 

Location:  Jefferson Street  

Assessed To: Center For Child Care Development  

Site Area:   3.37 acres  

Land Assessed Value:    $ 273,400 

Building Assessed Value:    $ 353,500 

Other Assessed Value:      $ 24,000 

Total Assessed Value:   $ 650,900 

Commercial Tax Rate:  $ 30.64 per $1,000 

Total Taxes (Fiscal 2017): $ 0 (Charitable Use) * 

 

* If the subject were not a charitable use, current taxes would amount to $19,943.57 based on its 
current assessment and the current commercial tax rate of $30.64/$1,000 of valuation. 

 

Given the current challenging economic climate, the current valuation may be aggressive; 

however, it would not appear to affect the value or marketability of the property if maintained as 

a charitable use.   However, if sold and reverted back to a non-charitable use, it’s suggested an 

abatement be filed.  
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On Line Property Card 
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ZONING 

The subject is located in an Industrial (Ind) Zoning District, which allows for State mandatory 

uses like places of worship, libraries, day care centers, libraries, museums and municipalities; as 

well as manufacturing, assembling, packaging, industrial research and development, 

biotechnology, processing, fabrication warehousing, wholesaling trucking and terminal facilities.   

In addition, any mill building in existence before 1950 can be altered and reconstructed to be used 

for offices of any kind, retail stores or outlets, banks or other financial institutions, and 

restaurants.  The subject’s former Child Care and Development Center is an allowed use by 

right and, prior to that, its function hall use was likely grandfathered, approved by Special 

Permit, or was a legally allowed use at the time (built 1965).   

 

There are only two-dimensional requirements in the Industrial District; a front setback of 20 feet 

and a minimum lot size of 10,000 square feet, which the subject adheres to.   

CATEGORY IND CONFORMS 

Minimum Lot Size 10,000 sf YES 

Minimum Frontage NA YES 

Minimum Depth NA YES 

Front Setback 20 Feet YES 

Side Setback NA YES 

Rear Setback NA YES 

Maximum Height NA YES 

Maximum Coverage  NA YES 

 

Per the above criteria, it appears that the site conforms to all of the dimensional requirements, and 

that its former use is allowed by right.  As such, it appears that the subject is a legal, conforming 

use.  For reference, see attached zoning map. 
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ZONING MAP 
 

 
 

 

 

Subject 
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HIGHEST & BEST USE 

The Highest and best use of real estate is the fundamental premise upon which the estimate of 

market value is based.   Highest and best use is defined as follows: 

"The reasonably probable and legal use of vacant land or an improved property, which is 

physically possible, appropriately supported, finically feasible, and that results in the highest 

value. The four criteria the highest and best use must meet are legal permissibility, physical 

possibility, financial feasibility and maximum profitability.”1 

 

APPLICATION TO THE SUBJECT PROPERTY 

Up until recently (2010), the subject property was utilized as Child Care & Development Center 

and previously had been a function hall.   It is now vacant and is used mainly for storage. This 

valuation analysis indicates that either of its former uses, or that of a religious or educational 

facility, fraternal organization, or even a light industrial use (bay door openings would have to be 

installed) are financially feasible.  There is no suggestion that the subject land, if vacant, would 

be redeveloped with exactly the same improvements that exist today, but it is clear that the 

existing improvements contribute to total value and that the highest and best use, as improved, is 

as presently configured.   

 

As vacant, and barring any Special Permit or variance, the site’s highest and best use is a similar 

public service use and/or light industrial/commercial development.   

 

                                                      
 
1 The Dictionary of Real Estate Appraisal, 4th Edition, (Chicago, Il: Appraisal Institute, 2002), p. 
135. 
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VALUATION METHODOLOGY & ANALYSIS 

There are three methods of estimating the value of Real Estate: The Sales Comparison Approach, the 

Income Approach and the Cost Approach. 

The Sales Comparison Approach considers actual sales of similar properties that have occurred in an 

open, competitive market.  The basis for this approach is that a prudent buyer will guide his actions by 

the behavior of others.  This approach is usually expressed as a unit of comparison, such as price per 

square foot, room, unit, etc. 

The Income Approach analyses a property's capacity to generate net income and converts this 

capacity into an indication of value.  The Income Approach reflects the value of the subject relative to 

prevailing income levels, expenses and capitalization rates.  It is an approach seen through the eye of 

an investor whose primary interest is cash profit as opposed to amenity value.  This approach is most 

effective when used for income generating properties that do not rely on owner occupancy for an 

appreciable income stream. 

The Cost Approach requires an estimate of value of the underlying land as though vacant and 

available to be put to its highest and best use. The cost of the improvements, less accrued depreciation, 

is then added to the land value to arrive at a total value indication.  This approach is usually most 

effective for properties that have relatively new improvements and in areas where there may be similar 

land available for development. The Principle of Substitution dictates that a potential buyer might not 

pay more for an existing property if he could build one for the same (or less) effective cost. 

The three approaches vary in importance in the course of each appraisal.  There are cases where  

all three may not be applicable to a particular appraisal problem, as in the case of a special purpose 

property or the lack of satisfactory market data.   All three approaches can play some role through the 

appraisal process in arriving at a final value estimate and all three have been considered in the 

preparation of this report. 

In this report, the Sales Comparison and Income Approaches have been illustrated and weighted.  The 

Cost Approach is not used since the typical buyer would not rely on it, especially in light of the 

present real estate climate.   
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SALES COMPARISON APPROACH  

In developing a market value indication via the Sales Comparison Approach, a search for similar 

function halls and/or charitable type properties and encompassing a 60 mile radius was conducted 

but there were limited sales.   Therefore, in addition, since the subject is located within an 

Industrial zone and abuts a 12 building older mill complex, a search for similar sized light 

industrial properties was also conducted, as the subject could be reconfigured for such a use.  All 

data contained herein has been verified through sources considered reliable. 

 

Relevant property sales were analyzed and related to the subject property with particular 

emphasis on location, conditions and terms of sale, and physical characteristics such as utility, 

floor area, effective age, quality of construction, condition, and lot size.   

 

The sales and/or listings considered most relevant in this analysis are as follows… 
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COMPARABLE SALE #1 

 

Location: 73 Division St  
New Bedford, MA 

Sale Date: 5/28/14 

Sale Price: $ 150,000 

GBA: 4,305 sf 

Lot Size: .63 acres 

Price/sf: $ 34.84/sf 

Comments:  This is the sale of a 4,305 square foot church that had been most recently occupied 
by Our Lady of Guadalupe, but then closed down.  The building is set on .63 acre site at the 
corner of Division Street and South 2nd Street in the southeast section of the City of New 
Bedford, roughly 12 miles southeast of the subject.  The building is of brick construction, appears 
to be in good condition (Built 1961) and has a full basement.   

The following is noted from a prior article… “Retaining the name Sister Rose House, the new facility 
— relocated to 73 Division Street — will offer the same number of accommodations for up to 25 people, but 
with a mix of male and female quarters that will be sectioned off. 

“We have an increased number of single women and an increased number of youth (in the area) who are all 
becoming homeless,” Allard said. “We’ve seen those trends with the existing shelters over the last several 
years. That’s another thing that’s going to make this shelter unique — it’s going to be the first time where 
we’re providing beds exclusively for single women.”   

In addition the lower level, with a kitchen, will double as a food pantry.  

 
Aerial View  
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COMPARABLE SALE #2 

Location: 775 John Quincy  

Taunton, MA  

Seller  
Buyer 

Columbia 
USA 

Sale Date: 5/15/15 

Sale Price: $ 350,000 

GBA: 5,700 sf 

Lot Size: 6.04 acres 

$/SF: $ 61.40/sf 

Comments: The following is from a former listing…775 John Quincy Adams Rd, Taunton, MA 02780 is a 
Recreational/Entertainment (general) property with -- bedrooms, -- bathrooms, and is approximately 5,700 sq 
feet of living space. Built in 1985, this Recreational/Entertainment (general) is located in Taunton, MA in the 
zip code 02780. 

This is the sale of a 5,700 square foot metal panel warehouse type facility that is used in a Lodge 
capacity and is now occupied by Taunton Lodge of Elks.  Prior to its sale it was occupied by 
Columbia Cultural Center.  The building is in good condition (built in 1985) and is set on 6.04 acres of 
land (all upland) and is just north of the Myles Standish Industrial Park, just south of Watson Pond State 
Park and is roughly 19 miles north of the subject.  

From a comparative perspective, other than the subject’s direct water frontage and on site billboards, this 
sale is superior via its location within Taunton, its building is in superior condition, having been built in 
1985 and it has a much larger lot size of 6.04 acres, all of which appears to be uplands and absent a brook 
bisecting it.   

 

Aerial View 
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COMPARABLE SALE #3 

Location: 690 Main Street 

Acushnet, MA  

Seller  
Buyer 

Main Street Trust 
Pillar LLC 

Sale Date: 5/26/15 

Sale Price: $ 350,000 

GBA: 6,000 sf 

Lot Size: 43,560 sf 

1 acre 

$/SF: $ 58.33/sf 

Comments: This is the recent transfer between two owners of a light industrial property that was 
constructed circa 1988 according to municipal records. It is located on Main Street in Acushnet, roughly 
13 miles northeast of the subject.  While this comparable has a Main Street location, the area is 
somewhat rural and not densely developed.  The building appears to have a single overhead garage door 
providing access to the shop area. The property appears to be in average condition with good utility for 
contractor use or service business use. There is adequate off-street parking. No financing information 
was available. The transfer at a reported price of $350,000 may or may not have been arms length, 
however, the property is now under agreement (asking price of $399,000) and, according to a reliable 
source, the agreed on price is also at $350,000 and sale should close in December.    

 

Aerial View 
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COMPARABLE SALE #4 

 

Location: 2277 Purchase St.  
New Bedford, MA 

Sale Date: 11/22/13 

Sale Price: $ 250,000 

GBA: 6,018 sf 

Lot Size: 1.90 acres 

Price/sf: $ 41.54/sf 

Comments:  This is the sale of a 6,018 square foot commercial building that in 2007 was a 
Chinese Restaurant that closed and sold to Tremblay Bus Company for $350,000, who then 
leased it to several different tenants, with one being a religious user.  The current owner is 
Fellowship Health Resources with the following noted… “Fellowship Health Resources, Inc. 
(FHR) is a private, nonsectarian, not-for-profit behavioral healthcare organization. Incorporated in 
1975, we support individuals in their recovery from mental illness and co-occurring disorders (i.e., 
substance use, developmental disability, related chronic health conditions). FHR is guided by its vision 
of being a national leader for behavioral healthcare, program innovation, and workforce development. 
It continually seeks new ways to actualize this vision.” 

 The building appears to be in good condition (built 1978) and is located on Purchase Street in 
New Bedford, roughly 10.5 miles east of the subject.   From a comparative perspective this sale is 
overall superior, being in superior condition, having a main street location with good visibility, 
and having a potential retail use.   Its lot is smaller and there is no water frontage amenity. 

 
Aerial View  
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COMPARABLE SALE #5 

 

Location: 570 Hawthorn St. 
Dartmouth, MA 

Grantor: 

Grantee: 

Shalom Realty 

570 Hawthorn  

Sale Date: 2/11/14 

Sale Price: $ 450,000 

GBA: 8,970 sf 

Lot Size: 2.36 acres 

$/SF.: $ 50.16/sf 

Comments: This is what a former listing noted… Medical office building with 9,920 square feet of gross 
building area located on 2.36-acres. This office building was formerly offices for the Hawthorn Medical Associates offices for 
Gastroenterology, Internal Medicine, Rheumatology, Endocrinology, and Diabetes Management Center. The building offers 
two levels of physician offices, patient examination rooms, clerical areas, reception areas and waiting rooms, file storage and 
computer network rooms as well as X-ray and laboratory rooms. 

Located close to Slocum Road one mile south of Route 6 in Dartmouth and one and a half miles west of St. Luke' s Hospital 
in New Bedford. This location is nearby other professional and medical offices located on Hawthorn Street. 

This is the sale of an 8,970 square foot (per the assessor card) masonry medical office building that is 
located on Hawthorn Street in Dartmouth, roughly 9.5 miles southeast of the subject and a superior 
location.   The building was built in 1974, was in overall good condition at the time of its sale and has 
onsite parking for 138 vehicles.  The building is now utilized for a dental practice (Ghenta and Mills 
Dental Group).  Of note is that the 8,008 square feet is partitioned between a first floor base area of 5,022 
square feet and a finished basement area of 2,986 sf. The total GBA is 8,970 square feet, with roughly another 
962 square feet consisting of unfinished basement area.  

This sale is noted as it compares well with respect to GBA and lot size but its medical office use is superior. 

 

Aerial View  
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ANALYSIS 

Five comparable sales are noted and comprised of a former church (now a woman’s shelter 

and food pantry), a function hall, a light industrial building, a former Chinese Restaurant 

now utilized for helping Special needs individuals, and a former Medical Office building.  The 

functional hall, former church and former Chinese restaurant are the most comparable but given 

the subject’s location and zoning, all of the sales are viable uses for the subject.  Nonetheless, the 

subject is somewhat removed from the more commercial oriented development area, it is in older 

condition and needs work and has a brook running down the middle of its site.  In general, the 

sales are considered superior to the subject, with the exception to the subject having billboard 

signage and direct water frontage, although from a light industrial use, it is unclear how much the 

water influence affects value.  If used as a functional hall, the water influence is a nice amenity 

for members.   

Again the subject is located in an exclusively industrial area, with its original use being a function 

hall, its most recent use being a day care/educational facility (closed in 2010), and it is now 

vacant and used for storage for the owner’s other child care facilities.   Thus, it is unclear if a 

continued Child Care facility is a plausible financial use for the subject.  A function hall, due to 

its kitchen build-out, may be a more feasible use, but it is unclear if there is sufficient demand for 

such a use.  As a light industrial facility, considerable modifications to the building would likely 

be required and, as office, if allowed, its removed location may not appeal to most would be 

users.   

    

The gross building areas (GBA) of the comparable sales range from 4,305 to 8,970 square feet, 

which adequately brackets the subject’s GBA of 7,840 square feet.   The unadjusted price factors 

range from a low of $35 to a high of $61.40 per square foot of gross building area (GBA), and it 

is likely that the subject’s value is represented within these parameters.  

 

Because there are variations between the properties that could affect value, adjustments should be 

made to account for these differences.  The table on the next page depicts simple adjustments that 

are made for the most obvious and reasonable differences between the subject and the sales.  
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Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
994 Jefferson 73 Division 775 John Quincy 690 Main Street 2277 Purchase 570 Hawthorn

Fall River Fall River New Bedford Acushnet New Bedford Datmouth

Sale Price $150,000 $350,000 $350,000 $250,000 $450,000
GBA 7,840 4,305 5,700 6,000 6,018 8,970

$/sf $34.84 $61.40 $58.33 $41.54 $50.17

Date of Sale 07/08/14 05/28/14 05/15/15 05/26/15 11/22/13 02/11/14
5% 0% 0% 10% 5%

Location Average Superior Superior Superior Superior Superior
-10% -10% -10% -10% -10%

Lot Size 3.37 acres .63 acres 6.04 acres 1 acre 1.90 acres 2.36 acres
40% -10% 20% 10% 0%

GBA 7,840 4,305 5,700 6,000 6,018 8,970
-30% -15% -15% -15% 20%

Utility/Appeal Average Inf. / Inf. Sim. / Sup. + Sup. / Sup.. Sup. / Sup.. Sup. + / Sup.

 20% -10% -20% -20% -30%

Condition Avg.- Poor Superior Superior Superior Superior Superior
Built 1965 1961 1985 1988 1978 1974

-20% -20% -20% -20% -20%

% Office None Similar Similar Similar Similar Superior
 0% 0% 0% 0% -20%

Billboards  Inferior Inferior Inferior Inferior Inferior
 80% 34% 34% 48% 27%

Basement Slab Basement Similar Similar Similar Incl in GBA
-10% 0% 0% 0% 10%

Other Water Amenity None None None None None
10% 10% 10% 10% 10%

Net Adjustments 85% -21% -1% 13% -8%

Adjusted Price NA $277,500 $277,500 $347,500 $282,500 $412,500

Unit Size 4,305 5,700 6,000 6,018 8,970

Adj. Price/Sq. Ft. NA $64.46 $48.68 $57.92 $46.94 $45.99

Mean $52.80

Mean less 1 & 5 $51.18

Regarding the lot size, also factored into the adjustment is the fact that while the subject site 
contains 3.37 acres, Sucker Pond crosses through its middle and, thus, poses additional 
restrictions, both from a purely physical standpoint (location of improvement) and from a 
development standpoint due to conservation issues, with appropriate City zoning, building, 
planning and conservation boards having to sign off on any proposed development.   

 

Regarding the Billboard, the owner indicated they receive $4,000 a year in rental income and 
have not renegotiated their lease, which expired within the last two years.  A call to a billboard 
vendor (National Outdoor Media) noted that, for second tier markets and locations, rents can 
range anywhere from $800 to $5,000/month.  Two years ago we performed an appraisal on the 
subject for an abutter.  Like the, subject, the abutter has doubled angle billboard on their site and 
they had just renegotiated their lease with Clear Channel for $12,000 annually, or $1,000 per 
month.  For purposes of this report, it is likely that the subject’s $4,000 annual Billboard rent is 
low.  It is also likely, or reasonable to conclude, that the subject’s Billboard rent should be similar 
to the abutters and, thus, going forward, an annual billboard rent of $12,000 is used, which 
roughly equates to a $120,000 value assuming a 10% capitalization rate.  This amount is used and 
the adjustment is shown as a percentage of the respective sale price.   
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After adjustments, the factor range consolidates to a more consistent range at between $46 and 

$64.50 per square foot (rounded), with a mean factor of $53 per square foot (rounded).  

Additionally, if omitting the one high and low end factors, the range consolidates further to 

between $47 and $58 per foot, with a slightly lower mean of $51 per square foot (rounded) 

 

Applying the more defined range and mean factors to the subject’s building area of 7,840 square 

feet forwards the following value range… 

$ 47/sf    x   7,840 sf   =   $ 368,000  

$ 51/sf    x   7,840 sf   =   $ 400,000  

$ 58/sf    x   7,840 sf   =   $ 455,000  

Based on the sales discussed, and considering the subject’s larger lot, water frontage, and bill 

board signage, the lower end of the range is likely too conservative.   Conversely, given its 

somewhat removed location and non-main street frontage, thus, limiting many alternative uses, 

coupled with fact that the two former uses (Child Care and Function Hall) seem to be of limited 

demand, and that the subject requires some repairs, (its been unoccupied for the last six years), 

the higher end of the range may be too aggressive.  As such, a value around the mean appears 

reasonable, forwarding an indicated value of … 

$ 400,000  
 

As additional reference and support, three similarly sized light industrial property sales in Fall 

River are noted in the grid below.  For the most part, utility, condition and location wise (main 

street locations) the sales are superior to the subject.  Conversely, they are inferior to the subject 

with respect lot size, no water influence, older date of sale, and no billboard signage/rent.  While 

adjustments are not noted, the differences, to some extent, would likely offset or negate one 

another, but as a result of the subject’s potential billboard signage rent, this amenity would 

ultimately likely cause the sale factors below to trend slightly upwards.    

Address City Sale Date Lot Size Sale Price GBA $/sf Factor Comments

257 Brayton Avenue Fall River 3/5/2014 14,779 sf $340,000 7,500 sf $45.33 Auto Repair Poor Condition

The Subject 12/5/2016 3.37 acres 7,840 sf

130 Plymouth Avenue Fall River 12/16/2015 20,909 sf $400,000 8,931 sf $44.79 Mostly warehouse w/Off. in front

2 Lark Street Fall River 5/28/2015 30,814 sf $475,000 10,627 sf $44.70 Off. In front, 6 drive in side bays
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INCOME APPROACH  
 

The Income Capitalization Technique is a valuation method in which the stabilized net operating 

income of a property is converted into an indication of value, which is the present worth of all 

future income potential benefits of property ownership.  The steps in the approach are as follows: 

1. Estimate potential gross income, vacancy, and effective gross income. 

2. Estimate fixed and variable operating expenses. 

3. Estimate stabilized net operating income. 

4. Select an appropriate capitalization method or technique and capitalize or discount the 

estimated net operating income at a market driven rate in order to arrive at an estimate 

of value. 

 

LEASE SYNOPSIS AND MARKET RENTAL ANALYSIS 

The subject consists of a 3.37 acre parcel of a land that is improved by a 7,840 square foot 

commercial building that had been owner occupied by a children’s daycare and development 

center, but is now used mainly for storage and not visited on a daily basis.  Prior to its children’s 

daycare and development center, the subject was a function hall.  Neither of these two uses 

appear to be viable uses at the present time.   

 

 In order to estimate a market rent for the property, an investigation of rental agreements and 

leases in competing area properties was performed.  Light industrial rents were targeted, as well 

as secondary smaller office rents, with the thought that the subject’s rent would be somewhere in 

between.  Comparable rents for Function Halls or Day care centers were limited and, of those 

uncovered, most were with regional high exposure child development centers like Bright Horizon 

and not comparable to the subject.   The results of the investigation are as follows… 
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Based on available data and rents noted within numerous appraisal reports in our files, as well as 

conversations with area brokers, market rents for small second tier office space typically range 

from between $6 and $10 per square foot and, when factoring in the subject’s more remote 

location and somewhat tired condition, the lower end of the range i.e. $6/sf would likely be more 

representative of its rental potential.  Rents for light industrial space are even lower at between $3 

and $6 per square foot and, again, given the subject’s location, tied location and necessity for 

capital improvements for conversion to light industrial its rent would likely be nearer the lower 

end.  The most likely use, which would take advantage of the water amenity and current building 

configuration would be for a lodge, function hall, fraternal and or religious organization, but it is 

unclear as to the demand, which has been addressed.   Thus, based on all of the above, the 

extreme low end appears to be too conservative, while higher end is too aggressive.   As such, a 

mid range rent of $4.50/sf NNN is considered reasonable and, thus, used.     

Market Rent =  $4.50/sf NNN 

BILLBOARD RENT 

As noted, an abutter to the subject has a doubled angle billboard on their site and their lease with 

Clear Channel is for $12,000 annually, or $1,000 per month.  For purposes of this report, it is 

likely that the subject’s Billboard rent will be similar. Thus, going forward, an annual billboard 

rent of $12,000 is used.  At present, the rent is $4,000 annually and has been since at least 2010.   

Reportedly, the current lease expired 2 years ago and the owner never renegotiated a new rent or 

lease.   

VACANCY AND COLLECTION ALLOWANCE (OR CREDIT LOSS) 

An overall vacancy and collection allowance rate is applied to the total income to arrive at an 

effective income.  This allowance reflects lease-up periods, changes in tenancy, and local and 

overall economic conditions, which cause interruptions of the income collections.  As noted, the 
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subject is essentially unoccupied on a daily basis and presently utilized for storage.  Furthermore, 

the building is configured for use by one tenant and thus, at any given time, is either fully 

occupied or 100% vacant and trying to determine when a likely tenant would take occupancy is 

purely subjective, especially in this market.  Lastly, its use is mainly reserved for that of a 

functional hall, lodge, religious, office and/or industrial and because, all nearby facilities are light 

industrial and because vacancy and collection data for religious, function halls, and lodges are 

non existence, the chart below tracks industrial vacancy levels.    

In the above, the vacancy and availability levels for warehouse & distribution in the south sector 

are 10.7% and 14.6% respectively, however, the south submarket in the data grid extends from 

Quincy, Milton, and Dedham down to Bridgewater and Plympton and does not included Fall 
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River.   In general properties within the south sector are better positioned than those in Fall River 

and, thus, one could expect that vacancy levels in Fall River are higher than those depicted above. 

 For purposes of this analysis, a moderate factor of 10% is used mainly because the subject will 

appeal to a single user and because regional surveys tend to incorporate larger facilities, which 

have little relevance to the subject. 

EXPENSES 

As a NNN rent is used in the analysis, all expenses are paid by the tenant(s), either directly, like 

utilities, or reimbursed back to the owner at a later time, like taxes and insurance.   Thus, the only 

costs to an owner will be an internal management fee and a replacement reserve budget.  The 

latter is to anticipate for the replacement of long term items such as mechanical system 

replacement, replacing/repairing roof surfaces, asphalt pavement repairs and/or resurfacing and 

the like.   

 

Reimbursable Expenses  
 
TAXES 

If the subject were to be taxed at the current commercial rate (chartable use at present), taxes 

would amount to $19,943.57 and this amount is used but rounded to $19,945.  It is also suggested 

an abatement be applied for, if the subject were to revert back from a chartable use, as its 

assessment of $650,900 appears aggressive.  Additionally, since it is unclear who the typical 

buyer is, two Income analyses are noted; one as a charitable facility and, thus, no taxes are 

included and the other assumes a non-charitable designation and, thus, includes real estate taxes.      

 

INSURANCE 

This amount was estimated, but is based on premiums seen in similar type facilities of its size.   

 



Jefferson Street Ext., Fall River   68
  
 
 
Non-Reimbursable Expenses  
 

MANAGEMENT FEE 

Typically, management fees run from between 3% and 5% of the EGI and, seeing as the subject 

lends itself best to either a single user, or no more than two or three tenants, a fee of 4% of the 

Effective Gross Income is used.    

 

STRUCTURAL RESERVE 

This reserve allows for the periodic replacement of building components that deteriorate or break 

and must be replaced during the building’s economic life (i.e. roof coverings, structural portions 

of the building, paving, mechanical components, etc.).   In this analysis, a factor of 3% of the 

Effective Gross Income is set aside to account for this budget item.   

 
 
CAPITALIZATION RATE DEVELOPMENT 

As noted, there is no lease in place and the subject best lends itself to an owner occupancy or sole 

tenant.   As such, the Direct Capitalization of one year's income is considered the most 

appropriate technique in estimating market value via the Income Approach.  Capitalization rates 

can be analyzed from comparable sales for which the actual net operating income is known or 

developed by factoring the related components of value, primarily debt and equity.  Ideally, these 

rates are extracted from the market since this method best measures investor expectations.  There 

have been few recent sales of similar style properties where the net income was known, therefore, 

rates extracted from the market were not considered relevant in this analysis.  The overall rate 

utilized for evaluation of the subject was therefore estimated using three methods, the Akerson 

Ellwood format, a Debt Coverage Ratio, and the Band of Investment Technique.   A brief 

explanation of the three methods is found on the following page with the actual methods noted on 

the page immediately following. 
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In all three methods an overall rate is developed by using various components, all of which 

depend on a mortgage constant, which is derived by amortizing a mortgage rate over a said period 

of time.  In this analysis, a mortgage rate of 5.5% is used in conjunction with a term of 25 Years.  

The resulting mortgage constant is 7.37%.  Other components include the mortgaged fund portion 

(75%) and the equity position, which is 1 minus the mortgage portion or, in this case, 25%. The 

three methods are shown on the following page and are relatively straight forward.  The Ellwood 

Akerson Format is the most complex because it tries to derive a rate that takes into account both a 

return on and of an investment, thus, rendering a true yield rate.  Consequently, within the 

calculations, both appreciation of the improvements and the owners equity build-up over time 

(i.e. holding period) are addressed and taken into account.  The table of calculations is seen on the 

next page and based on the parameters set forth; the three Capitalization rates noted on the 

previous page are as follows.  

Akerson Ellwood Format                 9.25% 

Debt Coverage Ratio      8.30% 

Band of Investment Technique    8.55% 
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 CAPITALIZATION RATE DEVELOPMENT

Given or 
 Assumptions Estimated Derived

 Loan to Value Ratio M 75.00%  
 Equity Portion 1-M 25.00%
 Debt Coverage Ratio DCR 1.5

 Mortgage Term - Years N 25
 Mortgage Interest Rate I 5.50%
 Mortgage Constant Rm 7.37% *

 Holding Period - Years 10
 Mortgage Constant Rmp 13.02% *

 Yield Rate Ye 18.00%
 Equity Dividend Rate Re 12.00%
 Appreciation or Depreciation 0.00%
 Sinking Fund Factor SFF  4.25%
 Principle Paid Off P 24.84%
 Income Pattern Level

* Assumes Monthly Payments

ELLWOOD AKERSON FORMAT
Weighted

Capital Structure Portion X Rate = Rate 

  Mortgage Funds 75.00% X 7.37% = 0.0553

  Equity Investment 25.00% X 18.00% = 0.0450

  Weighted Average 0.1003

M  X  P X  SFF  
Credit for Equity Build-Up 75.00% X 24.84% X 4.25% = (0.0079)

  Basic Rate 0.0923

Apprec SFF  
Unload for Appreciation 0.00% X 4.25% = 0.0000

  Overall Rate (Level Income) 0.0923  

 Call 9.25%  

DEBT COVERAGE RATIO DCR X   M X  Rm  
1.5 X 75.00% X 7.37% = 0.0829

Call 8.30%
 

BAND OF INVESTMENT     Rm X  M  

  + Re X   (1-M)   

7.37% X 75.00% = 0.0553

12.00% X 25.00% = 0.0300

0.0853

Call 8.55%
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As an additional reference, the 2nd Quarter 2016 National Market Indicators, as published by 

RealtyRates.com, was reviewed (the chart is shown below) and, as seen, capitalization rates for 

various property types (Industrial, Office and Special Use) range from between 8.93% and 11%.  

Based on both references, a 9.25% capitalization rate is used, noting that the subject is not 

institutional grade and it has a secondary location, when compared to national markets.   

Furthermore, the subject is in need of repairs, its use is limited given its somewhat remote 

location, and the Fall River Real estate market is still challenging.    

 

The two indicated Fee Simple market values derived by the Income Capitalization Approach 

(Charitable & non Charitable) are shown on the following pages.  The calculations are performed 

by Microsoft’s Excel software. 
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INCOME & EXPENSE STATEMENT    

Direct Capitalization

   Jefferson Street 

   Fall River, MA             As Is
   7,840 SF

Income $/SF $/Year

Vacant 7,840 sf $4.50 (NNN) $35,280
Bill Boards $12,000
Reimbursable Expenses $28,609

Potential Gross Income $75,889

Vacancy & Collection Loss @ 10% ($7,589)

Effective Gross Income $68,300

Reimbursable Expenses

Taxes $19,945
Insurance $2,450
Repairs & Maintenance $5,464
Water & Sewer (septic tank) $750

  Sub-Total $28,609

Non-Reimbursable Expenses
Management $2,732
Reserves  3% EGI $2,049

  Sub-Total $4,781

Total Expenses $33,390 ($33,390)

NOI $34,910

Ro @ 9.25% $377,406

Rounded To $375,000

Price Per SF   $47.83
 

Based on the analysis noted, the indicated value of the subject property, via the Income Approach 

and assuming it is no longer designated as a charitable use, is … 

$375,000 

 



Jefferson Street Ext., Fall River   73
  
 
INCOME & EXPENSE STATEMENT    

Direct Capitalization

   Jefferson Street 

   Fall River, MA             As Is
   7,840 SF

Income $/SF $/Year

Vacant 7,840 sf $4.50 (NNN) $35,280
Bill Boards $12,000
Reimbursable Expenses $7,117

Potential Gross Income $54,397

Vacancy & Collection Loss @ 10% ($5,440)

Effective Gross Income $48,957

Reimbursable Expenses

Taxes $0
Insurance $2,450
Repairs & Maintenance $3,917
Water & Sewer (septic tank) $750

  Sub-Total $7,117

Non-Reimbursable Expenses
Management $1,958
Reserves  3% EGI $1,469

  Sub-Total $3,427

Total Expenses $10,544 ($10,544)

NOI $38,413

Ro @ 9.25% $415,280

Rounded To $415,000

Price Per SF   $52.93
 

Based on the analysis noted above, the indicated value of the subject property, via the Income 

Approach and assuming it retains its charitable status is … 

$ 415,000 
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RECONCILIATION & FINAL OPINION OF VALUE 
 

The subject property consists of a level, irregular shaped 3.37 acre parcel of land that is improved 

with an older 7,840 square foot commercial building that is now utilized for storage, but had been 

run as a child care and development center until 2010.  The building only encompasses 5.3% of 

the site area, but there is a brook running through the center of the parcel, which compromises its 

overall utility.   Nonetheless, at 3.37 acres, there is room for potential additional development. 

The site has frontage on South Watuppa Pond and some nice views through the trees, and it is 

easily seen from adjacent State Route 24, resulting in several billboards that provide added 

income.  The interior of building appears to be in good condition, while the exterior is in need of 

some cosmetic renovations and repairs.  There is noticeable graffiti on the back side of the 

building, some fascia boards need repairs and in several areas there is ceiling water damage. 

Additionally, the paved areas and lot are overgrown and have not been tended to for some time.   

The property is located on Jefferson Street Extension in the Southeastern Massachusetts City of 

Fall River and has good access to State Route 24, as it is about 3,000 feet from two access ramps, 

one to the east and one to the west.  All surrounding improvements are light industrial/warehouse 

in nature, as this area once housed a large mill complex. 

 

In valuing the subject, both the Sales Comparison and Income Approaches are used, with two 

values generated via the Income Approach, assuming both a charitable and non-charitable status.  

In the latter, taxes are not accounted for and, thus, a slighter higher value is forwarded.   

Nonetheless, as the subject would likely appeal more to an owner user rather than a pure investor, 

the Sales Comparison Approach is more heavily weighted.   The values are summarized below… 

           Sales Comparison   -      $ 400,000        

           Income Approach   -      $ 375,000    (Non Charitable) 

           Income Approach   -      $ 415,000    (Charitable) 
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Both approaches offer similar and mutually supportive value indications.  The Sales Comparison 

Approach should be weighted most, and a variety of generally similar uses were considered.  In 

general, the sales had smaller parcels, whereas, the subject has a large parcel with good highway 

access and visibility, two billboards and views and frontage on South Watuppa Pond.  Although 

formerly used as a day care/educational facility and as a function hall, the property might appeal 

to a variety of commercial users and could have good alternative development potential, but 

building modifications would have to be made.   A rounded value of $400,000 ($51/SF) is 

weighted in light of the property’s need for building and grounds upgrading, as well as the 

unknowns regarding its development potential.  

        

Thus, based on the analyses performed, it is my opinion that the property’s “As Is” Fee Simple 

market value, as of December 5, 2016, subject to the certification and limiting conditions noted, 

is…  

$ 400,000   
(Four Hundred Thousand Dollars) 

 

 

Respectfully submitted, 

          
Charles M. Barbaresi      Robert P. Wood 
Cert. Gen. R.E. Appraiser    Cert. Gen. R.E. Appraiser   
MA. License #212     MA. License #874  
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ROBERT P. WOOD & CO., INC. 
Real Estate Appraisers 

 
769 Plain Street – Suite O      Tel.    (781) 834-4464 
Marshfield, MA  02050      FAX  (781) 834-3733 

www.rpwood.com 
 
 
       
 
Robert P. Wood & Co., Inc., formed in 1982, is a full service real estate appraisal firm catering to 
lending institutions, attorneys, municipalities, non-profit agencies and private parties. The firm 
performs residential, multi family and a wide variety of commercial property appraisals, and we 
currently have an affiliation with up to thirty active field appraisers, all of whom are licensed to 
perform appraisal reports in Massachusetts and/or Rhode Island. Five appraisers have their 
Certified General license, enabling them to consider all types of commercial and residential real 
estate. The firm represents numerous local and national lender clients, and covers a territory that 
includes the Massachusetts Counties of Suffolk, Norfolk, Middlesex, Essex, Plymouth, Bristol, 
Barnstable and Worcester, and the Rhode Island Counties of Providence, Kent, Newport and Bristol.  
 
The firm has appraisal affiliates who live in a variety of communities throughout the Eastern, 
Southeastern and Central Massachusetts regions, as well as the State of Rhode Island, enabling us to 
provide prompt and locationally sensitive service. 
 
Most of our appraiser affiliates are qualified to testify in various Massachusetts and Federal courts, 
and all have extensive experience in the real estate field.  
 
Because of our experience, equipment and staffing, we are able to provide our clients with accurate 
and time sensitive appraisal reports. Most residential reports can be completed within one week, with 
verbal values available within three days in most cases. Commercial and residential appraisal reports 
are typically delivered electronically or via UPS for more timely service.  
 
 
To order an appraisal, please call: (781) 834-4464    
 
  or order by FAX  (781) 834-3733    
 
 
Address: 769 Plain Street – Suite O, Marshfield, MA  02050 
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ROBERT P. WOOD  - QUALIFICATIONS 

 
LICENSE  # 874    Massachusetts Certified General Real Estate Appraiser 
LICENSE #78029 Massachusetts Licensed Real Estate Broker 
 
EDUCATION: 
 
 College  Boston College  - B.A. (English) 

 Professional Residential Building Principles Course 
   Mass. Association of Home Builders 
 
   Mass. Association of Real Estate Appraisers  
       Course I  (Residential Appraisal Principles)  
       Course IA (Narrative Appraisals)  
       Course II  (Income Property Appraisal)  
 
   Appraisal Institute 
      Capitalization Theory & Technique  
    Part A / Part B 
        Case Studies in Real Estate Valuation     

        Valuation Analysis & Report Writing 
       Standards of Professional Practice, Parts A & B  
 
   Northeastern University 
       Introduction to Hazardous Waste Management    

      Business Valuation I 
 
 
EXPERIENCE: 
 
 
1982-1983  Consultant, City of Boston, Property Re-evaluation effort. Assisted in the  
   compilation and review of over 1,000 property tax assessments.  
 
1982-Present  Robert P. Wood & Co., Inc. - Providing real estate appraisals to   
   lending institutions, attorneys and private parties 
 
1993-1998  Associate Member, Town of Marshfield Planning Board 
 
1994-2000  Member, Real Estate Committee - South Shore Chamber of Commerce 
 
 
PROFESSIONAL ASSOCIATIONS 
 
Appraisal Institute (Associate Member) 
Massachusetts Association of Real Estate Appraisers  (State Certified Member) 
Massachusetts Association of Realtors 
South Shore Chamber of Commerce (past Real Estate Committee) 
MLS Property Information Network 
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CHARLES M. BARBARESI  
5 Henderson Way  
Medfield, MA  02052 
Residence:  (508) 359-8643                                   
Email: cbbarbaresi@yahoo.com 
 
 

SUMMARY OF QUALIFICATIONS 

 Commercial real estate appraiser/analyst with 29 years of experience, including eight 
years of bank experience and in house review. 

BUSINESS EXPERIENCE 

Robert Wood & Company, Marshfield, MA                July 2001 - Present 

Commercial Real Estate Appraiser 

 Appraised all facets of commercial real estate.  
 

BankBoston, Boston, MA                                                                    April 1992 –  March 2000   
Appraisal Department 
Senior Commercial Real Estate Appraiser  

 Appraised all facets of commercial real estate.  

Boston Valuation Group, Weymouth, MA                              October 1990 - March 1992 

Senior Commercial Real Estate Appraiser 

 Appraised all facets of commercial real estate.  

 

Robert Wood & Company, Milton, MA         May 1986 - October 1990 

Commercial Real Estate Appraiser 
 Appraised all facets of commercial real estate.  
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