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433 
In City Council, July 25, 2016 

WHEREAS, by Order 175 of 2016, a copy of which is attached 

hereto and made a part hereof, the City Council approved the Downtown 
Urban Renewal District; 

WHEREAS, the approval included an amendment that required the 
following: 

"No later than June 30th in each even-numbered year the City Council shall: 
(1) review all progress reports, including, but not limited to, summary of 
revenues received from all sources and expenditures made, construction 
completed, or any other related reports as submitted by the Department of 
Planning and Economic Development, the Brockton Redevelopment 
Authority, or any city department or state agency; (2) the City Council shall 
vote affirmatively to continue implementation of the Urban Revitalization 
Plan as presented or modified. Failure to obtain an affirmative vote shall 
halt further implementation of the plan pending approval of the City 
Council and the Mayor." 

WHEREAS, the Department of Housing and Community Develppment 
raised an issue with the Amendment in a June 30, 2016 letter to the BRA, 
which letter is attached hereto; now, therefore be it 

WHEREAS, the City Council wishes to affirm its approval of the 
Downtown Urban 

Renewal District without the above stated Amendment; now, therefore be 
it 

ORDERED: 

1. That the City Council of the City of Brockton finds that there is a clear 
need for an Urban Renewal Plan in order to achieve the approved policy 
objectives in downtown Brockton. 

2. That the Downtown Urban Revitalization Plan, described in Exhibit A 
hereto attached, prepared by A.G. Jennings, LLC and Stantec, dated 
March 8, 2016, as amended, is an Urban Renewal Plan prepared in 
accordance with MGL Chapter 121B and 760 CMR 12.00. 

3. That City Council approves the boundaries of the Downtown Urban 
Revitalization Plan as depicted in Map 1-A: Boundaries and 
Topography, attached to Order 175 of 2016. 

4. That the area contained in the Downtown Urban Revitalization Plan 
project boundaries is decadent as defined by M.G.L. c. 121B and as 
described in the Finding and Declaration of the Brockton 
Redevelopment Authority approved on January 6, 2016, and is in need 
of revitalization and redevelopment. 



5. That City Council approves the Downtown Urban Revitalization Plan 
prepared by A. G. Jennings LLC and Stantec, dated March 8, 2016, as 
amended. 

6. Requests the Mayor to submit the Urban Revitalization Plan, together 
with such other material as the Department may require, to the 
Department of Housing and Community Development for final approval. 

7. Upon the final approval of the urba.n renewal plan, and during its 
duration, requests that the Brockton Redevelopment Authority report 
annually on the status of implementation of the urban renewal plan. 

8. Requests the Mayor to submit an Environmental Notification Form to 
the Massachusetts Environmental Policy Act {MEPA) Office for a MEPA 
Certificate. 

9. Authorizes the Mayor to approve minor, non-substantive language 
changes to the Urban Revitalization Plan if such changes are 
recommended by the Department of Housing and Community 
Development or MEPA Office. 

10. That this order shall take effect upon its final approval by the 
Department of Housing and Community Development. 

SINT TO MAYOR FOR. APPROVAL 

Councilor Winthrop H. Farwell, Jr. 
In City Council July 25, 2016 

Councillor Farewell motioned to remove 
amendment and to move under suspension 
of rules and was properly seconded. 
The motion carried by a hand vote. 
Confirmed by a roll call vote taken 
by "yeas" and "nays"; eight members 
present and all voting in the 
affirmative. Councillors Barnes, 

han:being absent_. 

City Clerk 
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The Brockton Planning Board held a meeting on January 5, 2016 at 7:00 PM in 
GAR Room, 3rd Floor, City Hall.  

 
Members present:  Chair David Wheeler, Gary Keith, Andrea Burton, Robert 
Pelaggi, Reggie Thomas and Ollie Spears.  Also present were Pamela Gurley 
Planning Board secretary, Rob May, Director of Planning & Economic 
Development and Staff Planner Shane O’Brien.  

 
 
1.   Urban Re-Development Plan Vote  
Director of Planning Rob May said that the members of the Board have received 
copies of the comprehensive plan and revitalization plan and strategy.  He said 
the plan and strategy supports the city’s comprehensive plan and contains a 
summary of existing building conditions per MGL c121b.  
 
Mr. Spears asked about the time frame for implementation.  Mr. May said they 
are probably looking at 10 years, but the market is hot and he said he feels it can 
be done sooner. 
 
Lynne Smith spoke on behalf of the FDNA.  She said the association was 
involved in the planning process; she said there was a lot of public involvement.  
She said that was the easy part the hard part is coming...turning this plan into 
action.  She asked that the Board please move the plan forward. 
 
With no further comments the public portion was closed. 
 
Mr. Spears made the following motion:  the Planning Board finds that the 
Downtown Brockton Urban Revitalization plan prepared under MGL 121B is 
based on a local survey of conditions and is consistent with the city’s 
comprehensive plan.  Second by Mr. Keith and passed unanimously. 
 
2.  Site Plan Approval 
Property:  490 Forest Avenue - Proposed RMV Addition 
Applicant:  Carney Realty Trust   
Representative:  Greg Driscoll, Jacobs Driscoll Engineering 
Attorney Jack Yunits 
 
Attorney Yunits said that the Registry is looking to upgrade their technology and 
in order to complete the work needs to expand the existing building.  He said with 
this proposed addition the Registry will stay in Brockton at that location.  
 
Mr. Driscoll said the proposal is for a 24’x17’ addition; the insurance company will 
be relocating and entire building will be used by the registry.  He said he had 
revised plans showing the updates made for the Conservation Commission to 
address upgrades to stormwater.  He said they added a catch basin and 
relocated another catch basin, converted a catch basin to a manhole and added 
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a pre treatment structure.  They are reducing the amount of pavement by treating 
roof runoff and by adding a landscape island and green space.  
 
Mr. Thomas asked what the completion date was.  Mr. Kelly said the work should 
take about nine months; they want to be opened in the fall. 
 
There were no public comments and that portion of the hearing was closed.  
 
A motion was properly made (King), seconded (Thomas) and unanimously 
passed to grant site plan approval of the proposed addition to 490 Forest Avenue 
as shown on the plans as presented. 
 
3.  Site Plan Approval  
Property:  Proposed CVS 
Plot 34 Clifton Ave., 1267 Main St., 1245 Main St. 
12 Keith Ave. & 18 Keith Ave.      
Applicant:  C&S Development 
Representative:  Scott Faria, JK Holmgren Engineering 
Mike Coffman 
Attorney John F. Creedon 
 
Attorney Creedon said the property is a C-2 zone that abuts a residential zone in 
the rear and that the ZBA has issued a variance for use of the residential 
property.  He said the proposal is for a standard size CVS 13,000 sf, with 70 
parking spaces; however the façade is a-typical for Brockton.  He said that they 
have an arrangement that the old Keith family home may be moved at the 
neighborhood associations or the city’s expense to a new location if funds are 
made available, if not the home will be demolished.  He said Clifton/Keith will be 
left/right turn only; all utilities are on the property; they have agreed that truck 
deliveries, dumpster pick up etc. will be during day time hours and the area is 
well buffered.  He said that the developer has worked with the city and 
neighborhood association through this process 
 
Mr. Spears spoke and asked Attorney Creedon to apologize for a racially 
insensitive comment made during his presentation.  Attorney Creedon did so. 
 
Mr. Pelaggi asked what makes it a typical; Mr. Coffman said the architecture of 
the building is more of a colonial style to fit into the neighborhood.   
 
Mr. Wheeler said that the City is looking to have a sixth lighting fixture added to 
the site and he said it is his understanding that they have agreed to pay for six 
lighting fixtures in the abutting Keith Park and that the fixtures are to match the 
city’s lighting specs for downtown and City Hall.  Mr. Coffman said that is the 
agreement.  
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Mr. Keith asked if the dumpster location has been ironed out; Mr. Faria said that 
the location shows on the latest plan. Mr. May said that planning department 
worked along with the developer and the Keith Park Assoc. regarding upgrades 
to the façade, landscaping, lighting etc.  
 
When asked about the exits and entrances, Mr. Coffman said that the latest plan 
shows the driveway is positioned to utilize the existing street lights. 
 
Lynne Smith said she is the treasurer of the Keith Park Neighborhood Assoc.  
She said they were originally opposed to the CVS.  She said they took pictures of 
other store’s showing difference in facades.  She said this design is much more 
acceptable to the neighborhood and they are in support.   
 
Mr. Coffman said with respect to 12 Keith Ave. they will donate the home if 
private or public funds can be raised to re-locate the home.  Ms. Smith asked if 
the Keith Park Assoc. could have access to the home to remove any artifacts 
from the Keith family.  Mr. Coffman said they will arrange for access to the home.  
Mr. Pelaggi asked about the time frame for moving the home and Mr. Coffman 
said May would be the drop dead date. 
 
The public portion was closed. 
 
A motion was properly made (Keith) and seconded (Pelaggi) to grant site plan 
approval of the proposed CVS as shown on the plans as presented with the 
following conditions. 
 
A sixth lighting fixture shall be added to the CVS site.  The developer agreed to 
pay for six lighting fixtures in the abutting Keith Park and that those fixtures are to 
match the city’s lighting specifications used for the downtown and City Hall Plaza.  
All truck deliveries, dumpster pick up etc. will be during day time hours.  The City 
of Brockton and or the Keith Park Neighborhood Assoc. has until May 1, 2016 to 
secure the necessary funding and to relocate the home at 12 Keith Avenue.  If 
the home is not moved by that date the developer may proceed with the 
demolition.   
 
On the motion Mr. Spears said he wanted the record to reflect that the Keith Park 
Assoc. would have access to the Keith home.  Motion was unanimously passed. 
 
4.  Requested Amendment to Site Plan Approval 
Property:  Plot 30 Pearl Street 
Applicant:  Copeland Chevrolet  
Representative:  Scott Faria, JK Holmgren Engineering 
 
Mr. Faria said that corporate Chevrolet has requested a reduction in the size of 
the building.  He said the plan shows a reduction of 1,000’.  With that reduction 
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they were able to push back the parking area and increase the green space; 
everything else will remain the same. 
 
Mr. Keith asked if the section of the property that was not included in the original 
plan (separated by the ANR Plan) is still separate from this project.  Mr. Faria 
said there are no plans for that parcel now. 
 
Mr. Pelaggi asked if an acceptable buffer plan was worked out between the 
dealership and the cemetery; Mr. Faria said that it was and the plan shows 
extensive plantings and a vegetative screening. 
 
No one from the public commented and that portion of the hearing was closed.  
Mr. Faria asked if he needed to bring in new plans for signing.  Ms. Gurley said 
that he would need to bring in only those sheets that show the change in the 
building size. 
 
A motion was properly made (Keith), seconded (Spears) and unanimously 
passed to accept the revised plan as the new plan of record with the condition 
that those sheets showing the change to the building are brought into the office 
for signature.  
 
Unfinished Business 
Endorsement of ANR Plans, Subdivision Plans and/or Lot Releases  
 
Chestnut Woods – Bond Reduction 
Attorney John McCluskey said he was there on behalf of the current owner Ralph 
Campanelli.  He said they are requesting a bond reduction of $91,512 leaving the 
City with $22,671 to cover the remaining work.  He said Mr. Campanelli has sold 
off all the remaining lots but retains fee interest in public areas.  He said the 
remaining work includes some sidewalks, curbing, bounds and the as built plan.  
The members were previously provided with the breakdown.  Attorney 
McCluskey said that the office received verification that the paving contractor and 
engineer will honor their pricing.  
 
Mr. Pelaggi said that the work was done by TL Edwards.  He said he looked at 
the site and has no issue with that portion of the surety being returned.  Mr. Keith 
said he also looked at the site and concurs.   
 
A motion was properly made (Pelaggi), seconded (Keith) and unanimously 
passed to return the sum of $91,512 to the developer.   
 
Ms. Gurley asked that the members sign the approval letter for the 40R project at 
121 Main St. approved at last month’s meeting. 
 
She said that she had hoped to have the Pearl Street Subdivision plans 
approved last month for the Board to sign tonight, but did not get them back from 
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the City Clerk’s office in time for the meeting.  She asked that they stop into the 
office and sign the plan.  She explained that the developer is attempting to sell 
the existing single family home, but because it is tied to the subdivision cannot 
without a lot release.  She asked that the Board vote to release the existing home 
at 352 Pearl Street from the covenant.  There is no work proposed to that 
property, it is tied to the subdivision because a piece of that property was cut off 
and added to make the new lot.      
 
A motion was properly made (Spears) and seconded (Keith) to table the request 
to next month’s meeting.  
 
In favor: Spears & Keith  
Opposed: Wheeler, Pelaggi, Thomas & Burton 
Motion failed. 
 
Mr. Pelaggi asked Mr. Spears and Mr. Keith what their reason for not releasing 
that parcel would he.  He said there is no reason to hold up the existing home 
from being sold and the City will continued to hold the newly created lot until all 
the work in the street is completed. 
 
A motion was properly made (Pelaggi) and seconded (Burton) to release lot 2 
#352 Pearl Street released from the covenant. 
In favor: Wheeler, Pelaggi, Keith, Thomas & Burton 
Opposed:  Spears 
 
Ms. Gurley said the members received an ANR application for plot 27 Pearl 
Street to separate the homes at 525 & 529 into two lots so that they could be 
sold separately.   
 
A motion was properly made (Pelaggi), seconded (Keith) and unanimously 
passed to endorse the ANR as presented.   
 
Correspondence 
Minutes 
Updates from Board Members  
 
Meeting adjourned.   
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Assessors&Parcels&within&the&Downtown&Brockton&Revitalization&District&Proposed&Pursuant&to&Mass.&Gen.&Laws&Ch.&121B

PARCID STNO STNAME ACRE ZONING OWNER1 OWNER2 CAREOF MAILADD CITY ST ZIP
110S063 65 CENTRE&ST 0.394 C3 GREENE&HELEN&F&TRUSTEE 59&CENTRE&ST BROCKTON MA 02301
110S064 53 CENTRE&ST 0.146 C3 GREENE&HELEN&F&TRUSTEE 59&CENTRE&ST BROCKTON MA 02301
110S065 47 CENTRE&ST 0.197 C3 JLTS&L&L&C C/O&W&B&MASON&CO&INC 59&CENTRE&ST BROCKTON MA 02301
110S066 41 CENTRE&ST 0.354 C3 JLTS&III&LLC C/O&PAUL&FRANCIOSO/W&B&MA 59&CENTRE&ST BROCKTON MA 02301
150S025 93 CENTRE&ST 0.189 C2 ABDELMONEM&YEHIA&TR YOUMAR&REALTY&TRUST 93&CENTRE&ST BROCKTON MA 02301
109S200 50 CENTRE&ST&UNIT&A 0 C3 TRINITY&BROCKTON&PHASE&ONE&LP 75&FEDERAL&ST&4TH&FLOOR BOSTON MA 02110
109S201 50 CENTRE&ST&UNIT&B 0 C3 TRINITY&BROCKTON&FOUR&PHASE&ONE&LP 75&FEDERAL&ST&4TH&FLOOR BOSTON MA 02110
110S057 0 CHURCH&ST 0.122 C3 SCHOOL&CHURCH&CORPORATION 920&W&CHESTNUT&ST BROCKTON MA 02301
110S061 0 CHURCH&ST 0.1 C3 GREENE&HELEN&F&TRUSTEE 59&CENTRE&ST BROCKTON MA 02301
151S001 7 COMMERCIAL&ST 2.37 I2 CITY&OF&BROCKTON BROCKTON MA 02301
109S041 65 COURT&ST 0.175 C3 PORTER&65&COURT&ST&LLC C/O&JOHN&OCONNOR 26&EAST&WATER&ST ROCKLAND MA 02370
110S036 60 CRESCENT&ST 0.627 C3 HOLBROOK&COOPERATIVE&BANK C/O&CITY&OF&BROCKTON 45&SCHOOL&ST BROCKTON MA 02301
110S025 0 E&ELM&ST 0.349 C3 R&D&INVESTMENT&COMPANY 10040&REGENCY&CIRCLE OMAHA NE 68114
110S045 24 E&ELM&ST 0.099 C3 BROCKTON&MAIN&STREET&LLC 144&MAIN&ST BROCKTON MA 02301
109S044 0 FRANKLIN&ST 0.312 C3 CITY&OF&BROCKTON BROCKTON MA 02301
091S057 102 GREEN&ST 0.11 C3 BROCKTON&HOUSING&AUTHORITY 45&GODDARD&ROAD BROCKTON MA 02301
091S058 100 GREEN&ST 0.086 C3 NGUYEN&DUONG EMTHANH&NGUYEN&ETAL C/O&DUONG&NGUYEN&ETAL 100&GREEN&ST BROCKTON MA 02301
091S060 82 GREEN&ST 0.133 C3 SFG&REALTY&TRUST 93&LEGION&PARKWAY BROCKTON MA 02301
091S063 56 GREEN&ST 0.077 C3 NGUYEN&EMTHANH&T NHUT&V&TRAN C/O&EMTHANH&T&NGUYEN 56&GREEN&ST BROCKTON MA 02301
091S064 48 GREEN&ST 0.087 C3 OVERCOMERS&MINISTRIES INTERNATIONAL&(THE) 48&GREEN&ST BROCKTON MA 02301
091S065 42 GREEN&ST 0.104 C3 DESJARLAIS&MICHAEL PO&BOX&1842 BROCKTON MA 02303
091S301 84 GREEN&ST 0 C3 FERREIRA&ALBERTO 84&GREEN&ST BROCKTON MA 02301
091S302 86 GREEN&ST 0 C3 DUARTE&VANDERLEIA 86&GREEN&ST BROCKTON MA 02301
092S004 113 GREEN&ST 0.155 C2 D&&&S&GREEN&STREET&TRUST 21&KNOLL&RD MARSHFIELD MA 02050
092S005 111 GREEN&ST 0.127 C3 DDE&PROPERTY&MANAGEMNET&LLC 108&CUSHING&ST WALTHAM MA 02453S0427
092S006 109 GREEN&ST 0.136 C3 POWERS&THOMAS&J LORI&S&POWERS 55&OLD&POST&RD E&WALPOLE MA 02032
092S007 103 GREEN&ST 0.183 C3 DILL&EDWARD&J&JR 103&GREEN&ST BROCKTON MA 02301
092S008 81 GREEN&ST 0.577 C3 KEYS&OF&THE&KINGDOM&TABERNACLE OF&PRAYER&FOR&ALL&PEOPLE&INC 33&N&MAIN&ST BROCKTON MA 02301
092S010 59 GREEN&ST 0.162 C3 CITY&OF&BROCKTON 45&SCHOOL&ST BROCKTON MA 02301
092S011 0 GREEN&ST 0.171 C3 CITY&OF&BROCKTON BROCKTON MA 02301
092S012 0 GREEN&ST 0.197 C3 SUPREME&ENTERPRISES 855&BROADWAY RAYNHAM MA 02767
092S013 0 GREEN&ST 0.093 C3 FIRST&PARISH&CONGL&CHURCH 26&PLEASANT&ST BROCKTON MA 02301
091S200 66 GREEN&ST&U#1 0 C3 FERNANDES&JOAO 66&GREEN&ST&UNIT&1 BROCKTON MA 02301
091S201 66 GREEN&ST&U#2 0 C3 FERNANDES&JOAO&R 66&GREEN&ST&U#1 BROCKTON MA 02301
091S202 66 GREEN&ST&U#3 0 C3 FERNANDES&JOAO 66&GREEN&ST&#1 BROCKTON MA 02301
091S203 66 GREEN&ST&U#4 0 C3 FERNANDES&JOAO 66&GREEN&ST&#1 BROCKTON MA 02301
091S013 28 HIGH&ST 0.129 C3 SMITH&SUSIE&E&TRUSTEE C/O&THE&HOTEL&GRAYSON 32&HIGH&ST BROCKTON MA 02301
091S028 44 HIGH&ST 0.339 C3 STADELMANN&JOSEPH C/O&DUFF&AND&PHELPS PO&BOX&2549 ADDISON TX 75001
091S029 0 HIGH&ST 0.121 C3 CITY&OF&BROCKTON BROCKTON MA 02303
091S030 0 HIGH&ST 0.17 C3 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S031 0 HIGH&ST 0.1 C2 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S032 0 HIGH&ST 0.093 C2 CITY&OF&BROCKTON BROCKTON MA 02301
091S047 11 HIGH&ST 0.043 C3 CITY&OF&BROCKTON 45&SCHOOL&ST BROCKTON MA 02301
091S048 15 HIGH&ST 0.124 C3 CITY&OF&BROCKTON 45&SCHOOL&ST BROCKTON MA 02301
091S049 0 HIGH&ST 0.357 C3 W&&&H&MANAGMENT&LLC 95&TAMARACK&DRIVE STOUGHTON MA 02072
091S051 0 HIGH&ST 0.121 C3 HARBORONE&CREDIT&UNION 68&LEGION&PKWY BROCKTON MA 02301
091S052 0 HIGH&ST 0.067 C3 HARBORONE&CREDIT&UNION 68&LEGION&PKWY BROCKTON MA 02301
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PARCID STNO STNAME ACRE ZONING OWNER1 OWNER2 CAREOF MAILADD CITY ST ZIP
091S053 0 HIGH&ST 0.102 C3 CITY&OF&BROCKTON BROCKTON MA 02303
091S054 0 HIGH&ST 0.095 C3 CITY&OF&BROCKTON BROCKTON MA 02303
091S055 0 HIGH&ST 0.111 C2 HOWARD&ROBERT JIMMY&THOMAS 7&HILLTOP&LANE S&EASTON MA 02375
091S014 0 L&ST 0.09 C3 YANNONE&ARTHUR&G&JR&TR RAY&NINE&REALTY&TRUST 33&W&ELM&ST BROCKTON MA 02301
091S015 0 L&ST 0.07 C3 YANNONE&ARTHUR&G&JR&TR RAY&NINE&REALTY&TRUST 33&W&ELM&ST BROCKTON MA 02301
091S016 0 L&ST 0.05 C3 CITY&OF&BROCKTON BROCKTON MA 02303
091S017 26 L&ST 0.11 C3 CITY&OF&BROCKTON BROCKTON MA 02303
091S018 42 L&ST 0.117 C2 DUARTE&JOSE&C 42&L&ST BROCKTON MA 02301
091S021 0 L&ST 0.08 C2 CITY&OF&BROCKTON BROCKTON MA 02301
091S022 0 L&ST 0.107 C3 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S023 0 L&ST 0.087 C3 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S024 0 L&ST 0.07 C3 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S026 0 L&ST 0.128 C3 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S027 0 L&ST 0.102 C3 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S077 0 L&ST 0.016 C2 YANNONE&ARTHUR&G&JR&TR RAY&NINE&REALTY&TRUST 33&W&ELM&ST BROCKTON MA 02301
091S025 0 L&ST&U#25 0.065 C3 STADELMANN&JOSEPH 56&CHERRY&ST BROCKTON MA 02301
091S035 0 LEGION&PW 0.107 C2 BFS&RETAIL&&&COMMERCIAL&OPERATIONS C/O&BRIDGESTONE&AMERICAS 535&MARRIOTT&DR&9TH&FLSTAX&DEPT NASHVILLE TN 37124
091S036 94 LEGION&PW 0.153 C3 MESSIAH&BAPTIST&CHURCH 80&LEGION&PKWY BROCKTON MA 02301
091S037 0 LEGION&PW 0.087 C3 MESSIAH&BAPTIST&CH&OF&BROCKTON 80&LEGION&PKWY BROCKTON MA 02301
091S038 78 LEGION&PW 0.086 C3 MESSIAH&BAPTIST&CHURCH 80&LEGION&PKWY BROCKTON MA 02301
091S039 68 LEGION&PW 0.221 C3 HARBORONE&CREDIT&UNION 68&LEGION&PKWY BROCKTON MA 02301
091S040 40 LEGION&PW 0.11 C3 W&&&H&MANAGEMENT&LLC 95&TAMARACK&DRIVE STOUGHTON MA 02072
091S041 30 LEGION&PW 0.256 C3 TORCH&ENTERPRISE&LLC 26&ARROWWOOD&ST METHUEN MA 01844
091S050 60 LEGION&PW 0.247 C3 HARBORONE&CREDIT&UNION 68&LEGION&PARKWAY BROCKTON MA 02301
091S073 63 LEGION&PW 0.152 C3 NICKOLAKAKOS&DESPINA&TRUSTEE C/O&STAMATOS&FAMILY&PROP 619&CENTRE&ST JAMAICA&PLAIN MA 02130
091S074 89 LEGION&PW 0.055 C3 LANIAS&ILIAS &&TASIA&LANIAS&TRS 93&LEGION&PARKWAY BROCKTON MA 02301
091S075 0 LEGION&PW 0.096 C3 WOLDENTENSE&AZEB AND&SAMI&HERBAWI&TRUSTEES 30&RIVER&ST CAMBRIDGE MA 02139
091S076 111 LEGION&PW 0.138 C2 WOLDENTENSE&AZEB SAMI&HERBAWI&TRUSTEES 30&RIVER&ST CAMBRIDGE MA 02139
091S078 79 LEGION&PW 0.105 C3 GIANNAROS&NIKOLAOS SAMIRA&GIANNAROS&TRS 215&CANDY&LANE BROCKTON MA 02301
091S207 71 LEGION&PW 0 C3 HOLTON&BETTINA&M 130&LIBERTY&ST&#14 BROCKTON MA 02301
091S208 71 LEGION&PW 0 C3 YOUNG&EVAN&J 71&LEGION&PW&UNIT&21 BROCKTON MA 02301
091S212 71 LEGION&PW 0 C3 BURKE&WILLIAM&F&JR &&PATRICK&J&DONOVAN C/O&PATRICK&J&DONOVAN 71&LEGION&PKWY&#25 BROCKTON MA 02301
091S216 49 LEGION&PW 0.055 C3 EFREMIDIS&JOHN&TR 215&LINCOLN&STREET N&EASTON MA 02356
091S217 43 LEGION&PW 0.097 C3 MSNS&LIMITED&COMPANY 71&OVERLOOK&DR CARLISLE MA 01741
091S204 71 LEGION&PW&U#11 0 C3 BUCKLEY&KENNETH D&SEAN&NOONAN 71&LEGION&PKWY BROCKTON MA 02301
091S204A 71 LEGION&PW&U#12 0 C3 BUCKLEY&KENNETH D&SEAN&NOONAN 71&LEGION&PARKWAY&&12 BROCKTON MA 02301
091S205 71 LEGION&PW&U#14 0 C3 SILVERSTEIN&JACK&O CYNTHIA&A&WELTERSSILVERSTEIN 71&LEGION&PKWY&STE&30 BROCKTON MA 02301
091S206 71 LEGION&PW&U#15 0 C3 HASSETT&&ARTHUR&J&&III 71&LEGION&PKWY&UNIT&15 BROCKTON MA 02301
091S206A 71 LEGION&PW&U#16 0 C3 LENNON&PATRICIA&A 71&LEGION&PKWY&STE&16 BROCKTON MA 02301
091S209 71 LEGION&PW&U#22 0 C3 MARROCCO&ALFRED&M 71&LEGION&PKWY&UNIT&22 BROCKTON MA 02301
091S210 71 LEGION&PW&U#23 0 C3 SOHMER&&ALEC&G 71&LEGION&PW&&STE&23 BROCKTON MA 02301
091S211 71 LEGION&PW&U#24 0 C3 SILVERSTEIN&JACK&O&TR CYNTHIA&A&WELTER&SILVERSTEIN&TR 71&LEGION&PKWY&STE&30 BROCKTON MA 02301
091S213 71 LEGION&PW&U#26 0 C3 THEVENIN&THOMAS&E &&ARTHUR&R&THEVENIN&TRUSTEES C/O&MALLOY&LYNCH&BIENVENU 99&LONGWATER&CR&STE&200 NORWELL MA 02061
091S214 71 LEGION&PW&U#30 0 C3 SILVERSTEIN&RALPH&&&JOHN&CREE 71&LEGION&PW&3RD&FLOOR BROCKTON MA 02301
091S215 71 LEGION&PW&U#31 0 C3 SILVERSTEIN&RALPH&&&JOHN&CREE 71&LEGION&PW&3RD&FLOOR BROCKTON MA 02301
110S051 0 LINCOLN&ST 1.171 C3 CITY&OF&BROCKTON BROCKTON MA 02301
110S052 0 LINCOLN&ST 0.138 C3 SCHOOL&CHURCH&CORPORATION 920&W&CHESTNUT&ST BROCKTON MA 02301
110S053 0 LINCOLN&ST 0.144 C3 SCHOOL&CHURCH&CORPORATION 920&W&CHESTNUT&ST BROCKTON MA 02301
091S007 157 MAIN&ST 0.377 C3 MIHOS&JAMES&C&TRUSTEE C/O&MARLAND&REALTY&LLC PO&BOX&4137 BROCKTON MA 02303
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PARCID STNO STNAME ACRE ZONING OWNER1 OWNER2 CAREOF MAILADD CITY ST ZIP
091S008 147 MAIN&ST 0.241 C3 MIHOS&CHRISTY&J PETER&J&MIHOS&ETAL&TRS C/O&MARLAND&REALTY&LLC 157&MAIN&ST BROCKTON MA 02301
091S009 141 MAIN&ST 0.245 C3 MERIAN&JOHN ALYCE&R&MERIAN&TRUSTEES 115&WEST&ST BROCKTON MA 02301
091S010 137 MAIN&ST 0.252 C3 MERIAN&JOHN ALYCE&R&MERIAN&TRS 115&WEST&ST BROCKTON MA 02301
091S012 121 MAIN&ST 0.39 C3 BROCKTON&MAIN&ST&IMPROV&LLC 100&STATE&ST&&FL&11 BOSTON MA 02109
091S042 89 MAIN&ST 0.499 C3 BIXBY&BROCKTON&LLC 536&GRANITE&ST BRAINTREE MA 02184
091S044 103 MAIN&ST 0.085 C3 BIXBY&BROCKTON&LLC 536&GRANITE&ST BRAINTREE MA 02184
091S045 105 MAIN&ST 0.077 C3 MATHE&VRONSKY MARTINOT&MATHE&TR 125&HEALY&TR BROCKTON MA 02301
091S069 0 MAIN&ST 0.137 C3 BROCKTON&NEIGHBORHOOD&HEALTH CENTER&INC 231&MAIN&ST&3RD&FL BROCKTON MA 02301
091S070 63 MAIN&ST 1.003 C3 BROCKTON&NEIGHBORHOOD&HEALTH CENTER&INC 231&MAIN&ST&3RD&FL BROCKTON MA 02301
091S079 0 MAIN&ST 0.253 C3 CITY&OF&BROCKTON BROCKTON MA 02301
092S014 19 MAIN&ST 0.238 C3 CITY&OF&BROCKTON 45&SCHOOL&ST BROCKTON MA 02301
092S201 1 MAIN&ST 0 C3 DAVOS&YIANNIS&TRUSTEE ONE&MAIN&ST&RE&TRUST C/O&DAVOS&SUPREME&ENTERPR 855&BROADWAY RAYNHAM MA 02767
092S202 3 MAIN&ST 0 C3 DAVOS&YIANNIS&TRUSTEE ONE&MAIN&ST&RE&TRUST C/O&DAVOS&SUPREME&ENTERPR 855&BROADWAY RAYNHAM MA 02767
092S203 5 MAIN&ST 0 C3 DAVOS&YIANNIS&TRUSTEE ONE&MAIN&ST&RE&TRUST C/O&DAVOS&SUPREMEN&ENTERP 855&BROADWAY RAYNHAM MA 02767
092S204 9 MAIN&ST 0 C3 DAVOS&YIANNIS&TRUSTEE ONE&MAIN&ST&RE&TRUST C/O&DAVOS&SUPREME&ENTERPR 855&BROADWAY RAYNHAM MA 02767
092S205 11 MAIN&ST 0 C3 DAVOS&YIANNIS&TRUSTEE ONE&MAIN&ST&RE&TRUST C/O&DAVOS&SUPREME&ENTERPR 855&BROADWAY RAYNHAM MA 02767
092S206 13 MAIN&ST 0 C3 DAVOS&YIANNIS&TRUSTEE ONE&MAIN&ST&RE&TRUST C/O&DAVOS&SUPREME&ENTERPR 855&BROADWAY RAYNHAM MA 02767
109S043 4 MAIN&ST 0.466 C3 ROCKLAND&TRUST&COMM&DVLPMENT&LLC 120&LIBERTY&ST BROCKTON MA 02301
109S051 20 MAIN&ST 0.077 C3 JOHNSON&HEATH&TRUSTEE THE&SOL&JOHNSON&JR&IRR&TR 22&OTIS&ST BROCKTON MA 02302
109S052 28 MAIN&ST 0.495 C2 COMMONWEATH&OF&MASSACHUSETTS C/O&CAPITAL&ASSET&MANAGEM ONE&ASHBURTON&PL BOSTON MA 02108
109S058 52 MAIN&ST 0.501 C3 TRINITY&BROCKTON&COMMERCIAL&LP 75&FEDERAL&ST&4TH&FLOOR BOSTON MA 02110
109S062 0 MAIN&ST 0.082 C3 CITY&OF&BROCKTON BROCKTON MA 02301
110S023 166 MAIN&ST 0.34 C3 SFI&LTD&PARTNERSHIP&18 10040&REGENCY&CIRCLE OMAHA NE 68114
110S041 0 MAIN&ST 0.334 C3 BROCKTON&MAIN&STREET&LLC 144&MAIN&ST BROCKTON MA 02301
110S042 132 MAIN&ST 0.196 C3 142&MAIN&STREET&LLC 627&PLEASANT&ST BROCKTON MA 02301
110S043 144 MAIN&ST 0.309 C3 BROCKTON&MAIN&STREET&LLC 144&MAIN&ST BROCKTON MA 02301
110S044 156 MAIN&ST 0.108 C3 DUFFY&BARBARA&TRUSTEE PLAZA&REALTY&TRUST C/O&BARBARA&DUFFY 497&DEPOT&ST S&EASTON MA 02375
110S055 100 MAIN&ST 0.305 C3 BIXBY&BROCKTON&LLC C/O&AFFORDABLE&HSG&&&SVCS 536&GRANITE&ST BRAINTREE MA 02184
110S058 90 MAIN&ST 0.401 C3 SAFE&PROPERTIES&INC 104&MARKET&ST ROCKLAND MA 02370
110S059 0 MAIN&ST 0.229 C3 SAFE&PROPERTIES&INC 3&KAYAK&TRAIL NORTON MA 02766
110S074 0 MAIN&ST 0.085 C3 NESSRALLA&JOSEPH&J&TRUSTEE 142&MAIN&STREET&TRUST 629&PLEASANT&ST BROCKTON MA 02301
110S077 184 MAIN&ST 1.19 C3 CITY&OF&BROCKTON BROCKTON MA 02301
092S301 7 MAIN&ST&UNIT&101 0 C3 MAMAKOS&STEPHANIE&E 855&BROADWAY&ST RAYNHAM MA 02767
092S302 7 MAIN&ST&UNIT&102 0 C3 PALREDDY&KIRAN&R 7&MAIN&ST&UNIT&102 BROCKTON MA 02301
092S303 7 MAIN&ST&UNIT&103 0 C3 DAVOS&YIANNIS&TR C/O&DAVOS&SUPREME 855&BROADWAY RAYNHAM MA 02767
092S304 7 MAIN&ST&UNIT&104 0 C3 LINDQUIST&DENISE 105&LOUNSBURY&DR RAYNHAM MA 02767
092S305 7 MAIN&ST&UNIT&105 0 C3 KAPOOR&NAKUL 7&MAIN&ST&UNIT&105 BROCKTON MA 02301
092S306 7 MAIN&ST&UNIT&106 0 C3 DAVOS&YIANNIS 855&BROADWAY&ST RAYNHAM MA 02767
092S307 7 MAIN&ST&UNIT&107 0 C3 MONTOYA&CLARA 7&MAIN&ST&UNIT&107 BROCKTON MA 02301
092S308 7 MAIN&ST&UNIT&108 0 C3 LOUCAGOS&DIMITRIOS C/O&STAVROULA&LOUCAGOS 913&SOUTH&ST BRIDGEWATER MA 02324
092S309 7 MAIN&ST&UNIT&201 0 C3 AHUJA&VINAYAK 34&DANVILLE&DR GREENLAWN NY 11740
092S310 7 MAIN&ST&UNIT&202 0 C3 AHDOOT&DANIEL 7&MAIN&ST&UNIT&202 BROCKTON MA 02301
092S311 7 MAIN&ST&UNIT&203 0 C3 AL&HUMADI&MOHANED 1&SKYVIEW&DR ORLEANS NY 14760
092S312 7 MAIN&ST&UNIT&204 0 C3 DAVOS&PETER 855&BROADWAY&ST RAYHAM MA 02767
092S313 7 MAIN&ST&UNIT&205 0 C3 DAVOS&PETER&Y 855&BROADWAY RAYNHAM MA 02767
092S314 7 MAIN&ST&UNIT&206 0 C3 DAVOS&MARY&Y 855&BROADWAY&ST RAYNHAM MA 02767
092S315 7 MAIN&ST&UNIT&207 0 C3 ARLOCK&DANA&L 2&JOHNSON&FARM&LANE E&BRIDGEWATER MA 02333
092S316 7 MAIN&ST&UNIT&208 0 C3 LAM&ANH&KY 17&FAIRVIEW&ST QUINCY MA 02169
109S006 8 MONTELLO&ST 0.651 C2 NESSEN&DANA&A&TR 8&MONTELLO&RLTY&TRUST 8&MONTELLO&ST BROCKTON MA 02301
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109S007 46 MONTELLO&ST 0.697 C2 MCLAUGHLIN&BRIAN&J C/O&BROCKTON&PARKING&AUTH 60&SCHOOL&STREET BROCKTON MA 02301
109S008 66 MONTELLO&ST 0.478 C2 COBB&CORNER&LIMITED&PARTNERSHIP 1401&PROVIDENCE&HWY&#4 NORWOOD MA 02062
109S009 0 MONTELLO&ST 0.968 C3 TRINITY&BROCKTON&LP 75&FEDERAL&ST&4TH&FLR BOSTON MA 02110
109S012 33 MONTELLO&ST 0.198 C3 ZEOLI&ANTHONY&J &&BARBARA&A&ZEOLI 14&SNELL&AVE BROCKTON MA 02301
109S013 23 MONTELLO&ST 0.078 C3 CARDOSO&ANTONIA&V 480&W&ELM&ST BROCKTON MA 02301
109S014 7 MONTELLO&ST 0.249 C3 MACDONALD&CRAIG&N&TRUSTEE PORTER&BUILDING&TRUST 26&E&WATER&ST ROCKLAND MA 02370
109S045 0 MONTELLO&ST 0.302 C3 OCONNOR&JOHN&M&TRUSTEE 26&E&WATER&ST ROCKLAND MA 02370
110S062 95 MONTELLO&ST 0.228 C3 MARINO&GUY&J JOSEPH&A&MARINO&III&TRS 15&GUNWOOD&LANE N&EASTON MA 02356
110S079 0 MONTELLO&ST 0.009 C3 OLD&COLONY&PLANNING&COUNCIL REG&OPER&&&MGMT&INC 70&SCHOOL&ST BROCKTON MA 02301
110S080 0 MONTELLO&ST 0.022 C3 METRO&SOUTH&CHAMBER&OF&COMM 60&SCHOOL&ST BROCKTON MA 02301
150S026 100 MONTELLO&ST 0.081 C2 ABDELMONEM&YEHIA 93&CENTRE&ST BROCKTON MA 02302
150S027 0 MONTELLO&ST 0.08 C2 ABDELMONEM&YEHIA&TR YOUMAR&REALTY&TRUST 93&CENTRE&ST BROCKTON MA 02302
150S029 124 MONTELLO&ST 0.516 C2 CAPSTON&COMMUNITIES 165&AMORY&ST CAMBRIDGE MA 02139
150S032 148 MONTELLO&ST 0.075 C2 CARDOSO&CAFE&INC 146&MONTELLO&ST BROCKTON MA 02301
150S033 158 MONTELLO&ST 0.521 C2 MONTELLO&STREET&EXPRESS&LLC 158&MONTELLO&ST BROCKTON MA 02301
150S034 188 MONTELLO&ST 0.221 C2 TWO&ZERO&EIGHT&MONTELLO STREET&LLC 208&MONTELLO&ST BROCKTON MA 02301
150S035 0 MONTELLO&ST 0.073 C2 TWO&ZERO&EIGHT&MONTELLO STREET&LLC 208&MONTELLO&ST BROCKTON MA 02301
150S036 208 MONTELLO&ST 0.525 C2 TWO&ZERO&EIGHT&MONTELLO ST&LLC 208&MONTELLO&ST BROCKTON MA 02301
150S048 0 MONTELLO&ST 0.082 C2 TWO&ZERO&EIGHT&MONTELLO STREET&LLC 208&MONTELLO&ST BROCKTON MA 02301
109S003 21 N&MONTELLO&ST 0.462 C2 CHEN&JIANJUN C/O&HONOUR&CROWN&ASIA&INC 26&ASHWOOD&AV WILMINGTON MA 01887
109S004 0 N&MONTELLO&ST 0.196 C2 CHEN&JIANJUN C/O&HONOUR&CROWN&ASIA&INC 26&ASHWOOD&AV WILMINGTON MA 01887
109S005 5 N&MONTELLO&ST 0.252 C2 CHEN&JIANJUN C/O&HONOUR&CROWN&ASIA&INC 26&ASHWOOD&AV WILMINGTON MA 01887
109S053 28 PETRONELLI&WA 0.129 C5 ISRAEL&SHEAR&YASHUB 630&WARREN&ST DORCHESTER MA 02119
109S054 0 PETRONELLI&WA 0.346 C3 CITY&OF&BROCKTON BROCKTON MA 02301
109S055 0 PETRONELLI&WA 0.237 C3 CITY&OF&BROCKTON BROCKTON MA 02301
109S057 0 PETRONELLI&WA 0.095 C3 TRINITY&BROCKTON&LIMITED PARTNERSHIP 75&FEDERAL&ST&4TH&FL BOSTON MA 02110S1900
109S073 0 PETRONELLI&WA 0.781 C3 TRINITY&BROCKTON&LP 75&FEDERAL&ST&4TH&FLR BOSTON MA 02110
092S022 12 PLEASANT&PL 0.146 C3 BRAMBLE&NATASHA&S 12&PLEASANT&PL BROCKTON MA 02301
092S023 0 PLEASANT&PL 0.131 C3 ST&PAULS&PROTESTANT&EPISCOPAL CHURCH 80&PLEASANT&ST BROCKTON MA 02301
092S001 108 PLEASANT&ST 0.316 C2 GORANITIS&IRENE 126&COMMONWEALTH&AV DEDHAM MA 02026
092S016 24 PLEASANT&ST 0.61 C3 MT&MORIAH&BAPTIST&CHURCH&INC 26&PLEASANT&ST BROCKTON MA 02301
092S017 42 PLEASANT&ST 0.264 C3 CITY&OF&BROCKTON BROCKTON MA 02301
092S018 52 PLEASANT&ST 0.186 C3 CITY&OF&BROCKTON BROCKTON MA 02301
092S019 0 PLEASANT&ST 0.166 C3 CITY&OF&BROCKTON BROCKTON MA 02301
092S020 66 PLEASANT&ST 0.067 C3 ACOSTA&ANTONIO&TRUSTEE THE&66&PLEASANT&STREET&REALTY&TRUST 90&RIVERVIEW&ST BROCKTON MA 02302
092S021 74 PLEASANT&ST 0.303 C3 BROCKTON&CHURCH&OF&GOD&INC 371&MAIN&ST BROCKTON MA 02301
092S024 80 PLEASANT&ST 0.367 C3 BROCKTON&CHURCH&OF&GOD&INC 371&MAIN&ST BROCKTON MA 02301
092S025 102 PLEASANT&ST 0.226 C3 NE&CONF&CORP&7TH&DAY&ADVENTISTS C/O&BROCKTON&PORTUGESE&SD PO&BOX&983 BROCKTON MA 02303
092S025A 0 PLEASANT&ST 0.072 C3 BROCKTON&CHURCH&OF&GOD&INC 371&MAIN&ST BROCKTON MA 02301
110S018 26 SCHOOL&ST 0.152 C3 BERKSHIRE&INVESTMENTS&LLC 11&WALNUT&HILL&RD CHESTNUT&HILL MA 02467
110S047 45 SCHOOL&ST 1.42 C3 CITY&OF&BROCKTON BROCKTON MA 02301
110S048 70 SCHOOL&ST 0.139 C3 OCPC&REGIONAL&OPERATION MANAGEMENT&INC 70&SCHOOL&ST BROCKTON MA 02301
110S049 60 SCHOOL&ST 0.22 C3 METRO&SOUTH&CHAMBER&OF&COMMERCE 60&SCHOOL&ST BROCKTON MA 02301
110S050 0 SCHOOL&ST 0.073 C3 METRO&SOUTH&CHAMBER COMMERCE&INC 60&SCHOOL&ST BROCKTON MA 02301
110S054 34 SCHOOL&ST 0.394 C3 SCHOOL&CHURCH&CORPORATION 920&W&CHESTNUT&ST BROCKTON MA 02301
110S082 0 SCHOOL&ST 0.236 C3 BERKSHIRE&INVESTMENTS&LLC 11&WALNUT&HILL&RD CHESTNUT&HILL MA 02467
150S047 125 SCHOOL&ST 0.146 C2 TWO&ZERO&EIGHT&MONTELLO STREET&LLC 208&MONTELLO&ST BROCKTON MA 02301
110S028 0 V&F&W&PW 0.173 C3 BROCKTON&COMMONS&ASSOCIATES&II&LLC 100&GRANDVIEW&AV&STE&207 BRAINTREE MA 02184
110S032 55 V&F&W&PW 1.82 C3 BROCKTON&COMMONS&ASSOCIATES&I&LLC 100&GRANDVIEW&RD&STE&207 BRAINTREE MA 02184
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091S001 95 W&ELM&ST 0.169 C2 ASACK&GEORGE&N&TRUSTEE ASACK&REALTY&TRUST 95&W&ELM&ST BROCKTON MA 02301
091S002 0 W&ELM&ST 0.141 C2 CENTRAL&METHODIST&CHURCH C/O&TREASURER 65&W&ELM&ST BROCKTON MA 02301
091S003 65 W&ELM&ST 0.511 C3 CENTRAL&METHODIST&CHURCH 65&W&ELM&ST BROCKTON MA 02301
091S004 0 W&ELM&ST 0.138 C3 LEVINE&BARRY C/O&BROCKTON&EDCC 60&SCHOOL&ST BROCKTON MA 02301
091S005 47 W&ELM&ST 0.171 C3 BROCKTON&EDCC 60&SCHOOL&ST BROCKTON MA 02301
091S006 31 W&ELM&ST 0.272 C3 YANNONE&ARTHUR&G&JR&TR RAY&NINE&REALTY&TRUST 33&W&ELM&ST BROCKTON MA 02301
110S026 0 W&ELM&ST 0.184 C3 CITY&OF&BROCKTON&TR BROCKTON MA 02301
052S017 81 WARREN&AV 0.327 C2 NEK&REALTY&CORPORATION
091S019 162 WARREN&AV 0.166 C2 BTF&ENTERPRISES&INC C/O&NAVIAH&ACADEMY&LLC 683&BOYLSTON&ST BROOKLINE MA 02445
091S020 0 WARREN&AV 0.124 C2 CITY&OF&BROCKTON BROCKTON MA 02302
091S033 136 WARREN&AV 0.104 C3 NASIOS&REALTY&LLC 136&WARREN&AVE BROCKTON MA 02301
091S034 126 WARREN&AV 0.253 C2 FIRESTONE&TIRE RUBBER&COMPANY C/O&BRIDGESTONE&AMERICAS 535&MARRIOTT&DR&9TH&FLSTAX&DEPT NASHVILLE TN 37214
091S056 76 WARREN&AV 0.243 C2 BRASS&DAVID&M 9&JENNIFER&WAY S&EASTON MA 02375
092S002 28 WARREN&AV 0.5 C2 NORTHEASTERN&CONFERENCE&CORP SEVENTH&DAY&ADVENTISTS&INC 28&WARREN&AVE BROCKTON MA 02301
092S003 48 WARREN&AV 0.065 C2 GONCALVES&EUCLIDES MARIA&GONCALVES 8436&MIRAMAR&PKWY MIRAMAR FL 33025

Data$source:$City$of$Brockton$Assessor,$2015.
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Appendix C: Report of the Citizens Advisory Committee 
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MEMORANDUM)
To:!! Brockton!Redevelopment!Board!of!Directors!

From:! Citizens!Advisory!Committee!of!the!Brockton!Redevelopment!Authority!

Re:! CAC!Recommendation!to!the!Urban!Revitalization!Plan!

Date:! December!11,!2015!

The!following!are!recommendations!and!suggestions!to!the!Downtown!Brockton!Urban!Redevelopment!
Plan!Draft,!dated!December!7,!2015.!These!recommendations!are!the!results!of!two!meeting!of!the!CAC!
on!Monday,!December!7th!and!Wednesday,!December!9th.!!

1. Include properties located at 125 Pleasant Street; Map 092-026; (Fernandez Family 
Liquor Store) and 99 Warren Avenue; Map 053-014; (Apollo House) into the district as 
acquisitions and rehabilitations. 

2. South end boundary of the district end at East Elm Street onto School Street, instead of 
Crescent Street onto Montello Street. 

3. Bigger amphitheatre within the district that can accommodate live music; work-lab space 
4. High-end restaurants 
5. Collaboration with local colleges 
6. College or post high school educational institutions to provide hands-on certificate 

programs such as electrician, plumbers, HVAC training. 
7. Boutique hotel 
8. Pub-Bars/Sports brewery 
9. Places for children to go to, i.e. arcade (Dave and Busters) 
10. Throughway for Salisbury Park; parking app; shops at downtown crossing 
11. Wi-Fi in Urban Revitalization District 

 

!

!
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Appendix D: Restricted Use Appraisal Reports and Source Data for 
Property Value Estimates 
 
  



 
 
Restricted Use Appraisal Report 

 
0 Main Street 
ID 110-059 
Brockton, Massachusetts 

 
 
 
 
 
 

 
Prepared for: 

Mr. Drew Leff 
Principal 
Stantec 

226 Causeway Street 
Boston, MA 02114 

 
Date of Value Estimate 

 
February 5, 2016 

 
Date of Report 

 
February 14, 2016 
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Main Street 
 110-059 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.229 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Main Street and further identified with the Assessor ID 
of 110-059, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.229 acres of unimproved land.  According to the 
data reviewed, the subject is owned by Safe Properties who have owned the property 
since October 31, 2013.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$109,728 that we rounded to $110,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$110,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$110,000  
ONE HUNDRED TEN THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
 
 



 
 
Restricted Use Appraisal Report 

 
0 Montello Street 
ID 109-045 
Brockton, Massachusetts 

 
 
 
 
 
 

 
Prepared for: 

Mr. Drew Leff 
Principal 
Stantec 

226 Causeway Street 
Boston, MA 02114 

 
Date of Value Estimate 

 
February 5, 2016 

 
Date of Report 

 
February 14, 2016 

 
   
 
 
 
 
 
 

 
 



 

 
 

1 
 

BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Montello Street 
 109-045 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.302 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Montello Street and further identified with the Assessor 
ID of 109-045, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.302 acres of unimproved land.  According to the 
data reviewed, the subject is owned by the John O’Conner Trust who have owned the 
property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$144,706 that we rounded to $140,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$140,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$140,000  
ONE HUNDRED FORTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Montello Street 
 150-127 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.080 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Montello Street and further identified with the Assessor 
ID of 150-127, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.080acres of unimproved land.  According to the 
data reviewed, the subject is owned by Yehia Abdelmonem  who has owned the property 
since October 2, 1992.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the data provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$38,333 that we rounded to $40,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$40,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$40,000  
FORTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
 
 



0 Montello Street 
150-127 
Brockton, MA 
 

 
 

 
 

9 

APPENDIX



 
 
 

10 
 

Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   North Montello Street 
 109-004 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.196acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Montello Street and further identifies with the Assessor 
ID of 109-004, is located on a single unimproved parcel of land. According to the 
Brockton Tax Assessor’s  office  the site has a total 0.196 acres.  According to the data 
reviewed, the subject is owned by Chen Jianjun C/O Honour Crown Asia Inc who have 
owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor. 
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$93,915 that we rounded to $900,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$90,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$90,000  
NINETY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  



North Montello Street 
109-004 
Brockton, MA 
 

 
 
 

 

7 

CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
 
 



 
 
Restricted Use Appraisal Report 

 
0 Petronelli Way 
ID 109-057 
Brockton, Massachusetts 

 
 
 
 
 
 

 
Prepared for: 

Mr. Drew Leff 
Principal 
Stantec 

226 Causeway Street 
Boston, MA 02114 

 
Date of Value Estimate 

 
February 5, 2016 

 
Date of Report 

 
February 14, 2016 

 
   
 
 
 
 
 
 

 
 



 

 
 

1 
 

BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Petronelli Way 
 109-045 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.095 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 



0 Petronelli Way 
109-057 
Brockton, MA 
 

 
 
 

 

2 

 
Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Petronelli Way and further identified with the Assessor 
ID of 109-057, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.095 acres of unimproved land.  According to the 
data reviewed, the subject is owned by the Brockton Parking Authority who have owned 
the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$45,520 that we rounded to $50,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$50,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$50,000  
ONE HUNDRED FORTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   5 North Montello Street 
 109-005 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.252 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 5 Montello Street and further identified with the Assessor 
ID of 109-005, is located on a single unimproved parcel of land. According to the 
Brockton Tax Assessor’s  office  the site has a total 0.252 acres.  According to the data 
reviewed, the subject is owned by Chen Jianjun C/O Honour Crown Asia Inc who have 
owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor. 
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$120,748 that we rounded to $120,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$120,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$120,000  
ONE HUNDRED TWENTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   8 North Montello Street 
 109-006 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.651 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 8 Montello Street and further identified with the Assessor 
ID of 109-006, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.651 acres and contains a 760 square foot retail 
building that was built in 1967.  According to the data reviewed, the subject is owned by 
Nessen Dana A Tr 8 Montello Rlty Trust who have owned the property for more than 
three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.  Given the limited size of the existing structures and its age and condition 
we did not place any added value of the building. 
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$311,933 that we rounded to $310,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$310,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$310,000  
THREE HUNDRED TEN THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
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our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   48 Warren Avenue 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. 48 Warren Avenue a 0.065 acre parcel of land that is improved with a 1,781 square 
foot single family home.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 48 Warren Avenue, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.065 acres.  It is 
improved with a 1,781 square foot unit single family home that was built in 1925. 
According to the data reviewed, the subject is owned by Maria and Euclid Goncalves 
who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We have relied on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the current unit represents the Highest and Best Use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$55.00 per foot of building, based on the market data reviewed and the information 
provided by the assessor. 
 
As-Is Value 
 
The application of the $55.00 per foot estimate yields a preliminary indicated value of 
$97,955 that we rounded to $100,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach indicates a value of 
$100,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$100,000  
ONE HUNDRED THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   100 Montello Street 
 150-126 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.081 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 100 Montello Street and further identified with the 
Assessor ID of 150-126, is located on a single parcel of land. According to the Brockton 
Tax Assessor’s  office  the site has a total 0.081acres of unimproved land.  According to 
the data reviewed, the subject is owned by Yehia Abdelmonem  who has owned the 
property since January 8, 2014.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$38,812 that we rounded to $40,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$40,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$40,000  
FORTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   102 Pleasant Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. 102 Pleasant Street is a 0.226 acre parcel of land that is improved with a 3,361 
square foot structure that currently operates as a house of worship.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 



102 Pleasant Street 
Brockton, MA 
 

 
 
 

 

2 

 
Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 102 Pleasant Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.226 acres.  It is 
improved with a 3,361 square foot unit structure that was built in 1920. According to the 
data reviewed, the subject is owned by the Northeastern Conference Corp Seventh Day 
Adventists who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We have relied on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the current use or a use as a single family unit represents the 
Highest and Best Use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$65.00 per foot of building, based on the market data reviewed and the information 
provided by the assessor. 
 
As-Is Value 
 
The application of the $65.00 per foot estimate yields a preliminary indicated value of 
$218,465 that we rounded to $220,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach indicates a value of 
$220,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$220,000  
TWO HUNDRED TWENTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 



102 Pleasant Street 
Brockton, MA 
 

 
 
 

 

6 

should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   108 Pleasant Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  108 Pleasant Street a 0.316 acre vacant parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 

 
  



108 Pleasant Street 
Brockton, MA 
 

 
 
 

 

3 

Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 108 Montello Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.316 acres.  It is 
unimproved. According to the data reviewed, the subject is owned by Irene Gorantis who 
have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We have relied on this data and have assumed that it is 
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
The subject is currently a vacant parcel.  We have assumed that it can support new 
development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$10.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor. 
 
As-Is Value 
 
The application of the $10.00 per foot estimate yields a preliminary indicated value of 
$151,415 that we rounded to $150,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach indicates a value of 
$150,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$150,000  
ONE HUNDRED FIFTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   21 North Montello Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  21 North Montello Street is an existing warehouse that is located on 0.462 acres of 
land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 21 North Montello Street, is located on a single parcel of 
land. According to the Brockton Tax  Assessor’s  office  the site has a total 0.462 acres.  It 
is improved with a warehouse that was built in 1950 and contains 14,688 leasable square 
feet. According to the data reviewed, the subject is owned by Honour Crown Asia, Inc. 
who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We have relied on this data and have assumed that it 
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes an 11.50% cap rate based on the data reviewed.  We 
applied the cap rate to the estimated net operating income, which indicates a capitalized 
value of $258,375, which we round to $260,000. 
 

Exhibit 2 – Capitalized Value 

 
 

Total Per NLA (1)

Gross Potential Income 41,126$      2.80$      
Assumed Occupancy 85%
Effective Gross Income 34,957$      2.38$      
Total Expenses 5,244$       0.36$      
Net Operating Income 29,713$      2.02$      

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 29,713$      2.02$      
Capitalization Rate 11.5%
Capitalize Value 258,375$    17.59$    
Rounded 260,000$    17.70$    

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach indicates a value of 
$260,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various value factors deemed pertinent to this study, it is 
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$260,000  
TWO HUNDRED SIXTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  



21 North Montello Street 
Brockton, MA 
 

 
 
 

 

7 

CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation and consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   23 Montello Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  23 Montello Street is an existing warehouse that is located on 0.078 acres of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 23 Montello Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.078 acres.  It is 
improved with a Bar/Lounge that was built in 1900 and contains 4,764 leasable square 
feet. According to the data reviewed, the subject is owned by Antonia V. Cardoso who 
have owned the property for more than three years.   
 
Our review of the data provided by the Plymouth Registry of Deeds indicates that the 
current owner is the City of Brockton who acquired the property from Antonia V. 
Cardoso through a Title Taking (Book 44751, Page 75) on September 18, 2014.  
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years other than those noted here.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 
 

 Ownership:  The  Brockton  Assessor’s  Data  indicates  that  the  owner  of  the  subject  
property is Antonia V. Cardoso.  Our review of the Plymouth Registry of Deeds 
indicates that the owner currently is the City of Brockton.  We have assumed that 
the difference in ownership has no impact on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes an 11.00% cap rate based on the data reviewed.  We 
applied the cap rate to the estimated net operating income, which indicates a capitalized 
value of 327,864, which we round to $330,000. 
 

Exhibit 2 – Capitalized Value 

 
 

Total Per NLA (1)

Gross Potential Income 56,573$      11.88$    
Assumed Occupancy 85.0%
Effective Gross Income 48,087$      10.09$    
Total Expenses 12,022$      2.52$      
Net Operating Income 36,065$      7.57$      

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 36,065$      7.57$      
Capitalization Rate 11.0%
Capitalize Value 327,864$    68.82$    
Rounded 330,000$    69.27$    

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.  That approach indicates a value of 
$330,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with the various value factors deemed pertinent to this study, it is 
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$330,000  
THREE HUNDRED THIRTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation and consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   33 Montello Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  33 Montello Street is an existing warehouse that is located on 0.198 acres of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 

 
  



33 Montello Street 
Brockton, MA 
 

 
 
 

 

3 

Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 33 Montello Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.198 acres.  It is 
improved with a warehouse building that was built in 1950 and contains 3,936 leasable 
square feet. According to the data reviewed, the subject is owned by Anthony and 
Barbara Zeoli who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We have relied on this data and have assumed that it 
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes an 11.50% cap rate based on the data reviewed.  We 
applied the cap rate to the estimated net operating income, which indicates a capitalized 
value of $192,213, which we round to $190,000. 
 

Exhibit 2 – Capitalized Value 

 
 

Total Per NLA (1)

Gross Potential Income 27,936$      7.10$      
Assumed Occupancy 93.0%
Effective Gross Income 25,980$      6.60$      
Total Expenses 3,876$       0.98$      
Net Operating Income 22,104$      5.62$      

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 22,104$      5.62$      
Capitalization Rate 11.5%
Capitalize Value 192,213$    48.83$    
Rounded 190,000$    48.27$    

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach indicates a value of 
$190,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$190,000  
ONE HUNDRED NINETY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has  
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   46 Montello Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  46 Montello Street is an existing D’Angelo Sandwich franchise building that is 
located on 0.697 acres of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date.  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 46 Montello Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.697 acres.  It is 
improved with a D’Angelo franchise building that was built in 1959 and contains 2,098 
leasable square feet. According to the data reviewed, the subject is owned by the 
Brockton Parking Authority who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$200.00 per foot of building, based on the market data reviewed relative to franchise type 
buildings and the information provided by the assessor. 
 
As-Is Value 
 
The application of the $200.00 per foot estimate yields a preliminary indicated value of 
$419,600 that we rounded to $420,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$420,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$420,000  
FOUR HUNDRED TWENTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation and consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   65 Court Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  81 Warren Avenue is an existing service station that is located on 0.175 acres of 
land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 65 Court Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.175 acres.  It is 
improved with an auto repair facility that was built in 1925 and contains 2,310 leasable 
square feet. According to the data reviewed, the subject is owned by Porter 65 Court 
Street LLC who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
 
Capitalized Value 
 
Our capitalized value assumes a 12.50% cap rate based on the data reviewed.  We applied 
the cap rate to the estimated net operating income, which indicates a capitalized value of 
$164,503, which we round to $160,000. 
 

Exhibit 2 – Capitalized Value 

 
 

  

Total Per NLA (1)

Gross Potential Income 25,988$      11.25$       
Assumed Occupancy 93.0%
Effective Gross Income 24,169$      10.46$       
Total Expenses 3,606$       1.56$         
Net Operating Income 20,563$      8.90$         

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 20,563$      8.90$         
Capitalization Rate 12.5%
Capitalize Value 164,503$    71.21$       
Rounded 160,000$    69.26$       

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach indicates a value of 
$160,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$160,000  
ONE HUNDRED SIXTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation and consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   66 Montello Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  66 Montello Street is an existing Dunkin Donut franchise that is located on 0.478 
acres of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 66 Montello Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.478 acres.  It is 
improved with a Dunkin Donut franchise building that was built in 1964 and contains 
1,739 leasable square feet. According to the data reviewed, the subject is owned by the 
Cobb Corner Limited Partnership. who have owned the property for more than three 
years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes a 10.0% cap rate based on the data reviewed.  We applied 
the cap rate to the estimated net operating income, which indicates a capitalized value of 
$556,081, which we round to $560,000. 
 

Exhibit 2 – Capitalized Value 

 
 

Total Per NLA (1)

Gross Potential Income 65,039$      37.40$    
Assumed Occupancy 95%
Effective Gross Income 61,787$      35.53$    
Total Expenses 6,179$       3.55$      
Net Operating Income 55,608$      31.98$    

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 55,608$      31.98$    
Capitalization Rate 10.0%
Capitalize Value 556,081$    319.77$   
Rounded 560,000$    322.02$   

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates a value of 
$560,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors deemed pertinent to this study, it is 
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$560,000  
FIVE HUNDRED SIXTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation and consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   76 Warren Avenue 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  76 Warren Avenue is an existing service station that is located on 0.243 acres of 
land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 76 Warren Avenue, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.243 acres.  It is 
improved with a service station that was built in 1970 and contains 2,070 leasable square 
feet. According to the data reviewed, the subject is owned by David M Brass who have 
owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes a 11.50% cap rate based on the data reviewed.  We applied 
the cap rate to the estimated net operating income, which indicates a capitalized value of 
$239,275, which we round to $240,000. 
 

Exhibit 2 – Capitalized Value 

 
 

Total Per NLA (1)

Gross Potential Income 34,776$      16.80$    
Assumed Occupancy 93%
Effective Gross Income 32,342$      15.62$    
Total Expenses 4,825$       2.33$      
Net Operating Income 27,517$      13.29$    

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 27,517$      13.29$    
Capitalization Rate 11.5%
Capitalize Value 239,275$    115.59$   
Rounded 240,000$    115.94$   

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates a value of 
$240,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors deemed pertinent to this study, it is 
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$240,000  
TWO HUNDRED FORTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   81 Warren Avenue 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  81 Warren Avenue is an existing service station that is located on 0.327 acres of 
land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 81 Warren Avenue, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.327 acres.  It is 
improved with a service station that was built in 1940 and contains 1,924 leasable square 
feet. According to the data reviewed, the subject is owned by Nek Realty Corporation 
who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
 
Capitalized Value 
 
Our capitalized value assumes an 11.2% cap rate based on the data reviewed.  We applied 
the cap rate to the estimated net operating income, which indicates a capitalized value of 
$399,504, which we round to $400,000. 
 

Exhibit 2 – Capitalized Value 

 
 

  

Total Per NLA (1)

Gross Potential Income 55,411$      28.80$       
Assumed Occupancy 95%
Effective Gross Income 52,640$      27.36$       
Total Expenses 7,896$       4.10$         
Net Operating Income 44,744$      23.26$       

Total Per NLA (1)

Net Operating Income 44,744$      23.26$       
Capitalization Rate 11.2%
Capitalize Value 399,504$    207.64$      
Rounded 400,000$    207.90$      

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach indicates a value of 
$400,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$400,000  
FOUR HUNDRED THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation and consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   90 Main Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  90 Main Street is an existing office building that is located on 0.401 acres of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided by the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 90 Main Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.401 acres.  It is 
improved with an office building that was built in 1966 and contains 29,472 leasable 
square feet. According to the Assessor data reviewed, the subject is owned by Safe 
Properties, Inc. who have owned the property since October 31, 2013.  They acquired the 
property for $465,000 from Bayview Loan Servicing on that date.  Bayview Loan 
Servicing acquired the property on October 29, 2013 through a foreclosure deed for 
$514,500 from Michael Montrond who acquired the property on March 23, 2004 from 
One Centre Street, Inc. for $1,200,000. 
 
Our review of the data provided by the Plymouth Registry of Deeds indicates that the 
current owner is CHB Realty who acquired the property from Safe Properties, Inc. on 
March 19, 2015 (Book 45305, Page 40) for $490,000.  
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years other than those noted here. 
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.   
   

 Environmental Conditions: We were not informed that there are any 
environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 
 

 Ownership:  The  Brockton  Assessor’s  Data  indicates  that  the  owner  of  the  subject  
property is Safe Properties, Inc.  Our review of the Plymouth Registry of Deeds 
indicates that the owner currently is CHB realty, LLC.  We have assumed that the 
difference in ownership has no impact on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 

As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes a 12.50% cap rate based on the data reviewed.  We applied 
the cap rate to the estimated net operating income, which indicates a capitalized value of 
$919,528, which we round to $900,000. 
 
  

Total Per NLA (1)

Gross Potential Income 235,776$    8.00$         
Assumed Occupancy 75.0%
Effective Gross Income 176,832$    6.00$         
Total Expenses 61,891$      2.10$         
Net Operating Income 114,941$    3.90$         

   (1) Net Leasable Area
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Exhibit 2 – Capitalized Value 

 
 

Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$900,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$900,000  
NINE HUNDRED THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
  

Total Per NLA (1)

Net Operating Income 114,941$    3.90$         
Capitalization Rate 12.5%
Capitalize Value 919,528$    31.20$       
Rounded 900,000$    30.54$       

   (1) Net Leasable Area
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Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation and consulting experience, he has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   93 Centre Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  93 Centre Street is an existing office building that is located on 0.189 acres of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 93 Centre Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.189 acres.  It is 
improved with an office building that was built in 1905 and contains 61,168 leasable 
square feet. According to the data reviewed, the subject is owned by the Abdelmonem 
Yehia Tr Youmar Realty Trust who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes an 11.0% cap rate based on the data reviewed.  We applied 
the cap rate to the estimated net operating income, which indicates a capitalized value of 
$286,093, which we round to $290,000. 
 

Exhibit 2 – Capitalized Value 

 
 

  

Total Per NLA (1)

Gross Potential Income 64,226.00$ 1.05$         
Assumed Occupancy 70%
Effective Gross Income 44,958.20$ 0.73$         
Total Expenses 13,488.00$ 0.22$         
Net Operating Income 31,470$      0.51$         

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 31,470$      0.51$         
Capitalization Rate 11.0%
Capitalize Value 286,093$    4.68$         
Rounded 290,000$    4.74$         

   (1) Net Leasable Area
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Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates a value of 
$290,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$290,000  
TWO HUNDRED NINETY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has  
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
February 14, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   95 Montello Street 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA.  95 Montello Street is an existing convenience store that is located on 0.228 acres of 
land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on February 1, 
2016.  The client requested our opinion of the As-Is Market Value of the subject property 
as of the date of our inspection, February 5, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of February 5, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 95 Montello Street, is located on a single parcel of land. 
According to the Brockton Tax  Assessor’s  office  the site has a total 0.228 acres.  It is 
improved with a convenience store building that was built in 1939 and contains 1,431 
leasable square feet. According to the data reviewed, the subject is owned by the Joseph 
A Marino III Trust who have owned the property for more than three years.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Income and Expense Data: We were provided income and expense data from the 
Brockton  Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  
is accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
Our analysis assumes that the current improvements represent the highest and best use. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the income approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    Once we have determined the net operating 
income for the subject based on the data applied, we applied the appropriate 
capitalization rate to determine the As-Is Market Value. 
 
Net Operating Income 
The next exhibit illustrates the net operating income based on the data provided. 
 

Exhibit 1 –Net Operating Income 

 
 
Capitalized Value 
 
Our capitalized value assumes a 10.75% cap rate based on the data reviewed.  We applied 
the cap rate to the estimated net operating income, which indicates a capitalized value of 
$271,107, which we round to $270,000. 
 

Exhibit 2 – Capitalized Value 

 
 

Total Per NLA (1)

Gross Potential Income 35,060$      24.50$    
Assumed Occupancy 95.0%
Effective Gross Income 33,307$      23.28$    
Total Expenses 4,163$       2.91$      
Net Operating Income 29,144$      20.37$    

   (1) Net Leasable Area

Total Per NLA (1)

Net Operating Income 29,144$      20.37$    
Capitalization Rate 10.75%
Capitalize Value 271,107$    189.45$   
Rounded 270,000$    188.68$   

   (1) Net Leasable Area



95 Montello Street 
Brockton, MA 
 

 
 
 

 

6 

Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Income Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates a value of 
$270,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of February 5, 2016, is: 
 

$270,000  
TWO HUNDRED SEVENTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has  
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Petronelli Way  
 109-054 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.346 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 

  



0 Petronelli Way 
109-054 
Brockton, MA 
 

 
 
 

 

3 

Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Petronelli Way and further identified with the Assessor 
ID of 109-054, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.346 acres of unimproved land.  According to the 
data reviewed, the subject is owned by The City of Brockton.  In accordance with the 
Standards of Professional Practice of the Appraisal Institute, we are required to indicate 
the subject's ownership history for the preceding three-year period.  According to 
information we reviewed, there have been no transfers of ownership in the past three 
years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$165,789 that we rounded to $170,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$170,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$170,000.00  
ONE HUNDRED SEVENTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   19 Main Street 
 092-014 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.238 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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 appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 19 Main Street and further identified with the Assessor 
ID of 092-014, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.238 acres of unimproved land.  According to the 
data reviewed, the subject is owned by The City of Brockton who have owned the 
property since February 11, 2012.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$114,040 that we rounded to $110,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$110,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$110,000.00  
ONE HUNDRED TEN THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Franklin Street 
 109-044 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.312 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 

  



0 Franklin Street 
109-044 
Brockton, MA 
 

 
 
 

 

3 

Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Franklin Street and further identified with the Assessor 
ID of 109-044, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.312 acres of unimproved land.  According to the 
data reviewed, the subject is owned by The City of Brockton who have owned the 
property since February 11, 2012.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$149,498 that we rounded to $150,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$150,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$150,000.00  
ONE HUNDRED FIFTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 



0 Franklin Street 
109-044 
Brockton, MA 
 

 
 
 

 

6 

should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Petronelli Way  
 109-055 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.237 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Petronelli Way and further identified with the Assessor 
ID of 109-055, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.237 acres of unimproved land.  According to the 
data reviewed, the subject is owned by The City of Brockton.  In accordance with the 
Standards of Professional Practice of the Appraisal Institute, we are required to indicate 
the subject's ownership history for the preceding three-year period.  According to 
information we reviewed, there have been no transfers of ownership in the past three 
years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$113,561 that we rounded to $115,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$115,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$115,000.00  
ONE HUNDRED FIFTEEN THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   7 Commercial 
 151-001 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 2.37 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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 appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory  agencies'  final  rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 7 Commercial and further identified with the Assessor ID 
of 151-001, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 2.37 acres of land that is improved with a single story 
structure currently used as a Fire Station.  According to the data reviewed, the subject is 
owned by The City of Brockton.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$1,135,609 that we rounded to $1,140,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$1,140,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$1,140,000  
ONE MILLION ONE HUNDRED FORTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  



7 Commercial  
151-001 
Brockton, MA 
 

 
 
 

 

7 

CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
 
 



7 Commercial  
151-001 
Brockton, MA 
 

 
 
 

 

9 

APPENDIX



 
 
 

10 
 

Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Petronelli Way  
 109-055 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.237 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Petronelli Way and further identified with the Assessor 
ID of 109-055, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.237 acres of unimproved land.  According to the 
data reviewed, the subject is owned by The City of Brockton who have owned the 
property since May 19, 1983.  In accordance with the Standards of Professional Practice 
of the Appraisal Institute, we are required to indicate the subject's ownership history for 
the preceding three-year period.  According to information we reviewed, there have been 
no transfers of ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$113,561 that we rounded to $115,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$115,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$115,000.00  
ONE HUNDRED FIFTEEN THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   42 Pleasant Street 
 092-017 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.264 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 



42 Pleasant Street 
092-017 
Brockton, MA 
 

 
 
 

 

2 

 
Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Main Street and further identified with the Assessor ID 
of 091-017, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.238 acres of land that is improved with a three 
story mixed use structure.  According to the data reviewed, the subject is owned by The 
City of Brockton.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$126,498 that we rounded to $130,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$130,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$130,000.00  
ONE HUNDRED THIRTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   52 Pleasant Street 
 092-018 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.186 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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  appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 52 Pleasant Street and further identified with the 
Assessor ID of 092-018, is located on a single parcel of land. According to the Brockton 
Tax Assessor’s  office  the site has a total 0.238 acres of land that is improved with a two-
story commercial structure.  According to the data reviewed, the subject is owned by The 
City of Brockton.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$89,124 that we rounded to $90,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$90,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$90,000.00  
NINETY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   0 Main Street 
 091-079 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.253 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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 appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 

  



0 Main Street 
091-079 
Brockton, MA 
 

 
 
 

 

3 

Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 0 Main Street and further identified with the Assessor ID 
of 091-079, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.253 acres of unimproved land.  According to the 
data reviewed, the subject is owned by The City of Brockton who have owned the 
property since March 17, 1983.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$121,227 that we rounded to $120,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$120,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$120,000.00  
ONE HUNDRED TWENTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   11 High Street 
 091-047 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.043 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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 appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 
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Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 11 High Street and further identified with the Assessor 
ID of 091-047, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.43 acres of land that is improved with a two story 
commercial structure.  According to the data reviewed, the subject is owned by The City 
of Brockton who have owned the property since September 7, 2007.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$20,604 that we rounded to $20,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$20,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$20,000.00  
TWENTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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BONZ AND COMPANY, INC.
  Real Estate Advisors

 
 
August 19, 2016 
 
 
 
Mr. Drew Leff 
Principal 
Stantec 
226 Causeway Street 
Boston, MA 02114 
 

 
Re:   15 High Street 
 091-048 
 Brockton, MA 
 

Dear Mr. Leff: 
 

At your request, we have appraised the above referenced property located in Brockton, 
MA. It is a 0.124 acre parcel of land.   
 

This report is a Restricted Use Appraisal Report in accordance with Standards Rule 2-
2(c) of the Uniform Standards of Appraisal Practice and has been prepared to assist the 
client with requirements related to their internal use.   As such, it presents only a limited 
discussions of the data, reasoning and analyses 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 appraiser’s  files.   
 
Client, Intended Users, and Intended Use 
The client for this appraisal is Stantec Corporation and the Massachusetts Department of 
Housing and Community Development who authorized the appraisal on July 15, 2015.  
The client requested our opinion of the As-Is Market Value of the subject property as of 
the date of our inspection, August 15, 2016.  This report will be utilized for internal 
decision making purposes. Our analysis relies solely on data provided by the Brockton 
Assessor’s  office related to income, expenses, and dimensional data. 
 
Since the appraisal reflects the specific scope of work pursuant to the intended use and 
intended users based upon the agreement of the client and appraiser, the appraisal could 
be misleading if considered for any other purpose or in any other context. Therefore, this 
appraisal is not valid for any other users or use without approval in writing by the 
appraiser and the client. 



15 High Street 
091-048 
Brockton, MA 
 

 
 
 

 

2 

 
Critical Dates 
The estimate of the As-Is Market Value is as of August 15, 2016.  A drive by 
“windshield”  inspection of the subject property was completed on this date. All data was 
reviewed and adjusted as of that date  
 
Scope of Work 
The appraiser has relied upon data provided  by  the  City  of  Brockton’s  Assessor’s  Office. 
 
Competency Statement 
The appraiser is experienced in the valuation of most types of commercial real estate, 
including, but not limited to, multi-family residential developments, mixed-income and 
affordable housing, office buildings, industrial buildings, research and development 
facilities, retail developments, mixed-use projects, and undeveloped land.  Mr. Salisbury 
is a Massachusetts Licensed Certified General Real Estate Appraisers.  The appraiser is 
competent to perform this appraisal.  The qualifications of the appraiser are included in 
the Appendix of this report. 
 
Definition of Value 
In our opinion, the most appropriate definition of value for the estimates of value 
described herein is that of market value.  According to the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and the subsequent issuance of the 
regulatory agencies' final rules,  “Market  Value”  is  defined  as  follows. 

 
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 seller each acting 
prudently, knowledgeably and assuming the price is not affected 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: 
 
a. Buyer and seller are typically motivated; 

 
b. Both parties are well informed or well advised and each acting in what they 

consider their own best interest; 
 
c. A reasonable time is allowed for exposure in the open market;  
 
d. Payment is made in terms of cash in U. S. dollars or in financial 

arrangements comparable thereto, and;  
 

e. The price represents the normal consideration for the property sold 
unaffected by special creative financing or sales concessions granted by 
anyone associated with the sale. 
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Interest Valued 
The interest appraised is a fee simple estate. A fee simple interest is defined by the 
Appraisal Institute as: 
 

 Absolute ownership unencumbered by any other interest or estate, subject 
only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat.1   

 
Property Identification 
 
The subject property, known as 15 High Street and further identified with the Assessor 
ID of 091-048, is located on a single parcel of land. According to the Brockton Tax 
Assessor’s  office  the site has a total 0.124 acres of land that is improved with a two story 
commercial structure.  According to the data reviewed, the subject is owned by The City 
of Brockton who have owned the property since July 12, 2012.   
 
In accordance with the Standards of Professional Practice of the Appraisal Institute, we 
are required to indicate the subject's ownership history for the preceding three-year 
period.  According to information we reviewed, there have been no transfers of 
ownership in the past three years.  
 
SITE SPECIFIC ASSUMPTIONS 

Extraordinary Assumptions:  The Appraisal Foundation defines extraordinary 
assumptions in the Uniform Standards of Professional Appraisal Practice and Advisory 
Opinions as: 

 
An assumption directly related to a specific assignment, as of the effective 
date of the assignment results, which, if found to be false could alter the 
appraiser’s  opinion  or  conclusions.[1] 

In our opinion, the following represent extraordinary assumptions:  

 Dimensional Data: We were provided dimensional data from the Brockton 
Assessor’s  Office.    We  have  relied  on  this  data  and  have  assumed  that  it  is  
accurate.    

                                                 
1   American Institute of Real Estate Appraisers, The Dictionary of Real Estate Appraisal, Fourth Edition, 
(Chicago, 2002), p. 3. 
[1] Appraisal Standards Board, Uniform Standards of Appraisal Practice, page U-3.  Effective January 1, 
2014 to December 31, 2015. 
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 Environmental Conditions: We were not informed that there are any 

environmental conditions and have any adverse impacts on value. Based on the 
data provided we have assumed that there are no environmental conditions that 
have any adverse impacts on value. 
 

 Flood Plain: We also have assumed there are no flood or other physical issues that 
have any adverse impacts on value. 
 

 Use Restrictions:  We have assumed that there are no zoning or other use 
restrictions that have any adverse impacts on value. 

 
 
Highest and Best Use 
Highest and best use is a basic premise of value.  Highest and best use is not an absolute, 
objective fact; it reflects the appraiser's opinion of the best use of a property based on an 
analysis of prevailing market conditions.  Highest and best use is defined in USPAP 2002 
as: 

"The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially 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 productivity.2 
 

 
Highest  and  Best  Use  Analysis  of  Property  “As  Improved” 
 
We have assumed that that the property supports new development. 
 
Valuation Analysis 
In the appraisal of real estate, there are three approaches used to estimate value. These 
are: the sales comparison approach, the cost approach, and the income approach. It is 
accepted appraisal practice to consider each approach and if applicable, to arrive at an 
indicated value using the appropriate approaches. The indicated values are then 
reconciled to arrive at a final estimate of value.  
 
For this appraisal we relied on the sales approach in estimating Value.  
 
  

                                                 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Fourth Edition, (Chicago, 2002), p. 135. 
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As-Is Value Analysis 
 
As discussed in the Site Specific Assumptions, our As-Is Market Analysis incorporates 
the  data  provided  by  the  Assessor’s  Office.    For the subject, we assumed a value equal to 
$11.00 per foot of land, based on the market data reviewed and the information provided 
by the assessor.   
 
As-Is Value 
 
The application of the $11.00 per foot estimate yields a preliminary indicated value of 
$59,416 that we rounded to $60,000. 
  
Reconciliation of Values 
Reconciliation is the analysis of alternative conclusions to arrive at a final estimate of 
value.  The presentation of the reconciliation will first review the major factors that 
influence the subject value to assure that the data, analytical techniques and logic 
followed are valid, realistic, and consistent. 
 
Valuation Analysis – In our opinion, the Sales Approach is the only approach that is 
appropriate  for  the  analysis  of  the  subject’s  value.    That  approach  indicates  a  value  of  
$60,000.   
 
Therefore, as a result of our analysis, which is based on the information set forth in this 
report, the site specific and extraordinary assumptions described herein, and the 
appraisers’  experience  with  the  various  value  factors  deemed  pertinent  to  this  study,  it  is  
our opinion that the As-Is Market Value of the fee simple interest in the subject property 
as of August 15, 2016, is: 
 

$60,000.00  
SIXTY THOUSAND DOLLARS 

 
This report, including all analyses contained within, is based on estimates, assumptions 
and other information developed from our research of the market, knowledge of the 
industry and meetings during which the property contact(s) provided us with certain 
information.  The sources of information developed and bases of estimates and 
assumptions are stated in the body of this report.   
 
Although the economy is exhibiting signs of recovery, both the economy and housing 
markets remain susceptible to downward pressures from a variety of factors including 
national and international factors that can be difficult, if not impossible, to correctly 
forecast.  Therefore it is possible that some market assumptions contained in this appraisal 
may not materialize and unanticipated events and circumstances may occur.  We have no 
responsibility to update this report for events and circumstances occurring after the date of 
our report.   We have enjoyed the opportunity to conduct this valuation assignment.  If you 
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should have any questions regarding this appraisal report, please do not hesitate to contact 
us. 
 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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CERTIFICATION OF VALUE 
 
The undersigned certify that, to the best of our knowledge and belief: 
 

- The statements of fact contained in this report are true and correct. 
 

- The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

 
- The undersigned have no present or prospective interest in the property that is 

the subject of this report and no personal interest with respect to the parties 
involved.  

 
- The undersigned have no bias with respect to the property that is the subject of 

this report or to the parties involved with this assignment. 
 

- Our engagement in this assignment was not contingent upon developing or 
reporting predetermined results.  

 
- Our compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction of value that 
favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this appraisal.  

 
- The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

 
- The use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives.  
 

- The undersigned have made a personal interior and exterior inspection of the 
property that is the subject of this report.  

 
- The appraisers or other members of Bonz and Company have not undertaken 

previous appraisals of the property within the past three years. 
-  
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- No one provided significant real property appraisal assistance to the persons 
signing this certification.  

 
- As of the date of this report, Robert H. Salisbury has completed the continuing 

education requirements for Certificated General Real Estate Appraisers 
mandated by the State of Massachusetts 

 
Respectfully submitted, 
BONZ AND COMPANY, INC. 

 
 
Robert H. Salisbury 
Director 
Massachusetts Certified General 
Real Estate Appraiser, Lic. #75492 (expires February 7, 2016)  
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Appendix 1–– Qualifications 

Robert H. Salisbury 
Principal/Director 

Bonz and Company, Inc. 
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England  and  California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience,  he  has 
undertaken detailed market and feasibly studies, highest and best use and most profitable 
use analyses, land planning and development strategies, financial analysis of real estate 
portfolios, market surveys of commercial and industrial space, regional office market 
studies, and has participated in appraisals and valuation studies for urban and rural 
properties,  He has worked on a full range of property types, including, office, industrial, 
retail, residential, historical rehabilitation, hotels, and major mixed-use developments.  
He is a Director of Bonz and Company, with a primary focus on market rate, mixed-
income, and affordable multi-family development.  
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison, Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of  
Government at Harvard University in Cambridge, Massachusetts.  He has completed 
extensive real estate and appraisal courses and related seminars offered by the Appraisal 
Institute as well as real estate financial classes at Boston area universities.   
 
For the past 20 years, Mr. Salisbury has served as a real estate project manager, 
consultant and appraiser to a wide variety of private and public clients throughout New 
England and California.    In  Mr.  Salisbury’s  valuation  and  consulting  experience  includes: 
1) valuation studies for all types of urban and rural properties, 2) detailed market and 
feasibly studies, 3) highest and best use and most profitable use analyses, 4) land 
planning and development strategies, 5) financial analysis of real estate portfolios, 6) 
market surveys of commercial and industrial space, and 7) regional office market studies.  
He has worked on a full range of property types, including, office, industrial, retail, 
residential, historical rehabilitation, hotels, and major mixed-use developments.   
 
Education 
 
Mr. Salisbury holds the degree of Bachelor of Arts from the University of Wisconsin at 
Madison,  Wisconsin  and  a  Master’s  In  Public  Policy  from  the  Kennedy  School  of 
Government at Lawrence University in Cambridge, Massachusetts.  He has completed 
extensive appraisal courses and seminars offered by the Appraisal Institute as well as real 
estate financial classes at Boston area universities.   
 
Appraisal Certification: 
Massachusetts Certified General Real Estate Appraiser:  License: #75492  
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Appendix E: Planning Workshop Summary Report, September 30, 2015 
 

  



Memo 
 

 

  

To: Claire M. O'Neill, VP Planning &  
Development  
MassDevelopment 
 
Rob May, CEcD 
Director of Planning and Economic 
Development 
City of Brockton 

From: Steve Kearney 
Project Manager/Associate 
Stantec’s Urban Places Group 

    

  Date: October 6, 2015 

 

Reference: Summary of Brockton Downtown Action Strategy Public Workshop     

Claire and Rob, 

Attached is a summary of the Downtown Action Strategy public workshop that includes an overview 
of events, description of the presentation, and a synthesis the residents’ visions, issues, and priorities. 
The individual visions, strengths and challenges worksheets, and table maps are included in the 
appendix. 

Please let me know if you would like to make any changes or add additional content, and we will 
revise. 

 

Steve Kearney 
Project Manager/Associate 
Stantec’s Urban Places Group 
Phone: 617.654.6072 
Steve.kearney@stantec.com 

Attachment: Public Workshop Summary 
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DOWNTOWN BROCKTON PLANNING WORKSHOP 

OVERVIEW 

On September 30, more than 50 residents took part in a planning workshop to review and provide input 
on the Brockton Downtown Action Strategy. The event—which took place from 6:30-8:00pm in the 
gallery space at 50 Centre Street—opened with a presentation of the core elements of the Action 
Strategy. Both individual and collaborative exercises helped residents begin thinking about suggesting 
ways to refine the draft plan. To help residents gain a better understanding of the existing conditions, a 
series of posters were created to highlight current conditions in Brockton, including land-use 
classifications, land values, and key demographic data on residents of the surrounding community. A 
poster summarizing key recommendations from previous planning efforts was also created and 
displayed. 

 

  
Mayor Bill Carpenter provided an introduction the Action Strategy planning effort. 

Meeting Presentation 

The event included a presentation led by Rob May, Director of Planning and Economic Development, 
and Steve Kearney, the lead project manager from Stantec. Mayor Bill Carpenter provided introductory 
remarks regarding the importance of this planning effort. Rob presented a summary of findings from 
multiple focus groups and stakeholder meetings along with a review of how planning for revitalizing 
downtown would incorporate previous planning efforts. Steve Kearney presented an overview of 
national and local demographic shifts that will likely benefit downtown’s  redevelopment. The 
presentation then undertook a detailed review of emerging strategies and preliminary scenarios for 
catalytic redevelopment scenarios. Angus Jennings, a member of the planning team who will lead 
development of the related urban renewal plan (URP), closed the presentation with a discussion of how 
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the Action Strategy will inform the URP process. The presentation can be downloaded or viewed at 
http://www.brockton.ma.us/docs/default-source/documents/brockton-draft-plan-2.pdf?sfvrsn=4. 

Community Workshop 

After the presentation, Steve led participants in a visioning exercise. Each resident wrote his/her 
description of what a revitalized downtown would look like in five to ten years. Then participants 
worked together on maps, identifying important assets to preserve and build on, places needing 
improvement, and locations where redevelopment efforts should start first.  Residents also compiled 
lists of both strengths and weaknesses within downtown. Tables then worked to compile a list of the 
five most important issues raised in their discussion. A representative from each table reported these 
back to the entire group. The worksheets completed by the residents and the table maps appear in the 
attached appendix 

Visioning  Exercise:  “What  Would a Vibrant Downtown Brockton Look – and  Feel  Like?” 

We asked residents to describe what a successful Downtown would look like to them. These were 
some of the most popular visions, in summary form. 

There is a strong desire for a diverse variety of dining, including outdoor dining, ethnic cuisine, 
pubs/sports restaurants.  They should be family-friendly, fit for young professionals and walkable. 
In addition to dining, Downtown also needs an infusion of shops and businesses ranging from unique 
boutiques and independent retail shops to urban necessities like grocery stores, drug stores and 
hardware stores. 
Downtown resoundingly needs a variety of arts and entertainment including music, theatre, art, 
dancing, festivals, live music, trivia night, films and art shows. 
The town center should feel safe, vibrant and inviting.  Downtown should be a clean, well maintained 
and well-lit environment for locals and visitors. 
Green space is very important. Some ideas include: park benches and tables with shade trees; gardens; a 
playground and/or fountain for children; pocket parks; walking paths.  
Downtown should be easily accessible for people from surrounding communities and include more 
parking as well as public transportation and bike lanes/bike parking.   
Affordable housing, mixed-use residential development should be integrated with a walkable downtown 
district. 
Define  and  promote  the  city’s  rich  history  by  integrating  the  city’s  history  into  its  new  urban  identity. 
 

Below are three specific examples that capture what we heard: 

“A  place  I  can  escape  to,  walk  around,  enjoy  the  landscape,  hear  music,  see  all  types  of  artists  and  
performances, enjoy a snack or a meal and feel safe at all times.  I would like to be able to sit outside 
and have friendly talks with others, have an area for children to play and tables and seats for people to 
talk  or  play  chess.” 
 
“Be  clean;  be  well  kept;  be  fun’  be  vibrant;  be  lively;  be  a  meeting  place;  be  the  place  to  go  for  dinner;  
be the place to see a band; be friendly; be a  neighborhood;  be  proud;  be  beautiful.” 
 

http://www.brockton.ma.us/docs/default-source/documents/brockton-draft-plan-2.pdf?sfvrsn=4
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“Make  me  want  to  bring  my  family  to  events  with  a  sense  of  security.    I  would  like  to  frequent  
restaurants in a vibrant urban setting while feeling proud that I live here. I would like to spend my 
disposable income  at  the  local  businesses  in  the  community  where  I  pay  my  taxes.” 
 

Strengths and Challenges 

We asked residents to think about Downtown Brockton today and list its strengths and challenges. 

Below are the most popular answers we received. 

Strengths Challenges 
Diversity of people One way streets 
Train / Public Transportation Poor lighting 
Character of buildings, architecture, history Few positive places for youth 
Good public education Homelessness, drugs, loitering 
Strong health care facilities No  ‘destination  spots’  or  restaurants 
Affordable home ownership Vacant and/or distressed buildings 
Strong community engagement Not enough public parking 
City Hall Plaza Safely 
 Roadway conditions 
 Poor signage 
 

Table Top Exercise 

We asked residents to form small groups and discuss their top 5 priorities for downtown.  Each table had 
a map outlining the study area and different colored stickers for use in marking and annotating the map.  
Green stickers represented places that they like, blue stickers represented  places  where  they’d like to 
see something new, yellow stickers showed where the first redevelopment should start, and black lines 
showed their typical routes.  The maps are included in the attached appendix. 
Below are some top priorities expressed during this exercise: 
 

 More shops and dining 
 Free on-street parking, more parking 
 Address homelessness and loitering 
 Increase small business opportunities 
 Fast track/ simplified  permitting 
 Safety 
 Need entertainment 
 Walkability 
 Green Space 
 New Fire / Police Stations 
 Frederick Douglas Ave 
 Clean and well maintained public spaces 
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Workshop Photos 
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APPENDIX 
1. Residents’ Vision Statements 

2. Strengths and Challenges Worksheets 

3. Table Maps 



Personal Vision
what would a vibrant Downtown Brockton look-and feet like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would.,." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feeì free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Broc
The Downtown Action Strategy is an implementation-fo
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community pìanning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identi$r near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Broclirton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anythinþ you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collectlve visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown, While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiSz near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..," Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you thinkwould
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would,,," Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Pers9nal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiflz near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Broclirton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to ialk âbout anything yoú think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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BROCKTON

Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would,.," Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
r.edevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would,.." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please fìnish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you thinkwould
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an impìementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about an¡hing you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
What would a vibrant Downtown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identiff near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about an¡hing you thinkwould
give our City a higher,quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Personal Vision
Whatwould avibrantDowntown Brockton look-and feel like?
The Downtown Action Strategy is an implementation-focused plan that will identify near-term
redevelopment projects designed to help bring more life and activity to downtown. While this effort
builds on previous community planning initiatives, it is important that this effort is also shaped by
our residents' collective visions and priorities.

To help give us an understanding of what is most important to you, please finish this sentence: "For
me, a revitalized Downtown Brockton would..." Feel free to talk about anything you think would
give our City a higher quality of life and a new reputation as a vibrant destination for residents and
visitors alike.
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Strengths and challenges
What do you like best about Downtown Brockton today? What locations do you visit most
frequently and/or rely on? What do you see as the area's biggest challenges or weaknesses? As
much as you can, please give equal thought to both. Identiff and locate these on the table map in
front of you and list below.
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Strengths and challenges
What do you like best about Downtown Brockton today? What locations do you visit most
frequently and/or rely on? What do you see as the area's biggest challenges or weaknesses? As
much as you can, please give equal thought to both. Identify and locate these on the table map in
front of you and list below.
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Strengths and challenges
What do you like best about Downtown Brockton today? What locations do you visit most
frequently andf or rely on? What do you see as the area's biggest challenges or weaknesses? As
much as you can, please give equal thought to both. Identifli and locate these on the table map in
front of you and list below.
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Strengths and challenges
What do you like best about Downtown Brockton today? What locations do you visit most
frequently and/or rely on? What do you see as the area's biggest challenges or weaknesses? As
much as you can, please give equal thought to both, Identif,i and locate these on the table map in
front of you and list below.
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Strengths and challenges
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Strengths and challenges
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Building Conditions

The Kresge Building was constructed in 1945 as a retail 
space for the S.S. Kresge department store. The build-
ing consists of main level is approximately 16,900 sf, a 
basement level of the same area, and a second floor 
along Main St. of 3,900 sf.  

The existing concrete structural framing of the first floor 
and basement is structurally sound, the roof framing 
however has several leaks and is in need of replace-
ment. The exterior on two elevations has a glazed 
ceramic metal panel cladding system that is in need of 
maintenance.

The large footprint would be well suited to a variety of 
uses including retail, commercial and institutional. 

Highlights of improvement needed include:

• new roof system including replacement of sheathing 
that has been damaged by leaks.

• repair, restoration and re-attachment of existing  
glazed ceramic steel panels on north and east fa-
cade; reconstruction of parapet if salvaged material 
remains accessible; remove incompatible materials 
and rebuild storefronts.

• upgrades to fire protection systems and signals to 
meet current code requirements.

• create fire rated enclosures for existing egress stairs 
and at main building entry.

The Kresge Building    121 Main Street

4-2: The Kresge Building - Corner Main St. at Frederick Douglass Way
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121 Main Street: Building Overview

basement Currently, the basement is primarily open, with some existing partitions in the back half of the 
building. Some partitions enclose former tenant areas and would most likely be removed in a 
renovation, while others enclose service spaces and could remain. 

first floor Currently the first floor has partitions throughout, left over from a previous mercantile use that 
housed individual tenants. These partitions would most likely be fully removed for renovation. 
New partitions; wall, ceiling and floor finishes; electrical and lighting; plumbing; and hvac would 
be required throughout. 

second floor Partial demolition and some rough framing has been done on the second floor. Much of the 
exterior masonry wall is exposed on the interior, but repair work has not begun. Cost for demoli-
tion should be carried as a re-use scenario may most likely require a different configuration on 
this floor. 

structure Foundation and first floor framing are reinforced concrete in good condition. The roof is steel 
truss with wood plank decking in poor condition.

 
systems

Boiler for hw/ steam heating was replaced and may still be viable. Unclear however as to it's 
energy efficiency, and it may be cost effective to replace system entirely.  New air conditioning 
system is required. 

Building is fully sprinklered throughout. In 2003 the Brockton Building Department and the 
Brockton Fire Department requested that fire protective signaling systems be installed (pull sta-
tions at exits, connection of the sprinkler system to a flow switch, and that horn/ strobes, egress 
lighting, exit signs and smoke detectors be installed. It is unclear if this work was completed. 
For purposes of the cost estimate that this work will need to be done as part of a redevelopment 
scenario in order to bring the building up to current life safety codes as part of any new use.

Building has 1200A electrical service. A new service disconnect was installed in 2003.

stairs &  
elevators

Building will require installation of an ADA accessible elevator and shaft. Existing stairwells at 
front and rear of building are not rated and will require construction of a rated enclosure to meet 
egress requirements.

 
exterior

North and east elevations are clad with modular steel panel system with a glazed ceramic finish. 
Repair, restoration and reattachment of panels is required, and joints should be caulked. Some 
panels that had been pulling away were removed and will need to be re-installed. In 2003/4 the 
top 4 ft of the parapet wall on the north elevation was removed due to structural defects. It is not 
known whether metal panels removed at this time were salvaged for possible reuse. 

The south elevation has a brick veneer that is in fairly good condition and may only require 
minor repairs.

At the ground level, the storefront on the east elevation has been reconstructed over time. Exist-
ing incompatible materials should be removed and new storefront glazing systems installed. 
Upper level windows are not originals and may only require repairs. They will however need to 
be reviewed against current energy code requirements.

roof Existing roof is most likely the original roof system and has reached the end of its life expec-
tancy. A new roof system, including replacement of sheathing, insulation and roofing material is 
required.



Outlook for Development 53

Second Floor:  
Residential, 3 apartments or condominiums.

Ground Floor:  
Office and commercial (restaurant/ family 
entertainment) tenant space. 

Basement Space:  
Dedicated to first floor commercial use

Office Space 
Restaurant/ Family Entertainment
Residential
Green Roof
Solar Panels

Frederick Douglas Way
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Scenario 1 : Mixed-use Commercial / Residential
121 Main Street

overview

Scenario 1 proposes redeveloping the Kresge Building as a 
mixed-use, multi-tenant building with ground floor and base-
ment commercial uses, and second floor residential use. On 
the ground level, space would be a mix of office and restaurant/
family entertainment (such as bowling, billiards, etc) tenants, 
and the lower level would be dedicated to additional space for 
the restaurant/ family entertainment use and service, storage 
and support spaces for the building. 

basement

New partitions and floor finishes throughout, floor could be 
polished concrete or vct. Ceiling most likely would have some 
acoustic ceiling tiles. In other areas in a family entertainment 
use, the existing concrete deck above could remain and be 
painted out. In this scenario, the lower level will require re-
strooms for public use. Kitchen facilites would possibly be 
located on this level. 

first floor 

In this use scenario, new partitions would be required through-
out. New floor finishes would be required, possibly vct or 
polished concrete for the restaurant/ family entertainment use, 
and carpet for the office use. New acoustic ceiling tlle should 
be planned for the office use and a portion of the restaurant/ 
family entertainment use. Each of the two uses will require their 
own restroom facilities. A kitchenette/ breakroom space should 
be planned for the office use. 

second floor 

In this scenario, multi-family residential is proposed for the sec-
ond floor. Plan for three apartments of 1200 sf each. Apartments 
should be loft-style, and include one kitchen, one bathroom 
one laundry room in each unit. A designated exterior roofdeck/ 
roof garden area of approx 800sf (2400sf total) for each unit is 
envisioned. Provide cost for new windows on the west eleva-
tion of the second floor to accommodate the residential use. 
On second floor, refinish existing terrazzo floor, some patching/ 
repair required. Plan cost for second small elevator dedicated 
to residential use (could possibly be shared with office use to 
provide access to basement storage). 

sustainable design

Incorporates rooftop solar panel system on approx. 60% of roof 
area.
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Office Space
Small Business Incubator
Green Roof (Agriculture)
Solar Panels

Second Floor:  
Office and classroom space for Small Busi-
ness Incubator. Opportunity to explore green 
roof for vegetable gardening.

Ground Floor:  
Main Street fronting space developed as 
storefront retail/ restaurant use associated 
with Small Business Incubator.

Basement Space:  
Hands-on training and production space for 
Small Business Incubator.

Frederick Douglas Way
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Scenario 2 : Small Business Incubator  
121 Main Street

overview

In Scenario 2 the primary use is a "Small Business Incubator" 
that would offer hands-on teaching and job training experience. 
The enter would require some specialized equipment and facili-
ties (such as a commercial kitchen), computer rooms, etc.

basement

The majority of the basement level would be dedicated to the 
small business incubator's hands-on learning facilities. New 
partitions and wall finishes throughout. Floor finish could be 
sealed concrete, although some uses may require special floor 
finishes (such as kitchens, etc). Some space would be allocated 
to base building services/ storage. 

first floor 

As part of the entrepreur center, two commercial uses of ap-
prox. 3500sf each are envisioned as occupying the front of the 
building along Main Street. These retail spaces are seen as 
service retail, convenience retail or restaurant uses and would 
be operated as part of the mall business incubator's hands-on 
learning program. As the two are a part of the larger small busi-
ness incubator, restroom facilities on this level could be shared 
between the two retail occupancies. Plan for one of the two 
to be a restaurant use with commercial kitchen. The first floor 
would required access to the basement level and second floor. 

The rear of the first floor would be dedicated to a commercial 
office tenant, or possibly a government agency.  New partitions 
and wall finishes, new carpet for flooring, and new acoustic ceil-
ing tiles throughout.

second floor 

Second floor use in this scenario is office/ classroom space for 
the small business incubator. New partitions and interior finishes 
required. New replacement windows on west wall needed. Re-
finish existing terrazzo floor throughout, some patching/ repair 
required.

sustainable design

Proposes replacing existing roof with a green roof system for 
an urban agricultural use. May require some minor structural 
reinforcement to existing roof joist system. In addition, it could 
also incorporate rooftop solar panel system as part of a rooftop 
shade structure or shed for agricultural use on approx. 1500 - 
2000 sf of roof area.

Second

First

Basement

The Kresge Building   
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Office Condo
Retail / Restaurant
Commercial / Warehouse
Solar Panels

Second Floor:  
Office condominium.

Ground Floor:  
Main Street fronting space developed as one 
or two storefront commercial uses: restaurant, 
retail or service. Rear portion of ground level 
dedicated to commercial warehouse activity. 

Basement Space:  
Warehouse storage space for ground floor rear 
tenant.

Second

First

Basement

Frederick Douglas Way

M
ai

n 
St

re
et

Scenario 3 : Mixed-use Commercial / Warehouse
121 Main Street

overview

Scenario 3 envisions a mixed-use building with 2 ground level 
retail / restaurant uses fronting Main Street (approx 7000sf). The 
remainder of the first floor along with the basement level would 
be occupied by a warehouse operation for a commercial/ retail 
user (such as furniture sales, equipement rental, retail/ mail-
order, or the like. 

basement

Plan for minimal finishes throughout basement in this scenario 
as part of a commercial warehouse operation. A portion of the 
basement will be used for general building services. Restroom 
facilites should be planned for lower level. A substantial freight 
elevator suitable for moving furniture and equipment should be 
planned. 

first floor 

Two commercial uses of approx. 3500sf each are envisioned 
as occupying the front of the building along Main Street. These 
retail spaces are seen as service retail, convenience retail 
or restaurant uses.  Each use will require its own dedicated 
restrooms. Plan for one of the two to be a restaurant use with 
commercial kitchen. 

The majority of the rear of the first floor in this scenario would be 
dedicated to a warehouse for a commercial/retail use. For this 
use, the first floor should include restroom facilites, locker room 
and employee breakroom with kitchenette.  A loading dock door 
on High Street at rear of building is required (at existing open-
ing, see photos.)

second floor 

Second floor use in this scenario is commercial office space. 
New partitions and interior finishes required. New replacement 
windows on west wall needed. Refinish existing terrazzo floor 
throughout, some patching/ repair required.

sustainable design

Incorporate rooftop solar panel system on approx. 85% of roof 
area.
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4-3: Main Street at Frederick Douglass Way

4-3: Boarded windows on Frederick Douglass Way

The Kresge Building   
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4-5: Second floor exterior panel details.

4-6: Frederick Douglass Way
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The Kresge Building was designed for a single retail user who occupied all levels.  In 
many ways, a new single retail user is an ideal scenario.  However, efforts to date by 
the existing building owner to interest a single retail user have been unsuccessful.  
Thus, three mixed-use scenarios were developed and analyzed.  Scenario One is a 
restaurant/family entertainment center, office and housing mix.  Scenario Two is the 
Small Business Incubator and office mix.  Scenario Three is a restaurant, retail, office 
and commercial/warehouse/storage mix.  

The mixed use with commercial and residential uses, Scenario One, for the Kresge 
Building is the most promising financially of the three scenarios.  This scenario pro-
vides for a 9000 SF street level restaurant, with the lower level (16,840 SF) being fully 
leased to a family entertainment use, possibly in concert with the street level tenant.  
A restaurant and a bowling alley is one possible combination for the first and ground 
levels.   An additional 7000 SF on the street level could be used by an office tenant, 
perhaps a city, state or federal office could be the requisite anchor tenant paying 
$12.00 per SF rent or more for rent.  A short-term lease commitment of five-to-seven 
years by a governmental user could help provide the needed stability to successfully 

The Kresge Building    Scenario Comparison
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launch this project.   This includes 3 market-rate residential units on the second floor 
that could be leased at $1,250 per month for a two-bedroom, 978 SF unit with roof-top 
access as an amenity.  

Scenario One has a $219 per SF cost of construction and rehabilitation.  This is in 
keeping with recent valuations of new construction in Downtown Brockton by the 
Neighborhood Health Center and Brockton Area Transit’s new headquarters.  Al-
though, Scenario One has a positive cash flow, it has significant equity requirements 
of just over $1 million.  The equity threshold could be reduced with either CDBG 
assistance or an increased use of New Markets Tax Credits for equity, as well as debt 
financing.  

Development of a Small Business Incubator is the hallmark of Scenario Two.  In this 
analysis the Small Business Incubator would occupy both the street and lower levels, 
approximately 32,000 SF.  The second level would be leased to an office tenant. The 
Small Business Incubator faces several challenges.  The cost of rehabilitation for a 
Small Business Incubator is the highest cost of construction of the three scenarios.  
As a new initiative and start-up, the anticipated early rent rolls from a Small Busi-
ness Incubator are expected to be low, and are budgeted at $5.00 per SF.  The Small 
Business Incubator has much merit and could make a demonstrable contribution to 
Downtown Brockton’s revitalization by creating new entrepreneurs and businesses for 
Downtown.  However, building rehabilitation requires a higher rent in neighborhood of 
$8.00/SF or more to be viable.

A partnership with the regional vocational technical high school by providing a reno-
vation laboratory could facilitate the advancement of the Small Business Incubator at 
possibly a lower cost basis and perhaps eliminating the identified $417,000 shortfall 
in this scenario. The Small Business Incubator could also create a food and dining 
use to serve Downtown workers and patrons, thereby activating this corner.  

A third approach to the Kresge Building is the mixed-use restaurant, retail, office and 
storage scenario.  This scenario calls for a smaller footprint restaurant of 3,200 SF and 
for a retail storefront of similar size.  These two uses, retail and restaurant, would open 
onto Main Street and help activate the street.   The second floor would be utilized by 
an office tenant.  The rear of the street level, and the lower level would be leased for 
warehousing or storage.  Entrance to the storage use would be off Frederick Douglas 
Way, where there is already an existing building opening.  Although this scenario with 
the commercial/warehousing use has the lowest build-out/renovation costs, it also has 
the lowest net operating income.  Storage tenants tend to have low requirements for 
building finishes, thereby reducing renovation costs.  They can generally be expected 
to be no more than $3.00/SF, which explains the low net operating income.  The stor-
age/warehousing feature is a use that can help generate revenue, but has few other 
benefits, such as job creation and activating the street.   A variation of the storage use 
would be to recruit a fulfillment operation that needs both work and storage space. 
Fulfillment centers create job opportunities for local residents and could bring more 
people to downtown than a typical warehouse.
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Petronelli Gym Building   28 Petronelli Way

Building Conditions

The 4,600 sf footprint of the Petronelli Building bears wit-
ness to the layers of history in Downtown Brockton, and 
has the potential to be a showpiece if restored. 

The third floor conceals a stunning, near in-tact meeting 
hall for the Temperance Society, a part of the original 
1892 construction. Approximately 90% of the original 
faux painted tin decorative stage backdrop and prosce-
nium remain. The balcony appears intact and many of 
the original seats seem to remain. 

Since the 1980s, the third floor has housed the Petronelli 
Gym. A storied training place for boxing hopefuls, it has 
helped Brockton uphold the title  
“City of Champions” that it had earned as Rocky Mar-
ciano’s hometown. 

The challenge in a preservation strategy will be balanc-
ing these two significant moments in downtown history.

Highlights of improvement needed include:

• restoration of meeting hall, including balcony, seat-
ing, stage/ proscenium and ceiling.

• fire rated enclosure for existing grand stair to third 
floor, and creation of required additional rated 
egress stairs.

• improvements to fire protection system and addition 
of life safety elements to meet current code require-
ments. 

• restoration / replacement of windows, including 
metal balconies on the street facade.

4-7: 28 Petronelli Way

4-8: Balcony level showing stage proscenium and 
later dropped ceiling
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28 Petronelli Way: Building Overview

basement Owner has begun some space planning and has framed out locations of restrooms, 
etc. No plumbing has been done. Plan cost for full build-out including new floor 
slab throughout.

first floor This is an unoccupied restaurant space with small kitchen area and large bar. Fin-
ishes are in need of complete upgrade. Exterior storefront system is fairly new and 
can remain in place. (However, if funding is sought as a historic property, a period-
appropriate storefront reconstruction may be required.)

second floor This floor is open and exterior brick walls exposed; only requires minor demolition 
prior to the start of construction.

third floor The third floor was originally constructed as a meeting room for the Temperence 
Society in 1890. The original space was a two-story assembly room with a balcony 
level hung from the roof truss system above.  This floor currently is built out as the 
boxing gym, including 2 boxing rings, offices and some restroom facilities. Signifi-
cant demolition will be required. 

systems Building systems information not available. Costs should plan for a new energy effi-
cient HVAC system, an overhaul of electrical throughout the building, particularly to 
accommodate new uses, significant plumbing upgrades (including new restrooms 
on each level) and significant improvements to the fire protection systems (a sprin-
kler system currently exists, but has experienced damage due to frozen pipes.)

stairs &  
elevators

Existing egress will need to be upgraded to meet current code: include cost to 
replace exterior fire escape with new enclosed fire stair. New stair enclosure to be 
built at location of existing 1 story structure on east side of buidling and will serve 
all levels including the basement and balcony.) A new elevator shaft will need to be 
constructed and ADA compliant elevator installed to serve all levels including base-
ment and balcony. Existing grand staircase (approx 10 ft wide) will require code 
upgrades to treads and handrails.

exterior Improvements include repointing of side an rear walls and some minor façade 
repointing (façade has been repointed recently). At storefront level, minor repairs 
to steel lintels required and new flashing and fascia board are needed. Costs 
should include signage, signboard lighting, and architectural lighting.  Plan cost 
for full window replacement, including restoration/ repair of decorative exterior 
wood frames. At the roof level, plan cost for repair of decorative copper fascia area 
including minor replacement.  Plan cost to refurbish exising metal balconies (4) and 
re-secure to masonry wall.

roof Age of roof is unknow and costs should be planned for a full replacement.

sustainable 
design

Provide an estimated cost factor for implementing a sustainable project that is 
LEED Certified. Sustainable elements most likely would include building finishes, 
building systems, and renewable energy sources. 
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4-10: Balcony showing roof framing 
and dropped ceiling framing

4-9: Proscenium detail

The third floor of the structure currently houses 
the Petronelli Gym, which has occupied the 
space for approximately 30 years. The third 
floor was originally constructed as a meeting 
room for the Temperance Society in 1890. The 
original space was a two-story assembly room 
with a balcony level hung from the roof truss 
system above. There are currently some 4” 
diameter steel posts assisting in supporting 
one side of the balcony, we assume that the 
columns on the opposite side may have been 
removed to accommodate the two boxing 
rings that now fill the majority of the floor area.

4-11: Stage detail showing painted 
decorative metal panels
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Relocate gym to second floor as part of a commercial 
gymnasium use.

Restore third floor meeting room and balcony as a public 
meeting space. 

Dedicate ground floor and basement level to commercial 
use (restaurant or retail).

Public Event Space

Boxing Gym

Commercial

New Stair Enclosure

Second Floor

First Floor

Basement

Third Floor & Balcony

Petronelli Way

The Petronelli Building 
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Scenario 1 : Mixed-use 
93 Petronelli Way

overview

basement

Commercial Use: Basement level use as storage and support spaces for ground level 
commercial spaces (restaurant/ retail). This could include possible kitchen and equipment 
space, restrooms and storage. Basement will need to house some base building utility 
space..

first floor 

Commercial Use: Full first floor area to be used as a single restaurant / retail space. Res-
taurant use will require expansion of kitchen (to basement level) and installation of new fully 
accessible restrooms. Retail use will require new fully accessible restrooms. 

second floor 

Petronelli Gym: Currently, the Petronelli boxing gym occupies the third floor. In order to 
restore the original public meeting hall, this scenario relocates the historic Petronelli Gym 
to the second floor of the building for use as a commercial gym (with boxing and general 
workout space). In order to accommodate a boxing ring (current space has two, but a sin-
gle ring is recommended in the relocated gym), significan structural work will be required. 
This would encompass structural reinforcement to allow for the removal of 1-2 columns 
to create a clear-span area for the ring. Structural sizing will be impacted by the added 
load imposed by the upper floor meeting hall above. Include cost for a small (600 - 100sf) 
display/ museum-type space on this level dedicated to Brockton's history as "The City of 
Champions."

third floor

Meeting Hall:  The intent is to restore the space for use as a place for public assembly in-
cluding meetings, lectures, and small performances. Currently the north side of the balcony 
is supporte by pipe columns. It is possible that the columns on the opposite side may have 
been removed to accommodate the two boxing rings that now fill the majority of the floor 
area. Cost estimate should include replacement columns and some minor structural repair/ 
stabilization for the balcony level. Estimate should include costs to restore decorative metal 
stage panels, including replacement of 10% of the stage surround with matching painted 
metal extrusions. Estimate should include cost for stage lighting for the meeting hall space 
including lighting controls system. It also should include costs for installation of AV system 
including sound equipment, projector, motorized screen, speakers etc. 

balcony

Seating: A large portion of the existing balcony fixed theater seating remains in the balcony, 
but is in need of repair/ restoration. Unfortunately while the pressed tin stage surround 
remains, the original ceiling in the meeting hall has been completely removed. Cost should 
be included for a new pressed metal ceiling. Cost should also be included for acoustic 
treatment (acoustic baffles) at the ceiling and possibly rear walls of the balcony level. 
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Relocate gym to a more suitable space in the downtown area.

Develop second and third floor as art studio/ incubator type space.

Restore third floor meeting room and balcony as a public venue for 
music, poetry, and small drama performances. 

Dedicate ground floor and basement level to commercial use (restau-
rant or retail).

Commercial 

Art Studios/ Performance Venue

New Stair Enclosure

Second Floor

First Floor

Basement

Third Floor & Balcony

Petronelli Way

The Petronelli Building 



Outlook for Development 73

Scenario 2 : Arts Center
93 Petronelli Way

overview

basement

Commercial Use: Basement level use as storage and support spaces for ground level 
commercial spaces (restaurant/ retail). This could include possible kitchen and equipment 
space, restrooms and storage. Basement will need to house some base building utility 
space..

first floor 

Commercial Use: First floor area to be divided into two commercial spaces: a cafe/ restau-
rant use and a retail spaces. Restaurant use will require expansion of kitchen (to basement 
level) and installation of new fully accessible restrooms. Retail use will require new fully 
accessible restrooms. 

second floor 

Artist Studios: The second floor in this scenario is built out as artists work-only studios.  The 
floor would be subdivided as 5 studios of approximately 700 sf each. Each studio requires a 
slop sink. Refurbish existing hardwood floor boards or provide equivalent finish.

Alternate - Artist Live-Work Studios: Provide alternate cost to develop floor as live-work 
studios (approx 3 studios of 1100 sf each) Each studio would require separate bathroom, 
kitchenette, and slop sink. Refurbish existing hardwood floor boards or provide equivalent 
finish.

third floor

Meeting Hall:  The intent is to restore the space for use as a place for public assembly in-
cluding meetings, lectures, and small performances. Currently the north side of the balcony 
is supporte by pipe columns. It is possible that the columns on the opposite side may have 
been removed to accommodate the two boxing rings that now fill the majority of the floor 
area. Cost estimate should include replacement columns and some minor structural repair/ 
stabilization for the balcony level. Estimate should include costs to restore decorative metal 
stage panels, including replacement of 10% of the stage surround with matching painted 
metal extrusions. Estimate should include cost for stage lighting for the meeting hall space 
including lighting controls system. It also should include costs for installation of AV system 
including sound equipment, projector, motorized screen, speakers etc. 

balcony

Seating: A large portion of the existing balcony fixed theater seating remains in the balcony, 
but is in need of repair/ restoration. Unfortunately while the pressed tin stage surround 
remains, the original ceiling in the meeting hall has been completely removed. Cost should 
be included for a new pressed metal ceiling. Cost should also be included for acoustic 
treatment (acoustic baffles) at the ceiling and possibly rear walls of the balcony level. 
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4-13: Second Floor

4-12: Roof framing

The Petronelli Building 
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4-15: Second Floor

4-14: Main stair - ground through 
third floor
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The Petronelli Building is unique and a special gem in Downtown Brockton.  It has 
an intact lecture hall/performance space on its upper level that was built by its first 
owner, the Temperance Society, complete with a balcony.  The Petronelli Gym was 
founded by the Petronelli Brothers, Pat and Goody in 1969 in downtown Brockton.  
In the 1980s it moved to 28 High Street (now Petronelli Way).  Marvin Hagler, who 
became the world middle weight boxing champion between 1980 and 1987, got his 
start in boxing and trained at the Petronelli Gym.  The boxing ring where he trained 
remains on the second floor of this now boarded building.   28 Petronelli Way has 
been important throughout twentieth century Brockton.  

The first floor was most recently used as a bar/restaurant, which remains intact in fair-
to-good condition. The building needs a new roof and major rehabilitation to the third 
and fourth levels.  The cost projections for this building are estimated to be $5.7 mil-
lion to renovate the building.  Adherence to the Secretary of the Interior’s Standards 
could possibly escalate costs, given some of the unique building features.      

Two scenarios for the re-use of the 28 Petronelli Way have been developed. Each 
scenario has a common first floor reuse approach of 2300 SF restaurant and 2300 SF 
retail space and renting the lower level for some modest amount of storage.    Sce-
nario One calls for a development of a local boxing museum with a display of the 
Petronelli Gym boxing ring which Marvin Hagler used for training.  There are small of-
fices on the second floor as it is now configured that could support museum activities 
and display.  The financial pro forma for Scenario One calls for $5.00/SF rent for the 
second floor with a boxing museum.  Pursuit of this option will require and active and 
dedicated boxing constituency in Brockton that is willing to raise both capital and 
operating funds.  Typically, small museums find it challenging to generate sufficient 
revenue to support newly renovated space.  

Brockton as a city often identifies with boxing.  The high school football team is the 
Boxers.  The City and local advocates are working with the World Boxing Council for a 
Rocky Marciano statute to be installed near Brockton High School in 2012.  Operation 
of a museum is requires a sustained and continuing effort to raise funds.  This assign-
ment did not gauge the potential support for a small boxing museum in Downtown 
Brockton. The International Boxing Hall of Fame is located in Canastota, New York, 
which is located thirty minutes east of Syracuse and 5 ! hours west of Brockton.  The 
Hall of Fame also had displays of boxing history and memorabilia.  Another boxer, 
James “Bonecrusher” Smith has announced intentions to establish a boxing museum 
in Myrtle Beach.  So, the need for a boxing museum is undetermined as well.    Pre-
serving Brockton’s boxing heritage and history is nonetheless very important and the 
best venue and approach need to be further investigated.  Alternatives include ac-
quiring the boxing ring from its current owner; partnership with the Brockton Historical 
Society; relocating the boxing ring elsewhere in Downtown in a building that may have 
more usable space than 28 Petronelli Way, such as the Kresge Building.  

The Petronelli Building   Scenario Comparison
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The second scenario calls for creation of an Arts Center that will help draw artists to 
Downtown Brockton and serve as a meeting, gathering and exhibition/performance 
space for artists.  The first floor of 28 Petronelli Way would have both restaurant as 
well as a retail uses.  The second level would have artist work studios that could be 
leased to individual artists at $7.00/SF.  The third and fourth levels would also be part 
of the arts center, with space used for studios, exhibitions, lectures and performanc-
es.  Rent for the performance space area, the 3rd and 4th floors, in both scenarios is at 
$2.50/SF.  

Similar to the boxing museum scenario, the Arts Center will require a dedicated con-
stituency and financial patrons for both start-up and operating costs. The Fuller Craft 
Museum at D.W. Field should be a partner in this endeavor.   

In both scenarios, additional funding will be required 
above the combination of New Markets Tax Credits, 
state and federal historic tax credits and conventional 
financing.  The Cultural Facilities Fund operated by Mas-
sachusetts Cultural Council with MassDevelopment is a 
needed source of funding for the Petronelli Building.  In 
Scenario One, it is projected that $250,000 of Cultural Fa-
cilities Funding could be obtained.  In Scenario Two, the 
Arts Center, $750,000 from the Cultural Facilities Fund 
will be needed.  CDBG support is needed as well in both 
scenarios.  $250,000 of CDBG funds have been incorpo-
rated into both pro formas.  

Since the Petronelli Building has a relatively small foot-
print of 4600 SF, the cost of renovation and rehabilitation 
must be underwritten in part.  

The table to the right highlights the dilemma renovat-
ing the Petronelli Building.  Scenario Two has a higher 
projected net operating income of $95,735, compared 
to $87,860 for Scenario One.  The renovation costs are 
similar.  The cost of equity, grants and fundraising, and 
the budget short fall for Scenario One is $1,968,337.  For 
Scenario Two it is $1,838,337, slightly less.  The Arts 
Center option has the benefit of reinforcing Brockton’s 
desire to make Downtown more welcoming and hospi-
table to artists, in addition to renovating and reactivating 
an historic and architecturally important building.  
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Shortfalls in funding for redevelopment are typically addressed in several ways: more 
grants; more fundraising; or opportunities for cross-subsidy and economy of scale.  
Although grant funds will be clearly required for the renovation and rehabilitation of 8 
Petronelli Way, they are unlikely to be sufficient for both capital and operating require-
ments.  Fundraising is definitely an option once a development partner and champion 
are identified for the Petronelli Building, however it may not be timely unless one to 
five large donors are secured to fund the gap.  

The third approach is to identify a source of cross-subsidization. Given the Brockton 
downtown marketplace, it is difficult to confidently project higher rents from the street 
level restaurant or retail tenants, than the projected $15 and $10 per SF, respectively.  
So the first floor tenants are not a likely source of significant cross-subsidy.   Another 
option is to pair the redevelopment of the Petronelli Building with a redevelopment 
project.  The City of Brockton owns the adjacent parking lots to the north and east 
of the Petronelli Building.  The City of Brockton through its Redevelopment Author-
ity could issue an RFP seeking redevelopment of one of the adjoining parking lots in 
conjunction with the rehabilitation of the Petronelli Building as to the desired scenario.  
This could create some additional scale, which will moderate costs, as well as create 
a source of cross-subsidy over the long term.  Before pursuing a specific approach, 
the City of Brockton should consult with the current property owner and determine the 
level of interest and desired participation level.  

The Petronelli Building is a significant building to Brockton’s history and is located at 
a key location directly across the way from the Enterprise Block, where new housing 
will be constructed.  The renovation of the Petronelli Building is important to provide 
a greater level of confidence to new residents as they move into the Trinity Financial’s 
Residences at Centre and Main.  Court St
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 Introduction, Purpose and Applicability  
 
1. Introduction  
 
These Design Standards are adopted by the Planning Board of the City of 
Brockton (“Planning Board”) pursuant to the authority of Mass. Gen. 
Laws Ch. 40R “Smart Growth Zoning” and 760 CMR 59.00, and Section 
27-97 of the Zoning Ordinance (the “District Ordinance”) of the City of 
Brockton.  They complement the District Ordinance, and establish the 
site design requirements for development within the Downtown 
Brockton Smart Growth District.  
 
This document is organized into subject headings based on the areas of 
regulation.  Several sections include both non-binding Guiding Principles 
and binding Standards for Compliance.  The Guiding Principles identify 
the City’s goals and aspirations for the District and are intended to 
provide guidance to the project’s planning and design.  The Standards for 
Compliance include specific design requirements.  Where it provides 
greater clarity regarding desired design outcomes, images have been used 
to illustrate design principles.  In some instances, where noted, images 
have been used to illustrate design features that are not permitted within 
the District. Captions have been added to images as necessary to clarify 
the intent of the illustration and to reinforce the Standards for 
Compliance included in the text. 
 

2. Purpose 
 
The Design Standards supplement the District Ordinance, and include 
both binding Standards for Compliance and non-binding Guiding 
Principles.  The Standards for Compliance shall be used by the Planning 
Board in their review and consideration of Development Projects 
proposed pursuant to the District Ordinance.  

 
These Design Standards shall be in effect upon adoption by a majority of 
the Planning Board and approval of the Department of Housing and 
Community Development (“Department”).  The Design Standards as 
authorized by Mass. Gen. Laws Ch. 40R may be amended from time to 
time with the approval of the Department. 
 
A Development Project shall be approved by the Planning Board upon a 
finding that it complies with the District Ordinance and the Standards for 
Compliance included in these Design Standards.  In the case of inconsistency 
between the District Ordinance and these Design Standards, the District 
Ordinance shall govern.  In the case of inconsistency between applicable state 
or federal laws, including, without limitation, state building codes or life safety 
codes, and these Design Standards, the applicable state and federal laws, rules 
and regulations shall govern. These Design Standards do not exempt 
Applicants from obtaining all applicable permits necessary for development 
within the District including, without limitation, state building codes or life 
safety codes. 
 
3. Applicability  
 
The Standards for Compliance contained herein shall apply to Development 
Projects within the District that are subject to Site Plan Approval under the 
District Ordinance.  Where noted, Standards for Compliance vary among 
different sub-districts.  The Applicant shall comply with the Standards for 
Compliance contained herein, unless an exemption from the Standards for 
Compliance is specifically authorized in writing by the Planning Board.  Such 
exemption may be concurrent with the review process.
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4. Definition of Terms 
 
Definitions of technical or other capitalized terms used in this 
document can be found in Article XVI of the City of Brockton 
Zoning Ordinance, as supplemented by additional definitions as 
follows: 

 
ALLEY –  A type of traveled way found in densely populated areas. 
Alleys usually run between or behind buildings to allow for delivery and 
collection. Alleys may provide access to private garages for the use of 
adjacent dwelling units, and may provide parking or access for 
emergency vehicles. 
 
BUILDING FORMS –  Graphical depictions of dimensional 
requirements such as height, setbacks and façade elements applicable to 
specific building types. 
 
BUILDING HEIGHT – The vertical distance measured from the curb 
level to the highest point of the roof, but not including chimneys, 
spires, towers, elevator penthouses, tanks and similar projections. 
 
DESIGN STANDARDS –  Regulations adopted pursuant to Section 
27-97 of the District Ordinance and approved by the Massachusetts 
Department of Housing & Community Development pursuant to 
M.G.L. c.40R, § 10 and applicable regulations. Design Standards are 
applicable to all Development Projects within the District that are 
subject to Site Plan Review by the Approving Authority under the 
District Ordinance. 
 
DEVELOPMENT PROJECT –  A residential, mixed-use or non-
residential development undertaken pursuant to the District Ordinance.   
 

 
 
DISTRICT –  The Downtown Brockton Smart Growth Overlay 
District defined in Section 27-92 of the City of Brockton Zoning 
Ordinance. 
 
DISTRICT ORDINANCE –  Article XVI of the City of Brockton 
Zoning Ordinance.  
 
FAR –  The Floor Area Ratio is defined as the gross floor area 
permitted on a site divided by the total developable area of the site.  
 
GUIDING PRINCIPLES –  A set of design and site planning 
principles intended to provide guidance to the Applicant in the 
development of a project within the District.  Guiding Principles are 
non-binding.  
 
IESNA –  Illuminating Engineering Society of North America (IES or 
IESNA), the professional society of lighting engineers, including those 
from manufacturing companies, and others professionally involved in 
lighting. 
 
LUMINAIRE –  A complete lighting system, including a lamp or lamps 
and a fixture. 
 
OPEN SPACE –  An area of land such as a square, green, 
neighborhood park, pocket park, and linear pedestrian park which is 
located and designed for public access by pedestrians and/or bicyclists 
for passive or active recreation.  
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4. Definition of Terms  
 
 

PEDESTRIAN WAY –  A way intended for use by the general public 
for the movement of pedestrians which may include provision for use by 
cyclists. The District may include but is not limited to the following 
types of Pedestrian Ways: 
 

SIDEWALK –  A Pedestrian Way that is located immediately 
adjacent to and incorporated within the design of a street. A 
Sidewalk may, but need not, immediately abut a Development 
Project. 
 
PATH –  A Pedestrian Way that is not located immediately adjacent 
to and incorporated within the design of a street. A Path may 
meander where appropriate to site design rather than the strictly 
orthogonal configuration expected of a Sidewalk. A Path may 
provide a pedestrian connection between points of interest in the 
District, provide access to and among parking areas, or other uses. 
 
PASS-THROUGH WALKWAYS –  A Pedestrian Way designed 
solely for pedestrian use and intended to provide mid-block 
pedestrian access between streets or access from parking areas to the 
street which may be adjacent to storefronts, architectural or 
landscape elements. 

 
RESIDENTIAL OPEN SPACES –   Public and/or private open spaces 
or yards accessible to residents.   
 
SERVICE AND LOADING AREA –   Exterior locations of a building 
including but not limited to loading, delivery and service bays, dumpsters 
or containerized trash receptacles, metering stations, and utilities. 
 
SETBACK –  The minimum horizontal distance between the lot line, 
property line or edge of a right-of-way and the nearest front, side, or rear  

 
 
line of the building (as the case may be), including terraces or any 
covered projection thereof, excluding balconies, stoops or steps. 
 
STANDARDS FOR COMPLIANCE –   A set of binding design and 
site planning requirements that are applicable to all Development 
Projects within the District that are subject to Site Plan Review pursuant 
to the District Ordinance. 
 
STREET –  The right-of-way, including sidewalks, of a public way, or 
private way used or intended for use by vehicular traffic.  
 
SUB-DISTRICTS –  A specific and defined area of land within the 
Downtown Brockton Smart Growth Overlay District that is subject 
to specific requirements for allowable uses or dimensional 
requirements that may differ from the requirements for allowable 
uses or dimensional requirements in other specific and defined areas 
within the Downtown Brockton Smart Growth Overlay District. 
 
ZERO LOT LINE –   The location of a building on a lot in such a 
manner that one or more of the building's sides rests directly on a lot 
line. 
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5. Application Procedures
5. Aption Procedures. 

5.1. Application procedures. Applicants for development within the 
District shall comply with the application requirements set forth in 
the District Ordinance. 

 
5.1.4. Application contents.  In order to be considered complete, all 

Applications for Site Plan Approval pursuant to the District 
Ordinance shall be comprised of the following:  

5.1.4.1. Completed application form. 
5.1.4.2. Complete list of abutters signed by the City Assessor, 

including address labels. 
5.1.4.3. Development Plan Summary including proposed 

housing unit count and/or square footage of non-
residential development; proposed number, location, 
configuration and design of proposed off-street 
parking spaces; information required by Sec. 27-99 of 
the District Ordinance regarding the proposed 
number, type, location, deed restriction and marketing 
of proposed Affordable Units; and proposed off-site 
improvements (if any).  

5.1.4.4. Proposed Site Plan drawings at 1”=40’ scale or greater 
stamped by a Massachusetts Registered Professional 
Engineer or other appropriate professional including 
one (1) original and fifteen (15) copies at 24” x 36” 
dimension; and two (2) paper copies at 11” x 17”.  The 
Site Plan drawings shall contain the following 
information. 

5.1.4.4.1. Project name, boundaries, north arrow, date scale. 
5.1.4.4.2. Assessors parcel numbers of lot(s) subject to the 

Application. 
5.1.4.4.3. Names and address of Applicant and project 

engineer. 
5.1.4.4.4. Existing conditions on the lot(s). 
5.1.4.4.5. Proposed names of new street(s), if any. 

 
 
5.1.4.4.6. Proposed building footprints, parking areas, 

pedestrian ways. 
5.1.4.4.7. Stormwater management plan, including calculations 

of pre- and post-development rates and volumes, 
and including Operations & Maintenance Plan. 

5.1.4.4.8. Data to determine location, direction, width and 
length of every street line, lot line, easement, zoning 
district and boundary line. 

5.1.4.4.9. Indication of purpose for easements, if any. 
5.1.4.4.9.1. Existing and proposed topography at one-

foot contours. 
5.1.4.4.9.2. Proposed lighting plan. 
5.1.4.4.9.3. Proposed landscaping plan. 

5.1.4.4.10. A statement detailing proposed public improvements 
as may be necessary to mitigate extraordinary 
adverse impacts of the Development Project. 
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5. Application Procedures 
 
5.1.4.5. Building elevation drawings at 1”= 4’. 
5.1.4.6. A three-dimensional model shall be submitted when 

proposing Development Projects occupying more 
than 40,000 sf of land to demonstrate the scale of the 
proposed building(s) relative to existing buildings 
directly abutting the lot(s). 

5.1.4.7. Wherever outside lighting is proposed, every 
application for Site Plan Approval shall be 
accompanied by a lighting plan which shall show: 

5.1.4.7.1. The location and type of any outdoor lighting 
Luminaires, including the height of the 
Luminaire. 

5.1.4.7.2. The Luminaire manufacturer’s specification data, 
including lumen output and photometric data 
showing cutoff angles. 

5.1.4.7.3. The type of lamp such as: metal halide, compact 
fluorescent, high-pressure sodium, etc. 

5.1.4.7.4. A photometric plan showing the intensity of 
illumination at ground level, expressed in 
footcandles. 

5.1.4.8. A Stormwater Management Operation and 
Maintenance Plan.  

 
5.1.5. All waiver requests from provisions of the District Ordinance 

or the Standards for Compliance in these Design Standards 
shall be made in writing, and shall cite the specific provision(s) 
for which a waiver is requested. 
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5. Application Procedures
 
Schematic Illustration of Timeline for Site Plan Approval Process pursuant to the District Ordinance 
 
This is intended for illustrative purposes only. For detailed requirements of the Site Plan Approval Process see Section 27-100 of the District Ordinance.  
The Applicant is responsible for complying with all Administrative requirements of the District Ordinance and these Design Standards.

Pre-Application 
Review 

(recommended) 

Complete 
Application for Site 
Plan Approval filed 
with City Planner; 

Distribution of 
Application materials 
to municipal Boards 

and Departments 

Certification of 
completeness of 
Application by 

the Office of the 
City Planner 

Other municipal 
Boards and 

Departments 
submit advisory 
reports to the 

Planning Board 

Site Plan Approval 
Decision filed with 

the City Clerk 

Duly noticed 
Public Hearing 

conducted by the 
Planning Board 

Unspecified 

Within 30 days

Within 60 days

Within 120 days

Unspecified
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6. Guiding Principles 
 
These Design Standards are based on site planning and design principles that 
articulate public interests in the physical design and aesthetic qualities 
associated with the land and its development. The following recommended 
provisions should be considered by the Applicant in designing the overall 
composition of the site, building improvements and related infrastructure 
improvements. These Guiding Principles are goals, and shall not be applied as 
regulatory standards. 
 
 
 
6.1. Protect and Preserve the Historic & Cultural Heritage of  Downtown 

Brockton 
 

The Sanborn maps shown here illustrate Brockton’s historical development 
patterns circa the first half of the 20th Century.  New development should 
emphasize the conservation of buildings or groups of buildings that have 
architectural or historical significance, or are listed within public plans or 
policy documents as contributing to the character of Brockton.  Adaptive 
reuse and renovation of existing buildings is strongly encouraged where 
feasible.  New construction should be complementary to the existing 
architectural design and form of buildings in Downtown Brockton. 

 
6.2. Promote Mix of Uses 

 
Downtown Brockton is a central element of the City of Brockton’s tax base. 
Manufacturing and industrial production is not likely to return to Downtown 
Brockton, but this location will remain significant to the cultural, economic 
and residential character of the City of Brockton in the future. The District 
may become a destination for employers, as well as educational, cultural or 
recreational institutions serving a local or regional population base, and the 
District Ordinance encourages mixed-use and non-residential development 
and investment as may be economically viable and culturally beneficial. 

 
 

Sanborn Fire Insurance maps of the Smart Growth 

Sub-districts from the early part of the 20th Century.  

On this page, clockwise from top left: Star Market, 

Arts/ Culture, Ralsco.  On facing page, from top, 

Downtown Core, Corcoran.  
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6. Guiding Principles
 
 

                   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

6.3. Promote Flexibility and Variety in Future Development 
 
These guidelines can not account for every proposal that will come before the 
Approving Authority and therefore strive to allow for creativity and variety, 
provided the end result is of high quality and an asset to the City. Variety and 
coherence are not mutually exclusive. Replicating one or two particular styles 
throughout Downtown Brockton will create an uninteresting streetscape, so 
creativity with design integrity is encouraged. 

 
6.4. Sustainability  

 
Sustainable construction techniques and materials should be incorporated in 
new construction in the District. Renovation of existing buildings should seek 
to improve energy efficiency within the building. Energy efficiency should be 
a central goal in selection of lighting, windows, materials, insulation and 
heating / ventilation / air conditioning systems. Wayfinding signage should 
be installed to encourage walking and the use of public transit. Mixed-uses 
within the District and allowance for higher development densities is intended 
to result in structures that will be more efficient and less consumptive of 
energy resources relative to lower density development patterns.  Increased 
use of alternative transportation methods is expected to result in a reduction 
in typical vehicle miles traveled per unit of development. 

 
6.5. Coordination with Infrastructure 
 
New development fronting on public streets should propose improvements 
to the public infrastructure including traffic improvements, sidewalks and 
crosswalks, street lighting, burial of existing overhead utility lines, street trees 
and/or other landscaping enhancements. Where new development is 
proposed in proximity to existing public parks or open spaces, the Applicant 
should consider proposing enhancements to these public spaces and the 
pedestrian connections between said spaces and the new development.  
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6. Guiding Principles  
 
6.6. Guthiding Principles for Sub-Districts 

6.6.1.              Arts / Culture 
 

The Arts / Culture Sub-district includes a diverse 
mix of building uses and scales, and includes some 
of the most attractive and distinctive architecture in 
Downtown Brockton. Legion Parkway is the primary 
east-west corridor in the Sub-district, and with a 
double-barrel boulevard layout is among the most 
distinctive pedestrian corridors in Downtown 
Brockton. This corridor includes existing retail and 
mixed-use development fronting on wide sidewalks 
with many curbside parking spaces.  It is an excellent 
location for additional development of both housing 
and convenience retail outlets. The new Brockton 
Neighborhood Health Center, at the corner of 
Legion Parkway and Main Street, will become both a 
visual focal point and a center of activity in 
Downtown Brockton. Frederick Douglass Avenue, 
running parallel to Legion Parkway to the south, is 
home to the Brockton African American History 
Museum, and has been identified as a potential 
location for new uses such as a restaurant or jazz 
cafe. Cultural uses such as performance or visual arts 
exhibition space would enhance and strengthen the 
existing mix of retail / commercial, residential and 
cultural / institutional uses. The Arts / Culture Sub-
district will benefit from reinvestment in both 
smaller scale residential development, and in mixed-
use development with first floor retail / commercial 
and upper story residential uses. 
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Arts/Culture Sub-District
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6. Guiding Principles  
 

6.6.2.              Corcoran 
 

The Corcoran Sub-district is characterized by a mix 
of commercial and residential uses, complemented 
by attractive public parks and an expanded public 
library as well as a significant length of frontage on 
the Salisbury River. The Sub-district includes several 
significant publicly-owned properties, both in active 
and unproductive uses. Underutilized publicly-
owned sites represent significant opportunities for 
redevelopment through City issuance of competitive 
Requests for Proposal. The Corcoran building, 
currently in use as a storage facility for public 
records, is located on Montello Street, and presents 
the first impression of Downtown Brockton for 
visitors approaching the area from the south. This 
property could be revitalized through a mix of 
historic renovation of the primary structure into loft-
style residential units, with potential for new 
construction of townhomes or multi-family housing 
on the adjacent undeveloped land. Significant 
potential for residential redevelopment exists in this 
Sub-district thanks to both its transit-accessible 
location, the natural amenity provided by the 
Salisbury River, and the substantial investment in 
public infrastructure and parks that has taken place 
in recent years.  
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Corcoran Sub-District 
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6. Guiding Principles  
 

6.6.3.             Downtown Core 
 

The Downtown Core Sub-district includes a 
combination of larger scale commercial, office and 
industrial / warehousing uses, as well as several large 
surface parking lots. It is located immediately 
adjacent to both City Hall, and the Brockton Area 
Transit (BAT) Intermodal Center and commuter rail 
station.  Landscaping and public amenities in this 
Sub-district are limited, and substantial investments 
in the public infrastructure including lighting, 
streetscape, and structured parking will help to make 
this a successful location for residential 
development. The District Ordinance allows greater 
building scales and densities in the Downtown Core 
than the other Sub-districts in order to both match 
the scale of existing larger buildings, and to stimulate 
substantial private investment in Downtown 
Brockton. City leaders are pursuing financing for a 
new public parking garage that could provide parking 
capacity for substantial new private development on 
parcels within walking distance. This Sub-district also 
includes several significant publicly owned parcels, 
many of which are currently in use as surface parking 
lots. A new parking structure would facilitate the 
redevelopment of parcels in both private and public 
ownership.  New private investment in this Sub-
district, including redevelopment of underutilized 
public parcels, may provide a supplemental financing 
source for public construction of a parking garage. 
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Downtown Core Sub-District 
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6. Guiding Principles  
 
 

6.6.4. Ralsco 
 

The Ralsco Sub-district includes a city-owned vacant 
lot bordered on the south and west sides by the 
Salisbury River, making it one of the longest 
stretches of riverfront in Downtown Brockton. This 
natural amenity enhances the opportunity to 
redevelop the site with residential development that 
enhances public access to the river for the benefit of 
both neighborhood residents and the general public. 
The City anticipates issuing a competitive Request 
for Proposals for residential redevelopment of the 
site including a requirement for establishment of a 
permanent access easement to extend the network of 
sidewalks and paths comprising the Salisbury 
Riverwalk. The Ralsco site is adjacent to a 
commercial use at the corner of Warren Avenue and 
Bartlett Street, and surrounded on all sides by 
primarily residential uses. The residential uses are 
typically 2- to 3-story single-family and 2- to 3- 
family homes. The District Ordinance allows this 
pattern of development to extend onto the vacant 
Ralsco site, including single-family and 2- to 3-family 
residential uses at building scales that will 
complement neighboring properties. Residential 
development should strive to reinforce the existing 
streetlines, with minimal vehicular curb cuts, side- or 
rear-parking, and setbacks from public ways 
matching existing building setbacks.  
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Ralsco Sub-District
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6. Guiding Principles  
 
6.6.5.     Star Market 
 

The Star Market Sub-district includes a long-vacant retail use 
surrounded by a large field of parking with poor lighting and 
very little landscaping. The surrounding neighborhoods 
include both residential uses and a mix of smaller retail uses, 
with both stable retail uses and other vacant retail sites. The 
residential uses are typically 2- to 3-story single-family and 2- 
to 3- family homes. The District Ordinance allows non-
residential or mixed-use development to be located on 
Pleasant Street or Warren Avenue, with frontage directly on 
one or both of those streets with parking located at the side 
and rear of the building(s).  
 
Many people drive past this location on Pleasant Street on 
their way into Downtown Brockton. It is therefore important 
that redevelopment of this "gateway" location exemplify the 
style and quality of architecture and site design that will 
characterize the revitalization of Downtown Brockton. A 
visually distinct and exciting building, including an 
architectural focal point that is taller than the building itself, 
such as a tower, turret or cupola at the intersection of 
Pleasant Street and Warren Avenue is encouraged. 
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Star Market Sub-District
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7. Scale, Proportions and Exterior Appearance of Buildings 
6.  
Scale  Proportions and Exterior Appearance of Buildings  

7.1. General 
 

7.1.1. Proposed Development Projects should complement the scale 
and architecture of existing buildings in the vicinity that have a 
functional or visual relationship to the proposed buildings.  

7.1.2. New construction should incorporate design elements of 
traditional, significant, or historical uses or structures. When 
appropriate, the Planning Board will consult with and request 
opinions and information from the Brockton Historical 
Commission regarding specific structures or groups of 
structures. 

7.1.3. Protection of public safety. Site design shall include adequate 
water supply distribution and storage for fire protection. 
Vehicular circulation shall meet the access needs of emergency 
and public safety vehicles. The adequacy of the foregoing 
public safety measures shall be based on the reasonable 
requirements of the Brockton Chief of Police and Fire Chief, in 
their respective fields.  

 
7.2. Materials, texture, and color 

 
7.2.1. New building materials should reflect the character of 

Downtown Brockton and should be selected to convey a sense 
of quality, durability and permanence. Buildings shall use 
materials that are durable, economically maintained, and of a 
quality that will retain their appearance over time. 

Buildings whose design, proportion, and massing would meet the criteria set 
forth in these Design Standards. 
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7. Scale, Proportions and Exterior Appearance of Buildings 

7.2.2. Building façade materials permitted within the district include 
but are not limited to, brick, wood, cementitious fiber board, 
manufactured limestone, cast stone, masonry, stone, glass, terra 
cotta, cellular PVC trim, tile and sustainable materials.  

7.2.3. Full size brick veneer is preferable to brick tile. Brick veneers 
should be mortared to give the appearance of structural brick. 
If used, brick tile applications should use wraparound corner 
and bullnose pieces to minimize a veneer appearance. 

7.2.4. Stone and stone veneers are appropriate as a basic building 
material or as a special material for wall panels or sills in 
combination with other materials such as brick and concrete. 

7.2.5. Poured-in-place concrete and pre-cast concrete are appropriate 
as a basic building material with special consideration to 
formwork, pigments, and aggregates that can create rich 
surfaces. Stone or tile accents are recommended. 

7.2.6. Prohibited materials. Vinyl siding is prohibited. The use of 
exterior insulation finishing system (EIFS) is prohibited.  

7.2.7. A combination of materials should be used in order to create 
visual interest.   

7.2.8. Where more than one material is used, traditionally heavier 
materials (stone, brick, concrete with stucco, etc.) should be 
located below lighter materials (wood, fiber cement board, 
siding, etc). The change in material should occur along a 
horizontal line, preferably at the floor level. 

Building materials should vary, be durable, and reflect the character of 
the downtown. The materials shown at right help break up vast 

expanses of facades by providing various colors, textures, and patterns. 
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7. Scale, Proportions and Exterior Appearance of Buildings  
        
 
  
      

 
7.3. Height, Building, Massing and Organization 

7.3.1. The height of new buildings should reflect the height of 
adjacent buildings to avoid creating a gap in the 
streetscape, whether by being constructed to the same 
height (±5 feet) as an adjacent building, or by use of 
complementary horizontal design elements. When 
designing the façade, neighboring window sill lines and 
sign lines should be extended onto the façade of the new 
building. 

7.3.2. New buildings should reflect and reinforce the scale, 
massing, proportions, rhythm, and attention to detailing 
established by buildings in Downtown Brockton built 
prior to 1940. 

7.3.3. Front building setbacks for new construction should be 
located within five (5) linear feet of the front setbacks of 
neighboring buildings.  

7.3.4. In general, new buildings in the District should be set right 
on the Sidewalk. A new building may have an inconsistent 
setback from neighboring buildings if the front setback is 
to be used for a well-landscaped public space or if the 
front setbacks of buildings on either side of the new 
building are greater than ten (10) linear feet, in which case 
a front setback of ten feet or less is required for new 
construction.  Where differing front setbacks are 
approved, design elements such as a wall, fencing or 
landscaping of a minimum height of three (3) feet should 
be used to reinforce the street line. 

7.3.5. As required by the District Ordinance, the maximum front 
setback for new construction in the DBSGOD is ten (10) 
feet.  

 
 

 

New building respects cornice line. 

New building respects cornice line and façade modules. 

Rhythms and proportions of building modules, storefront 
modules and upper floor modules.  
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7. Scale, Proportions and Exterior Appearance of Buildings 
 
 
 

 
7.3.6. Windows, wall panels, pilasters, building bays and 

storefronts should be carried across windowless walls to 
relieve blank, uninteresting surfaces. 

7.3.7. Side and rear facades should be articulated in a manner 
compatible with the design of the front façade. Blank wall 
surfaces greater than twenty (20) feet are prohibited on 
walls that are visible from streets or other public areas. 

These buildings are of varying styles, though they complement 
each other. These buildings respect cornice lines, façade 
modules, and the rhythms and proportions of the streetscape. 

When renovating buildings with blank walls,such as that 
pictured above, an improved streetscape may be created with 
the addition of  windows and doors at the street level.   
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7.4. Building Façades 
 

7.4.1. Buildings more than forty (40) feet wide shall be broken 
down into a series of smaller elements or “bays” – to evoke 
the rhythm of historic shop fronts and mixed-use town 
centers, add visual character and maintain the pedestrian 
scale of the streetscape. No uninterrupted length of any 
façade shall be permitted to exceed 40% of the façade’s total 
length, or forty (40) horizontal feet, whichever is less, 
without incorporating at least one of the following design 
elements: color change, material change, or texture change; 
and at least one of the following design elements: 
architectural projections or recesses, trellises, balconies, or 
windows. 

7.4.2. Any side of the building that has frontage on a sidewalk or 
street shall include windows, doors, or other signs of human 
occupancy, such as porches or balconies.  

7.4.3. Building design for multi-story buildings should create or 
maintain a visual distinction between upper and lower floors. In 
historic Downtown Brockton, storefronts with large windows 
were on the first floor and residences with smaller windows 
were on the second floor. Second stories should maintain this 
distinction whether or not they are residential in use.  

7.4.4. Building frontage should incorporate recessed entries, recessed 
or projecting bays, expression of architectural or structural 
modules and detail, and/or variations such as surface relief, 
expressed joints and details, color and texture. Recesses and 
projections shall be a minimum of 2 feet deep.  

7.4.5. Vertical divisions of ground and upper floors should be 
consistent across a building frontage. Major horizontal 
elements of adjacent buildings and storefronts should align.  
In order to modulate their scale, multi-story buildings should 
articulate the base, middle, and top, separated by cornices, 
string cornices, step-backs or other articulating features. 

7.4.6. Proposals for new building construction that use a particular 
historical style should utilize accurate elements of that style.  

7.4.7. Exposed foundation walls shall be minimized.  
7.4.8. Address numbers shall be prominently displayed and in 

accordance with all applicable regulations. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

7. Scale, Proportions and Exterior Appearance of Buildings  

Decorative 
Cornice 

Regularly Spaced and 
Similar Windows 

Ground Floor Display 
Windows 

Detailing 

Bulkhead and Piers “frame” Windows 

Storefront Cornice 

Façade elements. 
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7. Scale, Proportions and Exterior Appearance of Buildings 
 
7.5. Roofs 

 
7.5.1. Roof forms should complement the principal building in terms of 

style, detailing, and materials. Roof lines of buildings in the 
District constructed prior to 1940 are acceptable precedents in 
the selection of proposed roof forms.  

7.5.2. Roof forms should be varied within a block, and may be varied 
within a building, incorporating parapets, decorative cornice 
treatments, belt courses, and window bays. 

7.5.3. Mechanical equipment, including metal chimneys, and elevator 
penthouses at grade, attached to, or on the roof of a building, 
shall be screened from view from streets; or they should be 
integrated into the overall design of the building by use of 
materials, placement, roof shape or form, or other means. 

 
7.6. Windows and Doorways 
 

7.6.1. Windows should be inset a minimum of three (3) inches from the 
exterior wall surface to add visual relief to the wall. 

7.6.2. In general, all windows should be taller than they are wide. This is 
true of windows on the first as well as upper floors. 

7.6.3. Windows on top floors should not be larger than windows on the 
first floor.  

7.6.4. Windows on the top and bottom floors should align vertically. 
7.6.5. Recessed doorways are preferred, in order to break up the 

building façade, provide a welcoming space, and provide 
protection from sun and rain. Where a recessed doorway is not 
used, an awning can have a similar effect. Adequate lighting for 
the doorway shall be provided at night. 

 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 The images at top and bottom represent façades appropriate for 

street level shops: entrances are prominent and easy to identify, 
vendors are identified in a consistent sign band, doorways are 
recessed, street-level windows provide visual relief.  Doorways to 
upper floors (such as those pictured in the middle) should be 
visually distinct and separated from street-level shop entries.  
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7. Scale, Proportions and Exterior Appearance of Buildings  
 

7.7. Location of Building and Garage Entrances. 
 

7.7.1. Building and garage entrances shall be sited to minimize the 
impact of vehicular turning movements on safe and efficient 
movement of vehicles, pedestrians, and cyclists within vehicular 
rights-of-way. New curb cuts shall not be located within fifty 
(50) linear feet, measured on center, from nearby vehicular 
intersections.  

7.7.2. Building entrances shall provide direct access to sidewalks or 
Paths to emphasize pedestrian ingress and egress as opposed to 
accommodating vehicles. 

7.7.3. Doorways to upper floors shall be visually separated from 
street-level shop entries, and doorway location and design 
should seek to minimize confusion over which doorway 
belongs to which business. 

 
7.8. Service and Loading Areas. 
 

7.8.1. Service and Loading Areas shall be screened from streets and 
abutting properties to the greatest extent possible through the 
provision of architectural screening, landscaping, and fencing.  
Chain link fencing is not acceptable for screening purposes. 

7.8.2. Service and Loading Areas shall not face an open space or 
public street directly. 

7.8.3. Trash receptacles should be located and designed for ease of 
trash service to the site. Trash receptacles may be located in the 
garage of buildings or in free-standing trash houses. Trash 
houses shall be located and architecturally designed to minimize 
their aesthetic impacts. 

7.8.4. Service and Loading Areas in proximity to the Salisbury River 
shall be screened such that they are not visible from the water’s 
edge. 

A “live fence” of landscaping both reinforces the street line, and provides an opaque 
screen between a parking lot and the street.  
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8. Building Forms
 

This section includes Building Forms for each of the allowable types of 
residential, non-residential and mixed-use Development Projects within 
the District. 

8.  
8.1. These Building Forms define regulatory Standards for 

Compliance and Guiding Principles for the various types of 
allowable uses. 

8.1.1. Where noted, specific requirements may apply in one Sub-
district that may not be applicable in another Sub-district. 

8.1.2. The Building Forms included here are not exhaustive, and 
Development Projects may be approved that do not adhere to 
non-dimensional components of the Building Form 
corresponding to the proposed type of Development Project. 
An Applicant has the option to include within an Application 
for Site Plan Approval an alternate Building Form or Forms 
that set out the design objectives for the proposed 
Development Project. If Building Forms are approved by the 
Planning Board that vary from the Building Forms here, these 
forms shall become allowed on an As-of-right basis for 
subsequent Development Projects within the District.  

8.1.3. The examples illustrated on the following pages indicate 
typologies of residential construction and examples of adaptive 
re-use for residential development that exist in Brockton and 
constitute positive characteristics of urban form. The examples 
are suggestive only as a direction for good design.  

8.1.4. The diagrams and tables on the following pages indicate 
mandates for lot size, lot coverage, building height, setbacks 
(front, side, and rear).  They are comparable to dimensional 
requirements typically included in zoning ordinances. 

8.1.5. Nothing in this section is intended to exempt Development 
Projects from the specific dimensional requirements governing 
building bulk, height, setbacks and density included herein or in 
the District Ordinance. 
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8.2. Single Family 

8.2.1.  Single Family Dwelling Units are an Allowable Use in 
the following Sub-districts: 

          Max. Height 
 Arts-Culture  35’ 
 Corcoran  35’ 
 Ralsco   35’ 

    
8.2.2.  Additional Single Family Detached Dwelling Units 

Standards 
8.2.2.1. Recommended minimum lot dimensions and building 

setbacks are shown in the illustration on the left. 
8.2.2.2. New single-family dwelling units shall include front 

porches or stoops located at street level to allow 
outdoor seating and to provide a direct connection to 
adjacent streets. 

8.2.2.3. The ground floor of new Single-Family Detached 
Dwelling Units shall be raised above grade by at least 
three feet to provide separation between the street and 
the home, and to ensure privacy for those dwelling 
units with first floor windows. 

8.2.2.4. Front yards: New construction of Single-Family 
Detached Dwelling Units shall include a front yard in 
order to create a transition space between the public 
domain and the privacy of the home.  

8.2.2.5. Garages for automobiles shall have a front setback at 
least ten (10) feet greater than the building’s front 
setback.  

8.2 Single-Family 35’ 

 

These structures exemplify single 
family units with their front 
porches, raised ground floors, side 
yard parking, and small front yards 
with attractive landscaping. 
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8.2 Single-Family 35’
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8.3 Two-Family 35’ 
   and Exterior Appearance of Buildings  

8.3. Two Family Homes 
8.3.1.  Two-Family Dwelling Units are an Allowable Use in 

the following Sub-districts: 
         Max. Height 

  Arts-Culture   45’ 
  Corcoran   45’ 
  Downtown Core  45’ 
  Ralsco   35’ 
   

8.3.2. Additional Two-Family Dwelling Units Standards 
8.3.2.1. The ground floor of new Two-Family Dwelling Units 

shall be raised above grade by at least three feet to 
provide separation between the street and the home, 
and to ensure privacy for those dwelling units with 
first floor windows. 

8.3.2.2. Two-Family Dwelling Units may include garage 
parking at grade. 

 
8.3.3. Setbacks.  Two family Dwelling Units shall have 

combined side setbacks of 8 to 12 feet. This may be 
satisfied with a 8 to 12 foot setback on one side (and a 
zero foot setback on the opposite side).  Alternatively, 
the setback may be divided between the two sides.  In 
the event that setbacks are divided, neighboring lots 
should be planned to allow for a shared driveway in 
between the homes, or shall provide direct vehicular 
access to the rear of the lot.  
 Two-family units should include 

raised ground floors, steep pitched 
roofs, and articulated facades or 
bay windows. 
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8.3 Two-Family 35’
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8.4 Three-Family 35’ - 45’ 
 

 

8.4. Three-Family  
8.4.1.  Three-Family Dwelling Units are an Allowable Use in 

the following Sub-districts 
          Max. Height 

  Arts-Culture   45’ 
  Corcoran   45’ 
  Downtown Core  45’ 
  Ralsco   35’ 
   

8.4.2.  Additional Three-Family Dwelling Units Standards 
8.4.2.1. The ground floor of new Three-Family residential 

buildings shall be raised above grade by at least three 
feet to provide separation between the street and the 
home, and to ensure privacy for those dwelling units 
with first floor windows. 

8.4.2.2. Three-Family buildings may include garage parking 
at grade if access to the parking space(s) is provided 
from the side or rear of the building. Garages 
located internal to Three-Family Dwelling Units 
shall be limited in width to one parking bay, but may 
include space for more than one vehicle parked end 
to end. 
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8.4 Three-Family 35’ - 45’
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8.5 Multi-Family 45’+ 
 

 

8.5. Multi-Family 

8.5.1.  Multi-Family Dwelling Units are an Allowable Use in 
the following Sub-districts: 

          Max. Height 

  Arts-Culture   45’ 

  Corcoran   45’ 

  Downtown Core  85’   

    

8.5.2. Additional Multi-Family Dwelling Units Standards 
8.5.2.1. The ground floor of new Multi-Family residential 

buildings shall be raised above grade by at least three 

or four feet to allow for separation between the street 

and the home, and to ensure privacy for those 

dwelling units with first floor windows. 

8.5.2.2. Proximity to public space and pedestrian and bicycle network. 

Residential buildings shall be sited to allow for front 

steps, balconies, and porches with access to adjacent 

public space or pedestrian and bicycle paths.  

8.5.2.3. Where proposed residential buildings are not located 

adjacent to public spaces, site design should include 

new public and/or private open spaces or yards 

accessible to building residents. 

8.5.2.4. Where taller buildings are proposed adjacent to 

shorter buildings, upper floors may be set back further 

to reduce the perceived building height.  
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8.5 Multi-Family 45’+

 

Multi-family units might contain elements such as the ones displayed here including vertically proportioned windows, balconies overlooking the street, or a 
common area raised above street level. 
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8.5 Multi-Family 45’+ 
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8.6 Non-Residential
New construction of Non-

Residential development is an 

allowable use only in the Star 

Market Sub-district.  (In the 

Arts/Culture, Corcoran and 

Downtown Core Sub-Districts, 

Non-Residential development is 

also allowable by converting 

existing buildings built prior to 

1940.) All building footprints in 

this Sub-district must be located 

within 100 linear feet of Pleasant 

Street or Warren Avenue. 

 

The historic Sanborn maps 

illustrate historic development 

patterns in the Star Market Sub-

district with buildings fronting 

on Pleasant Street and Warren 

Avenue. This provision of the 

District Ordinance is intended to 

ensure that new Non-Residential 

development will reinforce the 

street lines and block structure 

at this primary gateway to 

Downtown Brockton. 
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8.7 Mixed-Use 45’+ 
 

8.6. 

Mixed Use 

8.7.  
8.7.1.  Mixed-Use Development is an Allowable Use in the 

following Sub-districts: 
             Max. Height 
  Arts-Culture   45’ 
  Corcoran   45’ 
  Downtown Core  85’ 
  Star-Market    45’ 

 

8.7.2.  Additional Mixed-Use Development Standards 
8.7.2.1. In Mixed-Use buildings, retail uses shall be located in 

ground floor levels and shall be accessible to 
pedestrians from Sidewalks. However, retail uses may 
include a second story if the overall non-residential 
development within the Development Project does 
not exceed the maximum allowable percentage (50%) 
specified in the District Ordinance. 

8.7.2.2. At least 50% of street level frontage adjacent to public 
streets or open spaces should be devoted to entrances, 
shop windows, or other displays. 

8.7.2.3. All mixed-use buildings shall have a principal façade 
and entry (with operable doors) facing a public street 
or open space.  

8.7.2.4. Retail and first floor commercial windows shall allow 
two-way visibility in order to enhance safety on the 
street and create a visually interesting pedestrian 
environment. The use of dark tinted glass or reflective 
glass is prohibited. 

These mixed-use buildings display the large first floor windows of retail spaces at 
the street level, while above more standard residential windows are used. These 
large windows help to create an inviting environment for pedestrians passing by. 
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8.7 Mixed-Use 45’ +
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Storefront   
 
8.7.2.5. Retail portions of mixed-use buildings should include 

a minimum of 30% glazed windows along the store 
frontage.  

8.7.2.6. Where used, security grilles and tracks shall be 
integrated into storefront design and shall be 
concealed when not in use. Solid roll-down grilles are 
not permitted. 

8.7.2.7. New development should maintain a regular rhythm 
of storefronts along a block with entrances every 
twenty-five to fifty feet (25’to 50’).  

8.7.2.8. Except for recessed entries, arcades, and similar 
features that provide benefit for pedestrians, 
storefronts in mixed-use buildings should be built to 
the property line, and shall in no case have a front 
setback greater than ten (10) feet.   

8.7.2.9. Retail entries shall be accessible from at least one 
sidewalk. 

 

8.7 Mixed-Use 45’ + 

Storefronts on the first floor of mixed-use structures should maintain a vibrant sidewalk 
environment around the clock. This includes having front setbacks of no more than ten 
feet, to establish a consistent street line; matching materials for signs, doors, and 
window framing; and unshuttered storefronts at night. 
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8.7Mixed-Use 45’ +
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8.8 Renovation 
 

 
8.8. Renovation 

8.8.1.   Additional Standards 
8.8.1.1. All renovations shall, to the maximum extent feasible, 

maintain the scale and proportion of the original 
building elements including roof shape and height, 
structural framework, cornice, sign band, window size 
and symmetry, and decorative elements. 

8.8.1.2. On a building proposed for renovation pursuant to the 
District Ordinance, the covering or removal of original 
façade elements (columns, pilasters, fenestration, 
arches, lintels, decorative elements) is prohibited. 
Proposals for a façade renovation that uses a particular 
historical style should utilize accurate elements or 
materials of that style.  

8.8.1.3. Applicants for renovation of existing buildings are 
encouraged to meet  with the Brockton Historical 
Commission prior to submitting an Application to 
seek their opinion regarding the historical significance 
of the buildings, if any, and to seek their advice 
regarding building elements that may benefit from 
restoration. 

When existing structures are being renovated in the District, the existing facades and façade elements 
should be preserved as much as possible. When converting historic structures such as this one, great 
sensitivity should be taken to deviate as little as possible from the original building design. 
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8.8 Renovation
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8.8 Renovation 
 

 
 
 

8.8.1.4. On a building proposed for renovation pursuant to the 
District Ordinance, distinctive architectural features 
should be restored, and elements that cover up 
original details should be removed. Architectural 
features that are important to preserve include, but are 
not limited to: bay windows, transom windows, 
columns on the façade, the cornice, sign band, and 
other details including medallions and decorative 
panels. Architectural features that should be removed 
include: siding that covers original brick, metal or 
wood siding and detail; and shed roofs or false fronts 
over first floor shop fronts, which may be replaced 
with awnings or traditional building sign bands.  

8.8.1.5. Original copper flashing on roofs and cornices should 
be restored where feasible. 

Downtown Brockton includes 
many buildings that are 
architecturally interesting and 
are worthy of renovation. 
These two buildings represent 
examples of structures that 
could be renovated within the 
District. 
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8.8 Renovation 



 46 

 
9. t 

9.1.1. Where the proposed Development Project abuts streets that 
lack Sidewalks, or where Sidewalks abutting the proposed 
Development Project do not meet applicable standards, 
Applications should propose a plan for pedestrian walks. 
Additions to the Pedestrian Network may include a 
combination of Sidewalks, Paths and Pass-Through Walkways.  

9.1.2. All new Sidewalks, Paths and Pass-Through Walkways shall be 
designed and constructed to be accessible to the handicapped 
in accordance with applicable laws including the Americans 
with Disabilities Act and the Rules and Regulations of the 
Massachusetts Architectural Access Board. 

9.1.3. Where existing Sidewalks within rights-of-way abutting 
proposed Development Projects are cracked, broken or 
uneven, Applicants are strongly encouraged to propose 
improvements to said Sidewalks. Where Development Projects 
are proposed adjacent to Sidewalks that are not accessible to 
the handicapped in accordance with applicable laws including 
the Americans with Disabilities Act and the Rules and 
Regulations of the Massachusetts Architectural Access Board, 
improvements to Sidewalks may be required as a condition of 
Site Plan Approval provided said condition is not Unduly 
Restrictive. 

9.1.4. Where provided, Sidewalks and Paths should connect proposed 
buildings with parking intended to serve the use. 

9.1.5. Where pedestrian connections cross a street, a crosswalk shall 
delineate the pedestrian connection with painted striping or, 
where approved by the Department of Public Works, alternate 
building materials to improve pedestrian visibility. Traffic 
calming measures such as bump outs, raised intersections, and 
speed bumps may be installed with the approval of the 
Department of Public Works. 

        
9.1 Placement, Alignment, Width, and Grade of Streets and Sidewalks 

Sidewalks with alternate building materials  enhance the visibility of areas with 
pedestrian traffic or where pedestrian crossings occur. 
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9.1 Placement, Alignment, Width, and Grade of Streets and Sidewalks
 
 

9.1.6.  Sidewalks and Paths 
 

9.1.6.1. Sidewalk material shall include a mixture of masonry 
pavers, concrete, and/or bituminous concrete to provide 
visual interest and to delineate sidewalk areas that may be 
used for other functions such as outdoor seating areas.  

9.1.6.2. Sidewalks should include a variety of landscape elements 
including trees and tree grates, planters, and seasonal 
plantings. Landscape features should be selected that 
enhance the pedestrian environment such as plazas, 
sitting areas, and outdoor cafes.  

9.1.6.3. Paths may be provided instead of Sidewalks where doing 
so results in construction that is more sensitive to the 
natural or proposed topography, and where the 
incorporation of a meandering layout results in more 
interesting site design without loss of functionality as a 
Pedestrian Way. Where parcels abut the Salisbury River, 
proposed Paths should be coordinated with the Greening 
of the Salisbury public initiative through the Office of 
the City Planner. 

 
 
 

               

 
        

      

Examples of streetscapes and walkways that are pedestrian friendly using various 
types of pavers. The photograph in the lower left is an example of a Path that 
meanders through the landscape where it is located. 
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9.1 Placement, Alignment, Width, and Grade of Streets and Sidewalks  
 

 
9.1.7. Pass-Through Walkways. Pass-Through Walkways may be 

incorporated into site design to provide mid-block pedestrian 
access between streets, or to access parking areas. Pass-
Through Walkways should be constructed of a mixture of 
masonry pavers and concrete, or other materials that 
complement the existing Sidewalks that they adjoin. These 
areas should be designed for pedestrian use and shall provide 
adequate lighting for nighttime safety. Pass-Through Walkways 
should include bollards, vertical curbing or other means to 
prevent access by motorized vehicles. 

 
9.1.8. Curb Cuts 

 
9.1.8.1. Curb cuts should be minimized on streets where on-

street parking is permitted to maximize space for on-
street parking. 

9.1.8.2. Within the Star Market and Ralsco Sub-districts, 
multiple residential driveways on Pleasant Street or 
Warren Avenue shall not be permitted provided, 
however, that a single curb cut may be permitted in 
each Sub-district for an access drive that serves 
multiple residential Dwelling Units. Where residential 
uses front on Warren Avenue, access to parking 
should be provided from internal driveways or alleys 
to the maximum extent practical. In the Ralsco Sub-
district, residential driveways may be permitted on 
Bartlett Street. 

 
 
 
 
 

Pavers, bollards, and curbing separate 
pedestrian traffic from vehicular traffic. 
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9.2 Exterior Signs
9.1.  
9.2. Exterior Signs. 

9.2.1. Each Non-Residential or Mixed-Use Development Project in 
the District may include a Primary Storefront Sign, a Storefront 
Cantilevered Sign, a Display Window Sign, and an Awning or 
some combination thereof. 

9.2.2. Signs should be placed on buildings in a manner consistent 
with architectural details and should not obstruct elements 
such as cornices, arches, lintels, pediments, windows, pilasters, 
etc.  

9.2.3. Signs in the District should be designed primarily to be visible 
to pedestrians or slow moving vehicular traffic. There are no 
“high speed” roadways passing through commercial areas 
where signage would need to be oriented to fast moving 
vehicles. 

9.2.4. Awnings. If awnings are used to provide signage, they should 
be standardized by height above grade, type, size, materials, 
colors, illumination and method of installation across the 
building façade and within the block to the largest extent 
practical. 

 
9.2.5. Primary Storefront Sign 

 
9.2.5.1. A Primary Storefront Sign shall be located within a 

sign band beginning approximately 8 to 15 feet above 
finish floor.  When a tenant has elevations fronting on 
different sides of a building, the tenant may have a 
Primary Storefront Sign on each façade.  

 
 
 

 
            

 
                     

Signage that compliments the architectural features of the buildings upon 
which they are located. These signs are geared for pedestrians or slow 
moving traffic. 
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9.2 Exterior Signs  
 
 

9.2.5.2. The total sign area for the Primary Storefront Sign 
shall not contain more than two square feet of sign 
area for each linear foot of storefront.  Sign area shall 
be calculated by creating a box around the main body 
of the primary sign. The store leaseline width 
multiplied by two square feet equals the maximum 
sign area in square feet, and may not exceed 80 square 
feet. 

 

9.2.6. Storefront Cantilevered Sign. 
 

9.2.6.1. Each tenant will be allowed to construct and install a 
Storefront Cantilevered Sign not in excess of eight (8) 
square feet as measured on one face of the sign. Any 
such Storefront Cantilevered Sign shall not count 
toward the total allowable area of signage on a single 
façade. 

9.2.6.2. A Storefront Cantilevered Sign is to be attached to 
tenant’s storefront at a minimum 7’6” above finish 
floor.  

9.2.6.3. Each Storefront Cantilevered Sign may be externally 
illuminated with two integrated lights (one light on 
each sign face or panel). The Storefront Cantilevered 
Sign may be square, round, elliptical or other shape. 
Complex shapes and three-dimensional letters or 
figures are encouraged.  Formed plastic, injection 
molded plastic, and internally illuminated panels are 
prohibited. 

 

 
9.2.7. Display Window Sign. Signs on the inside or outside 

surface of display windows may be permitted provided, 
however, that such signage shall not cover more than ten 
percent (10%) of the display window area and shall be 
lighted only by building illumination (white non-flashing). 

 

9.2.8. Awnings.  The following design standards apply: 

 
9.2.8.1. Awnings shall be made of fire resistant, water repellent 

marine fabric (i.e., canvas) or may be constructed of 
metal or glass. Vinyl or vinyl-coated awning fabric will 
not be permitted.   

9.2.8.2. Patterns, graphics and stripes are encouraged.  
9.2.8.3. Continuous, uninterrupted awning spans are not 

permitted. Fixed awnings shall not span numerous 
bays, windows or store fronts. The awnings should 
delineate storefronts on a multi-tenant building.  

9.2.8.4. Internally illuminated awnings are not permitted 
except that down lighting that is intended to illuminate 
the Sidewalk may be provided under the awning. All 
lighting under a canopy shall be cutoff or recessed, 
with no lens dropping below the horizontal plane of 
the canopy.  
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9.2 Exterior Signs 
 

 

9.2.9. Prohibited Sign Types. The following sign types are 
prohibited: 

 
9.2.9.1. Signs employing luminous vacuum formed plastic 

letters. 
9.2.9.2. Signs or lights that move, flash, or make noise. Such 

shall include commercial balloon devices, high 
powered search lights, and L.E.D. signage (Indicators 
of time or temperature may move). 

9.2.9.3. Signs utilizing paper, cardboard, Styrofoam, stickers or 
decals hung around, on or behind storefronts applied 
to or located behind the storefront glazing. 

9.2.9.4. Any imitation of official traffic signs or signals or use of 
such words as “stop,” “look,” “danger,” “go slow”, 
“caution,” or “warning” is prohibited. 

9.2.9.5. No red or green lights or any lighting effect utilizing such 
colors used on any sign if, in the opinion of the Chief of 
Police, such light or lighting would create a hazard to the 
operation of motor vehicles.

 
 

Guide to measuring 
signage area 
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9.3 Lighting 
 

9.3. Lighting. 
9.3.1. For reasons of safety and the reduction of light trespass, glare 

and light pollution, all outdoor lighting in the District should 
comply with the following provision: Direct light emitted by 
exterior luminaire should not emit directly by a lamp, off a 
reflector, or through a refractor above a horizontal plane (90 
degrees) through the fixture's lowest light-emitting part. 
 

9.3.2. Uplighting is permitted when used as follows: 
 
9.3.2.1. To light a primary entrance, when the lighting fixture is 

wall-mounted under an architectural element (e.g., roofs 
over walkways/entries or overhanging, nontranslucent 
eaves) so this uplight is captured. 

9.3.2.2. To light local, state, or national flags, when no more than 
two light fixtures per flagpole are used, with an 
equivalent total lumen maximum of a 150 watt bulb 
(incandescent). The fixtures must be shielded such that 
the lamp is not visible outside a fifteen-foot radius. It is 
preferred that all flags be lowered at sunset. 

 
9.3.3. The height of a light fixture shall be measured from the ground 

to the light emitting flat glass of the luminaire; pole height may 
be higher than this light-emitting height.  

 
9.3.4. If the Sidewalk includes street trees, streetlights should be 

located between the trees so that the tree canopy does not 
interfere with illumination coverage.   

 
9.3.5. Street poles and lighting fixtures shall be dark in color to 

reduce light reflectivity.  
 

 
 
9.3.6. Light fixtures may include an option for brackets to attach 

banners and other temporary graphic elements.  
 
9.3.7. All light fixtures shall emit a steady and constant light and shall 

not emit a flashing or irregular light, unless specifically required 
by Federal, State, or municipal authorities. 
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9.3.8. Prohibited light sources:   

 
9.3.8.1. Mercury vapor, low pressure sodium and quartz 

lamps. For the purposes of these Design Standards, 
quartz lamps shall not be considered an incandescent 
light source.  

9.3.8.2. Laser source light. The use of laser source light or any 
similar high-intensity light for outdoor advertising, 
when projected above the horizontal, is prohibited.  

9.3.8.3. Searchlights.  The operation of searchlights for 
advertising purposes is prohibited.  

9.3.8.4. Cobra head light fixtures are prohibited. 
9.3.8.5. Internally lit signs and flashing signs are prohibited. 
9.3.8.6. Blinking, flashing, moving, revolving, scintillating, 

flickering, changing intensity and changing color lights 
are prohibited except for temporary holiday displays, 
lighting for public safety or traffic control, or lighting 
required by the FAA for air traffic control and 
warning purposes.   

  
9.3.9. Metal halide lighting. All outdoor light fixtures utilizing a 

metal halide lamp or lamps shall be shielded and filtered. 
Filtering using quartz glass does not meet this requirement. 

 

 
9.3.10. Light Levels.  Light levels shall meet or exceed the minimum 

design guidelines defined by the Illuminating Engineering 
Society of North America (IESNA). 

 
9.3.10.1. Light levels shall be designed to meet a ratio of 

maximum to minimum footcandle (FC) levels, with 
required minimum levels at the boundaries of the 
District.  Specifically, light levels shall be designed to 
the following standards: 

 
9.3.10.1.1. When commercial facilities are closed: 

Minimum of 0.2 FC 
Maximum to minimum ratio of 20:1 FC in the District  

 
9.3.10.1.2. When commercial facilities are open: 

Minimum of 0.6 FC 
Maximum to minimum ratio of 15:1 FC in the District  

 
9.3.11. Lighting should be provided for Sidewalks and Paths that link 

buildings with public spaces, parking areas, recreation facilities 
and Sidewalks on adjacent land wherever practical. 

9.3 Lighting 
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Lighting 
Commercial, Mixed Use 

Neighborhood 
Commercial, Mixed Use 

Neighborhood Cultural, Retail Neighborhood and Parks Residential Neighborhood and Parks 

 
A clean distinctive modern light.  
Downward focus on Sidewalk and 
minimal light spillage.  Suitable for 
commercial and mixed-use 
neighborhoods  

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Clean modern street light with 
horizontal and downward 
photometrics. Suitable for 
shopping/ pedestrian 
commercial and mixed-uses 

 
 
 
 
 
 
 
Art Nouveau light 
standard, open bulb 
downlight with some 
lateral spillage 
 
 
 
 
 
 
 
 
 
Taller bollard acts as 
marker for boundary 
or path. Significant 
glare detracts from 
this otherwise 
attractive design 
 
 

 
 
 
 
 
 
 
 
 
 

Modern light standard, open bulb 
downlight with minimal lateral spillage 
 
 
 



 55

 

 
 
  

Lighting
Mixed Use and Residential 

Neighborhood Residential Neighborhood Residential and Mixed Use 
Neighborhood Street Lighting (Main Streets) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Effective downlighter with minimum 
glare and spillage.  Suitable for 
neighborhood streets 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Distinctive design but with 
considerable glare and spillage 
and inefficient luminance on the 
ground plane 

 
Standard bollard design between 
30” to 42” height delineates and 
illuminates paths and boundaries 
with minimal glare and light 
spillage. Suitable for 
neighborhoods, parks etc 
 
 
 

 
 
 
 
 
 
 

30-foot light standard suitable for primary 
distributor street. Otherwise acceptable 
traditional design incorporates lamp with high 
glare and spillage characteristics 

 
 
 
 
30-foot light standard “cobra 
head” design more suitable for 
highways and arterial roads. 
Not suitable for neighborhood 
because of glare and typical 
yellow / orange sodium lighting 
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9.4 Stormwater Management 
 

9.4. Stormwater Management. 
9.4.1. Stormwater management systems shall incorporate “Best 

Management Practices” (BMP) as prescribed by the 
Massachusetts Department of Environmental Protection, in 
addition to employing Low Impact Development (LID) 
strategies. BMP/LID means and methods should be carefully 
integrated within the site design approach with a goal of 
decentralizing stormwater management systems to the greatest 
extent practical and minimizing environmental impact of new 
development. The specific goals of the BMP/LID measures 
should be mitigation of post-development down stream 
impacts and achieving the highest level of water quality for all 
stormwater runoff. 

 
9.4.2. Systems and the designed approach for stormwater 

management should include elements such as infiltration 
chambers, landscaped swales, vegetated rain-gardens, 
infiltration trenches, dry-wells, permeable pavements and other 
runoff controlling features that in combination serve to 
achieve BMP/LID goals.  

 
9.4.3. All systems which deliver, treat, infiltrate, and/or discharge 

stormwater runoff to ground or surface waters shall be 
sufficiently treated and monitored to achieve all applicable 
effluent standards of the Brockton Board of Health, 
Department of Public Works, Conservation Commission and 
the Massachusetts Department of Environmental Protection, 
as applicable. 

 
9.4.4. An Operation and Maintenance Plan is required at the time 

of application for all Development Projects.  The 
maintenance plan shall be designed to ensure compliance 
with the Site Plan Approval, the District Ordinance and that 

the Massachusetts Surface Water Quality Standards, 314, 
CMR 4.00 are met in all seasons and throughout the life of 
the system. The approved Operation and Maintenance Plan 
shall remain on file with the Planning Board and the 
Department of Public Works and shall be an ongoing 
requirement. 

 
 
 

Rather than channeling 
rainwater into structural catch 
basins and pipes, bioretention 
cells can be designed into 
parking areas to improve the 
quality of stormwater runoff. 
 
The use of permeable pavers 
will improve groundwater 
recharge and water quality. 
 
All images courtesy of the 
Metropolitan Area Planning 
Council (MAPC). 
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9.5 Off-Street Parking
 
The intent of these parking standards is to encourage a balance between 
pedestrian-oriented development and necessary car parking.   

9.5. TT 
9.5.1. Parking Garages 

 
9.5.1.1. Parking garage design should be 

located within the interior of the 
block to minimize visibility from 
public streets. Design should match 
the proportions of neighboring 
buildings. 

9.5.1.2. Parking structures should be located 
underground or behind buildings 
where feasible.  

9.5.1.3. Ground level parking should be 
screened from the sidewalk with 
habitable space, unless a suitable 
alternative is proposed. Blank walls 
on parking garages are not permitted.  
Screening may include buildings with 
uses such as retail, office, or 
residential; and/or landscaping.  

9.5.1.4. Vehicular entries should be clearly 
marked with architectural devices 
and/or signage and should be of 
minimum width necessary for 
vehicular access and egress.  

 
 
 
 
 
 
 

An example of a mid-block parking structure lined by lower residential buildings on the cross-streets. In place of 
residential units, retail or office space could be used to screen the ground level parking from the sidewalk. 
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9.5 Off-Street Parking  
 

9.5.1.5. Entrances to parking areas other than garage doors 
should be limited to those required by the Building Code 
for ventilation.  

9.5.1.6. Signage and light sources internal to the parking structure 
shall not be visible from outside the parking structure. 
Lighting, particularly on parking decks, shall not 
illuminate or produce glare to adjacent properties. 

9.5.1.7. Setbacks from the property line are permitted to 
accommodate landscaping and other buffer features 
subject to approval by the Planning Board. 

 

Renovated buildings may include one or more level dedicated to structured parking.  
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9.5.2. Surface Parking Lots 
 

9.5.2.1. Surface parking lots shall be located to the side or the 
rear of new buildings and such that buildings or 
landscaping separate parking areas from the street. Off-
street parking lots shall be set back a minimum of 10 feet 
from property lines along public rights-of-way, excluding 
alleys. 

9.5.2.2. If parking lots cannot be located to the rear of the 
property, parking lots shall be screened from the 
sidewalk with transparent and well-maintained cast-iron 
and brick fencing, plantings, or an earthen berm. 
Screening shall be at least 3 feet high. 

9.5.2.3. Parking lots should be landscaped as follows: 
9.5.2.3.1. Parking lot landscaping should not have a 

continuous curb in all places to allow for stormwater 
runoff to reach the landscaped areas. 

9.5.2.3.2. Parking lot landscaping should be lower than or level 
with the parking lot to allow for stormwater runoff 
to reach the landscaped areas. 

9.5.2.3.3. The use of permeable pavement is encouraged in 
parking lot construction to allow the infiltration of 
stormwater through the site. 

9.5.2.4. Typical parking spaces in a parking lot shall have 
minimum dimensions of 9 feet x 18 feet. One hundred 
(100) square feet of maneuvering area shall be provided 
for each parking space in a lot. 

9.5.2.5. Parallel parking shall have minimum dimensions of 8 feet 
x 22 feet. 

9.5.2.6. Compact car spaces may be provided to a maximum 
of 30% of all non-parallel parking spaces. The 
minimum stall size for compact cars is 8 feet x 16 feet 

and signage and pavement markings shall be installed 
identifying compact car spaces. One hundred (100) 
square feet of maneuvering area shall be provided for 
each parking space in a lot. 

9.5.2.7. Handicapped parking spaces shall be provided in 
compliance with all applicable regulations. 

 
 

9.5 Off-Street Parking 

Screening of surface parking lots. 

Parking is internal to a block. 
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9.6 Landscaping 
 

 9.6.1. Natural Site Features. In establishing the development 
capability of the site, the following shall be taken into 
account: 

 
9.6.1.1. Erosion prevention and control, including but not 

limited to compliance with an approved stormwater 
drainage management plan. 

9.6.1.2. Preservation of existing trees on a site proposed for 
development, as well as other native site vegetation, 
including protection of natural area buffer zones. 

9.6.1.3. Conservation of water, including but not limited to 
preservation of existing native vegetation, and reduction 
in amounts of irrigated areas. 

9.6.1.4. Stream corridor and wetland protection and buffering, 
particularly in proximity to the Salisbury River. 

 
9.6.2. Street Furniture 

 
9.6.2.1. Landscaping improvements may include amenities such 

as street furniture, artwork, fences, stone walls, fountains, 
and courtyards.   

9.6.2.2. Development Projects proposed on lots with frontage on 
lots with frontage on the Salisbury River should provide 
public amenities, such as benches and walkways, near the 
water body. 
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9.6 Landscaping
  

9.6.3. Street Trees 
 
9.6.3.1. The planting of deciduous street trees in sidewalks at a 

maximum spacing of forty (40) linear feet shall be 
required for residential projects which abut streets that 
do not have street trees. 

9.6.3.2. All plantings shall be native species.  Invasive plant 
species are prohibited.  Plants located near streets, 
driveways or parking lots must be salt-tolerant. 

9.6.3.3. Planting selections should vary from block to block to 
increase overall resistance to disease and infestation. 

9.6.3.4. Street trees shall be installed in metal grates at least 16 
square feet in area to allow for infiltration of rain water.  

9.6.3.5. Street trees shall be a minimum of 3” caliper measured at 
breast level.  

9.6.3.6. The depth of the hole should only be as deep as the root 
ball in the center of the hole and deeper outside the root 
ball. 

9.6.3.7. Where feasible, the practice of continuous trench 
planting should be incorporated. 

 
9.6.4.  On-Site Open Space 

 
9.6.4.1. Open space must be designed to be accessible and visible 

from the building.  
9.6.4.2. Development Projects on sites that abut the Salisbury 

River shall provide public pedestrian access. 
9.6.4.3. To minimize water consumption, the use of low water 

vegetative ground cover other than turf is encouraged. 
 

Examples of street trees, parks, and landscaped open space within Downtown Brockton. 
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Brockton City Council approves three-pronged downtown revitalization plan

PHOTO/ BROCKTON DEPARTMENT OF PLANNING AND ECONOMIC DEVELOPMENT

The map shows the present zoning within
the Urban Revitalization Area, which a
plan was approved for by the Brockton
City Council on May 2, 2016.

The Brockton City Council voted earlier this week to implement a multi-pronged plan that the mayor said is “critical” to the economic development of the downtown area,
with the goal of attracting both state funding and private investment.

BROCKTON – Brockton Mayor Bill Carpenter said that after he first took office a little
over two years ago, during one of the very first meetings that he requested, he told
MassDevelopment chief executive Marty Jones about his ideas for the economic
revitalization of the community.
“She was very clear and succinct to me, and I’ve never forgotten this,” Carpenter
recalled. “She said, ‘Mayor, with all do respect, Brockton is a city that does not have a
city planner and does not have a plan. And until you have a plan and a planner, you’ll
never be taken seriously at the state level.’”
Carpenter said there’s been a lot of progress since then, with Brockton hiring its first
city planner in six years in July 2014. Now, an action plan is in place for economic
development in Brockton’s downtown.
The Brockton City Council voted earlier this week to implement a multi-pronged plan
that the mayor said is “critical” to the economic development of the downtown area,
with the goal of attracting both state funding and private investment. The plan –
 consisting of three initiatives that support an overall Downtown Brockton Action
Strategy created by Director of Planning and Economic Development Rob May – will
still need to be passed on third reading at next City Council meeting.
The initiatives include an Urban Revitalization Plan, which Carpenter described as an
amendable 20-year “game plan” to redevelop 26 downtown properties, helping to leverage public investment and to attract private dollars. Any moves by the
city to acquire any of the properties need to first be approved by the Brockton City Council, Carpenter said.
“I believe that in many of these cases, these properties will be able to be redeveloped with the help of the current owner, without the city having to acquire
them,” Carpenter said. “That motivation comes from the fact that the property owner realizes that we would have the ability to use eminent domain if we
needed to.”
Carpenter said the city will transfer its ownership of several vacant buildings to the Brockton Redevelopment Authority, including 19 Main St., the Petronelli
Building, 47 W. Elm St., and 11-15 Frederick Douglass Ave., which would be used for a restaurant incubator project. The old Hotel Grayson building on
Frederick Douglass Avenue will soon be added to the list, Carpenter said.

To view a full copy of the 111-page Urban Revitalization Plan, scroll to the bottom of the story.

Carpenter said the BRA has the “flexibility and expertise” to successfully lead the redevelopment of the properties. One advantage for the quasi-public agency
contracted by the city is that it can assemble parcels together, bundling them to make them more attractive to developers, the mayor said.
And the BRA can prevent speculation, which is when real estate investors buy properties and sit on them until the city improves the neighborhood, so they can
then “flip” the properties to sell them for more money, Carpenter said.
“That’s the last thing we want,” he said.

Another facet of the downtown plans passed by the City Council is the expansion of the existing Housing Development Incentive Program district on the lines
of the northern end of downtown Brockton. HDIP, which is only offered in the state’s Gateway Cities, and was first adopted in Brockton in 2014, provides a
state tax incentive to private developers to build market rate housing. 
“The state recognizes we are not going to get development of market rate housing without some assistance to make the numbers work,” Carpenter said.
The Brockton mayor also said he’s hopeful that an amendment filed in the House of Representative to the governor’s “Opportunities for All” economic
development legislation would increase HDIP tax credit from 10 percent to 25 percent.
The 40R Smart Growth zoning district in downtown Brockton will also be expanded through the plans, although this will have be ratified by the City Council
through a separate future vote. The 40R district encourages the development of dense housing, including a large percentage of affordable housing units, with
projects built as-of-right or through a limited plan review process akin to site plan review.
The Brockton City Council also voted to support the establishment of the Downtown Brockton District Improvement Financing Program, which will allow the
city to allocate incremental growth from the downtown into investments like the area’s public infrastructure. The city can allocate some or all of those revenues
from new taxes resulting from investment, using a DIF budget approved by the mayor and the Brockton City Council.
The DIF shows developers that the city has “skin in the game,” Carpenter said.

http://www.enterprisenews.com/
mailto:mlarocque@enterprisenews.com


“The developers want to see the commitment from the city and the state to bring that private investment in,” Carpenter said.
The mayor said the same “proven" tools have been used across the state, including in Lowell, Worcester, Chelsea and Somerville.
Carpenter said the strategy is based on mixed-use development that is transit-oriented, with the downtown commuter rail station as a crucial resource.
Councilor-at-large Winthrop Farwell, a former Brockton mayor, questioned whether Brockton can go forward with the plan without a "detrimental effect" on
the ability of the city to provide critical services such as public safety and education.
“For example, I know we need another school,” Farwell said. “I know that schools have unmet capital needs. ... You’re perfectly comfortable with this as
outlined?”
Carpenter said the economic future of the city depends on the plan.

Carpenter said that the city will have to acquire some of the downtown properties identified in the Urban Renewal Plan, and that borrowing requests would
likely be made to the City Council for a few projects. But he said the city is not looking to buy all of the properties in the next 20 years.
Carpenter said the city can not afford to go without the downtown revitalization initiatives. Carpenter also said the downtown plan is subject to annual review.
Several members of the City Council recently expressed reservations about committing to the initiatives, with some fearing that it could lock Brockton into
spending that it cannot afford. Ward 3 City Councilor Dennis Eaniri said he was concerned that the downtown development strategy doesn’t emphasize the
need to bring two-way traffic back to Main Street.
But after several hearings about the multi-pronged downtown plan, the council passed the measures.
Carpenter later sent the City Council a letter thanking them for doing so, after some debate.
“The steps we took last night will have a long lasting positive impact not only on the city’s redevelopment but the perception of the city,” he wrote. “State
organizations like MassDevelopment, those with private capital to invest and those who have already made investments in our downtown got a clear message
from us that Brockton is open for business.”

The full text of Brockton's Urban Revitalization Plan

http://www.enterprisenews.com/article/20160506/NEWS/160507006 Print Page
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Council asks for more dialogue, answers on downtown Brockton plan before final
vote

PHOTO/ DAVE DEMELIA/THE ENTERPRISE

Last week, the Brockton City Council
appeared to vote in favor of the Brockton
Downtown Action Strategy and the Urban
Revitalization Plan presented by Brockton
City Planner Rob May. But Brockton City
Council President Timothy Cruise
(pictured) said on Monday that he did not
properly call for the votes on the two items
separately last week. In this file photo,
Cruise talked to the crowd at West middle
School for an informational meeting about
a casino potentially coming to Brockton on
Apr.9,2015.

A Brockton City Council order to enact a downtown revitalization plan was sent back down to the finance committee because of a vote taking snafu that went undetected.
But several members of the 11-person council said that they would have likely moved anyways to reconsider the downtown plan, which passed by six votes during a
finance committee meeting last week, after some second thoughts and reservations arose.

BROCKTON – A Brockton City Council order to enact a downtown revitalization plan was sent back down to the
finance committee on Monday because of a vote taking snafu that went undetected during last week’s meeting.
But several members of the 11-person council said after Monday night’s meeting that they would have likely moved
anyways to reconsider approval of the downtown plan, which passed by six votes during a finance committee meeting
last week, after some second thoughts and reservations arose.
“There are a lot of questions and concerns councilors have,” said Ward 3 Councilor Dennis Eaniri. “We’re moving a
little bit too fast.”
Eaniri said he was afraid that the Brockton City Council was locking the community into a 20-year contract, without
fully understanding the financial obligations.
“When I see 20 year – we had forefathers who did a 20-year contract to us, with the desalination and the water, with
Aquaria, and looked what happened to us,” Eaniri said, speaking of Brockton’s contract with a water plant in Dighton,
which now costs the taxpayers $6.3 million annually for water the city doesn’t need. “It bothers us.”
Last week, the Brockton City Council appeared to vote in favor of the Brockton Downtown Action Strategy and the
Urban Revitalization Plan presented by Brockton City Planner Rob May. But Brockton City Council President Timothy
Cruise said on Monday that he did not properly call for the votes on the two items separately last week.
“I never asked for a vote separately,” said Cruise, after the council's meeting on Monday night. “So, they never got
recommended favorably or unfavorably. So they have to go back to finance so they can get recommended. ... So, we had
the public hearings, which were needed. But I just never realized that they were two separate votes.”
Cruise also said that the mood of the council is now to reconsider the plans anyway, after the majority of the council
voiced approval of the plans during the finance committee meeting last week. 
“There’s a group that wanted it to go back anyway, so they probably would have made a motion tonight to send it
back,” Cruise said. “Personally, I’m in favor of (the downtown plan). This gives us some tools that we don’t have
otherwise, working with Mass Development. ... We have to keep moving forward.”
The 85-page Downtown Action Strategy and Urban Revitalization Plan include measures like expanding 40R Smart
Growth Zoning in the city, to spur more dense residential housing downtown, by allowing development either as-of-
right or through a limited plan review process.
The plans also call for “catalyst projects” like rehabilitating the vacant Kresge department store property, the Petronelli Building, the Brockton Furniture
Building and many others.
One of the catalyst projects identified in the plans is the renovation of the Central Fire Station on Pleasant Street, once a new Public Safety Complex is built in
the city. Under the urban renewal plan, the fire station would be sold and renovated into a mixed-use residential commercial building, with retail/restaurant
on the ground floor and housing upstairs. 
Eaniri, the Ward 3 councilor, said that he wished the plan had a bigger priority on returning the downtown to two-way traffic. Main Street was made a one-way
road more than 40 years ago, but many residents and business people have clamored for its re-emergence.
“That should be the priority,” Eaniri said. "It's never been made the priority. In order for it to work right, you need two-way traffic. Get that to flow, and then
you can deal with some of these older neighborhoods and get the old buildings down."
Ward 6 Councilor Anne Beauregard said she is “85 percent” in favor of the plans, but agreed that more dialogue is needed before a final vote.
“It’s vital,” Beauregard said. “We need more explanation about tying up the city’s money. ... To me, I think it’s a positive program. It’s not terrific. But all the
questions need to be answered, and there was just not enough time to cover this all last week. This will be good for the public, for the decision-makers, for the
future of the city.”

http://www.enterprisenews.com/article/20160425/NEWS/160427184 Print Page
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City, state launch downtown Brockton initative

PHOTO/ COURTESY PHOTO

Mayor Bill Carpenter, City Planner Rob
May and other local and state officials
gather at City Hall on Wednesday, July 15
to discuss the start of Brockton's
Transformative Development Initiative, a
state program which envisions
downtownas a transit-oriented, walkable
neighborhood with shops, restaurants,
offices, and residences attractive to
people of all income levels.

BROCKTON – City and state officials have kicked-off a plan to transform the downtown area into a more transit-
oriented, walkable neighborhood.
Officials with MassDevelopment, the state’s finance and development agency, toured downtown on Wednesday,
meeting with public, private and nonprofit stakeholders to launch the Brockton Gateway Transformative Development
Initiative.

Brockton Gateway is a collaborative partnership led by the city, Brockton 21st Century Corp. and Trinity Financial, the
group behind the redevelopment of the Enterprise block in downtown Brockton.

Envisioned as a “walkable neighborhood with shops, restaurants, offices and residences for all income levels,” the
downtown district was among 10 such districts selected by the state last year for an investment of funding, technical
assistance and real estate services.

“Brockton boasts a great urban public school system, three hospitals, and a ready, willing and able workforce,” Mayor
Bill Carpenter said in a statement. “The city is ready for development and wants to grow. There’s a lot of value here.

“I think we’ve got a great vision of what Brockton can look like, and TDI (the Tranformative Development Initiative)
brings us the extra help that we really need,” Carpenter said. “Building on the accomplishments of the last eighteen
months, we’re excited to keep the momentum going.”

All 10 TDI Districts in the state are signing three-year agreements with MassDevelopment regarding the initial
assistance they will receive through TDI, and MassDevelopment is holding kickoff meetings with each district,
according to a statement from MassDevelopment.

TDI provides resources for all Gateway Cities with Cowork grants for innovative collaborative workspaces, and small Placemaking grants of $1,000 to $10,000
for small-scale projects supportive of district visions to help build community identity while supporting improvement of public spaces – such as pocket parks,
pop-up stores, community gardens and farmers’ markets.

Joseph Markman may be reached at jmarkman@enterprisenews.com.

http://www.enterprisenews.com/article/20150717/NEWS/150717113 Print Page
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Brockton residents asked for input on new downtown plan

An Aug. 19 walking tour and focus group discussion – hosted by the Department of Planning & Economic Development – is a chance to brainstorm and share ideas as a
huge transformation effort begins.

BROCKTON – An effort to return downtown Brockton to its heydey as an anchor for the city and region needs input from the people who live there.

So an Aug. 19 walking tour and focus group discussion – hosted by the Department of Planning & Economic Development – will be an opportunity to
brainstorm and share ideas.

“So often, residents aren’t included in the planning process and we want them to be involved,” said Rob May, Brockton’s director of planning and economic
development.

“Here, they live and breathe downtown,” he said.

Brockton Gateway is a collaborative partnership led by the city, Brockton 21st Century Corp. and Trinity Financial, the group behind the redevelopment of the
Enterprise block in downtown Brockton.

Working with MassDevelopment, the state’s finance and development agency, the group launched the Brockton Gateway Transformative Development
Initiative in mid-July.

The consulting team of Stantec and A.G. Jennings has been retained for technical assistance.

The goal, May said, is to transform the downtown area to a walkable, transit-oriented destination with housing options for all income levels as well as shops,
restaurants, art galleries and beautiful open spaces.

The district extends from the MBTA commuter rail station to Main Street and down Main to the proposed higher education collaborative campus at Belmont
Street.

“This city has great architecture and great bones,” May said. “This is the next great opportunity.”

Brockton’s downtown district was among 10 such districts selected by the state last year for an investment of funding, technical assistance and real estate
services.

“We are working with the city on their vision,” said Kelsey Abbruzzese, a spokeswoman for MassDevelopment.

“Gateway cities like Brockton have such a history and people are proud of it,” she said. “We want to harness that energy.”

The transformation will not happen quickly but May said much can be done in the next five years.

For example, he said, there is the second phase of the Trinity project which includes mixed housing and a parking garage as well as a new residential project
proposed at 121 Main St.

Officials are also negotiating with a buyer for 19 Main St., which the city owns, he said.

If the deal goes through, it could mean a nice “sit-down” restaurant in what is known as the First Parish Building, he said.

Interested residents can meet at the Metro South Chamber of Commerce building at 60 School St., at 5 p.m. on Wednesday, Aug. 19.

For more information, call 508-580-7113 or send an email to planning@cobma.us.

http://www.enterprisenews.com/article/20150804/NEWS/150808734 Print Page
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Brockton walking tour, focus group set for Wednesday

Downtown residents are being asked to offer ideas on ways to revive their neighborhoods, part of Brockton Gateway, an initiative that includes the city, Brockton 21st
Century Corp., Trinity Financial, the redeveloper of the Enterprise block in downtown Brockton, and MassDevelopment, the state's finance and development agency.

BROCKTON – A walking tour of the downtown area and a focus group discussion afterward on Wednesday will offer residents the chance to share ideas and
brainstorm ways to revive their neighborhoods.

The event, hosted by the city’s Department of Planning & Economic Development – kicks off at the Metro South Chamber of Commerce building at 60 School
St., at 5 p.m.

The effort is part of Brockton Gateway, a collaborative partnership led by the city, Brockton 21st Century Corp. and Trinity Financial, the redeveloper of the
Enterprise block in downtown Brockton, and MassDevelopment, the state’s finance and development agency.

The initiative to transform the downtown area was launched in mid-July.

Rob May, Brockton’s director of planning and economic development, noted recently that residents are often left out of the planning process but here, officials
want them to be closely involved.

“Here, they live and breathe downtown,” he said.

The goal, May said, is to transform the downtown area to a walkable, transit-oriented destination with housing options for all income levels as well as shops,
restaurants, art galleries and beautiful open spaces.

The district extends from the MBTA commuter rail station to Main Street and down Main to the proposed higher education collaborative campus at Belmont
Street.

For more information, call 508-580-7113 or send an email to planning@cobma.us.
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Workshop to focus on Brockton's downtown

BROCKTON – Ron Bethoney loves seeing new business and new construction in the downtown area. 
The new Vicente’s supermarket on Pleasant Street, which opened in June, has been a boost to downtown, he said.

He’d also like to see a college or university located downtown, in addition to more businesses, he said.

“I love what’s happening down there with all the new construction. We need businesses that are going to make money. I’d like to see manufacturing come back
to the city,” said Bethoney, past president of the Campello Business Association.

A community workshop on Wednesday aims to solicit input from city residents and businesspeople to develop an action strategy for Brockton’s downtown.

“Rethink Downtown” is a collaboration between the city and MassDevelopment, the state’s finance and development agency; Brockton 21st Century Corp. and
Trinity Financial, the group behind the redevelopment of the Enterprise block in downtown Brockton.

The Downtown Action Strategy workshop will be held from 6:30 p.m. to 8 p.m. at 50 Centre St. It is free and open to the public. Refreshments will be served.

The workshop will build on previous city planning efforts and identify steps to revitalize the city’s core, Mayor Bill Carpenter said.

“Over the past 18 months, there’s been a lot of investment and interest in downtown and we need to keep the momentum going,” Carpenter said. “The
Downtown Action Strategy will keep us on track.”

The workshop will begin with a presentation that will summarize recent downtown plans, review existing conditions downtown and describe realistic goals
that could get off the ground quickly, officials said.

Ward 2 Councilor Tom Monahan said he’ll attend the workshop to discuss downtown’s future.

“I’d like to see the colleges come downtown and possibly, working off of that, see what type of business we’d want downtown that would enhance it,” said
Monahan, whose ward covers much of downtown.

Monahan said he’s also open to bringing two-way traffic back to Main Street again.

“I don’t think it’s a bad idea at all,” he said.

Rob May, Brockton’s director of planning and economic development, and Steve Kearney, the Stantec project manager, will lead part of the workshop designed
to solicit ideas and feedback from residents.

“We’re building the action strategy on work that the community has already supported, but we always want to check back in with residents and others,” May
said.

City and state officials in July kicked off a plan to transform the downtown area into a more transit-oriented, walkable neighborhood.

The Brockton Gateway Transformative Development Initiative is a collaborative partnership led by the city, Brockton 21st Century Corp. and Trinity Financial.

Envisioned as a “walkable neighborhood with shops, restaurants, offices and residences for all income levels,” the downtown district was among 10 such
districts selected by the state last year for an investment of funding, technical assistance and real estate services.

For more information on Wednesday’s workshop, call 508-580-7113.
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City hosts workshop to discuss future of downtown Brockton

BROCKTON – City residents are being asked to give their input on how they would like to see downtown Brockton developed in the future, and on Wednesday
night they will be able to tell city officials what they think.

The Downtown Action Strategy workshop will be held from 6:30 p.m. to 8 p.m. at 50 Centre St. It is free and open to the public. Refreshments will be served at
the event.

The workshop is being hosted by “Rethink Brockton,” a collaborative between the city and MassDevelopment, the state’s finance and development agency;
Brockton 21st Century Corp. and Trinity Financial, the group behind the redevelopment of the Enterprise block in downtown Brockton.

The event will begin with a presentation that will summarize recent downtown plans, review existing conditions downtown and describe realistic goals that
could get off the ground quickly.

Rob May, Brockton’s director of planning and economic development, and Steve Kearney, the Stantec project manager, will then lead part of the workshop
designed to solicit ideas and feedback from residents.

“We’re building the action strategy on work that the community has already supported, but we always want to check back in with residents and others,” May
said.

http://www.enterprisenews.com/article/20150930/NEWS/150939601 Print Page
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REBUILDING BROCKTON 

Step In The Right Direction 
Brockton Downtown Ambitions Grow 
By Steve Adams | Banker & Tradesman Staff | Oct 18, 2015 

The first 113-unit residential phase of Trinity 
Financial’s Enterprise Block redevelopment in 
downtown Brockton is 100 percent leased.

Brockton is a 35-minute train ride from Boston’s South Station and a century removed from its thriving era as 
an industrial hub that nearly 100 shoe companies called home.

The decline of the city’s manufacturing base brought rising crime and poverty, and the post-war suburban 
boom emptied the downtown of many of its stores and restaurants. In 2015, the downtown has emerged as 
the focus of a multi-pronged strategy to rebuild the city’s core.

The initial phase of Boston developer Trinity Financial’s mixed-use Enterprise Block development, which 
opened in August, contains the first market-rate apartments built in downtown Brockton in decades.

“They’re focused on growing the economy, keeping up the pipeline of projects and making sure the city and 
commonwealth continue to invest in Brockton,” said Matt Zahler, senior project manager for Trinity Financial. 
“If they can do that, we can continue to bring private investment on the scale they need to revitalize the city.”

Economic development officials view the 113 loft units as a potential down payment on a larger redevelopment 
program. The city is looking at breaking out the major tools for economic revitalization in the Bay State, 
including district improvement financing (DIF) to pay for projects designed to make a 191-acre area safer for 
visitors and more attractive to investors. It’s considering a major urban renewal project that could involve the 
acquisition of up to 44 acres of underutilized properties for potential transfer to redevelopers.
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An All-Or-Nothing Proposition

Economic development took a backseat to fiscal austerity during the Great Recession. The city laid off its 
planning director in 2008 and didn’t hire a replacement until mid-2014, more than a year after current Mayor 
Bill Carpenter took office.

Downtown revitalization is now on the front burner, with the culmination of the Enterprise Block first phase 
viewed as a key vote of confidence from the private sector and model for future development. Trinity Financial, 
which has developed a specialty building affordable housing in Gateway Cities, stepped into the picture in 
2011, nearly a year after Dedham-based Economic Development Finance Corp. backed out of plans to 
redevelop the former newspaper headquarters spanning an entire block.

It took two years for Trinity to assemble financing through a mix of state and federal tax credits for low-income 
housing and historical preservation and a $4 million MassWorks infrastructure grant, along with traditional debt 
and equity. The state Department of Health and Human Services leased 29,000 square feet as anchor tenant 
for the office space.

“It kind of all had to happen. It was all or nothing,” Zahler said. “It was a Herculean effort to some degree.”

Trinity is in negotiations with private tenants for the 
remaining 18,000 square feet of office space. Triple-net rents are in the high teens to low-$20s per square 
foot, with negotiable tenant improvements, Zahler said. Another 6,300 square feet of retail or restaurant space 
also is on the market.

The Enso Flats residential space is 100-percent leased in under three months, with 42 market rate units filling 
up first at rents ranging from $1,100 to $1,600. The rest of the complex is restricted to artist lofts and 
affordable units for renters earning a maximum of 60 percent of the area median income.

“We had a high-quality product that we delivered to an underserved population,” Zahler said.

Groundbreaking of the second phase – including 102 mixed-income apartments – is contingent upon receipt of 
an $11 million grant from the state’s MassWorks infrastructure program for a parking garage with up to 371 
spaces. The next round of grants will be announced later this month. Trinity Financial would develop the 
garage and turn over ownership to the city upon completion.

Growth Could Fund Public Improvements
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Brockton is exploring the state’s 12-year-old district improvement financing (DIF) program to leverage the tax 
growth associated with the Enterprise Block.

The city hired Concord-based consultants A.G. Jennings LLC to study the potential for DIF to pay for 
infrastructure and economic development planning. The 12-year-old DIF program enables Bay State 
communities to establish a district in which property tax revenues from new development are earmarked to 
pay for improvements. The DIF can be used to take out loans to pay for the improvements up-front, with the 
new taxes used to pay the debt service.

The study calculated projected new taxes from the Enterprise Block and redevelopment of the Kresge Building 
at 121 Main St., where a developer is considering market-rate housing and retail.

The increase in assessed value would generate revenues of nearly $500,000 and support a loan of $9 million 
that could be used to pay for DIF improvements, according to the A.G. Jennings report completed in February. 
The figure is based upon a 30-year term at 3.5 percent interest.

Adoption of the DIF is contingent upon city council approval, but the city has already begun public outreach 
including a call for ideas for downtown improvements.

Addressing Public Safety, Attracting Foot Traffic

Many of the suggestions are designed to bring foot traffic back to the downtown, which continues to be 
plagued by high vacancy rates and scant private investment. In community surveys, residents were blunt 
about the area’s shortcomings. “A hundred years ago, there was a city here.” “No restaurants, no services, no 
homes. Why would you be here?”

Some bright spots have emerged in recent years, with the decision of office supply company W.B. Mason to 
expand downtown, helped by $300,000 in state tax credits.

But poverty and violent crime continues to influence local perceptions of the area. Brockton had the state’s 
highest murder rate in 2014, and the poverty rate lingers at 18 percent.

More than 100 residents and downtown stakeholders attended a recent planning workshop, discussing the 
district’s shortcomings and talking about ideas for public programming such as festivals and farmers’ markets 
to generate more foot traffic.

Ideas for how the DIF funds could be spent are already emerging. Abandoned trolley tracks poke through 
Centre Street, which needs to be rebuilt, and the city would like to install a conduit for a new fiber-optic system 
that would increase data capacity, said Rob May, Brockton’s director of planning and economic development 
and a former economic director in Somerville. A downtown ambassador-type program similar to the one in 
Boston’s Downtown Crossing could alleviate pedestrian safety concerns.

The urban renewal project could encompass 44 acres surrounding the commuter rail station currently 
occupied by vacant parking lots, a pair of small restaurants and a used car dealership. If the city acquired the 
parcels, it could package them into larger development blocks that would give developers more flexibility and 
speed of acquisition as opposed to negotiating with multiple owners, May said.
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Stantec provided the city with a massing study giving options for building out the various parcels with the goal 

of maximizing the value of the development.

“A lot of it revolves around where is the best bang for the buck in the city in building a parking facility, and how 

do we use that to leverage development on other lots around downtown,” May said.

Related articles:

• Gilbane Awarded For South Station Project Success

• A Year Of Triumphs And Challenges

• Development Boom Exacerbates Boston’s Parking Problems

• Banker & Tradesman’s Editorial Cartoon

Tags: A.G. Jennings LLC, Enterprise Block, South Station
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Carpenter makes Brockton 2025 presentation on long-term city planning

PHOTO/ BROCKTON MAYOR'S OFFICE

Brockton Mayor Bill Carpenter's new
“Brockton 2025” strategy calls for 12
individual economic plans for different
sections of the community, in addition to
an overarching master plan for
development throughout the entire city.
Brockton has not created a so-called
master plan since 1996. But now an effort
to create a new one is underway, after
Carpenter hired a city planner about a
year ago.

BROCKTON – As a DJ blared “We Are the Champions” by Queen over loud speakers, Brockton Mayor Bill Carpenter stepped before the Metro South Chamber of
Commerce on Tuesday to announce a 10-year strategy to guide long-term development in the city.

BROCKTON – As a DJ blared “We Are the Champions” by Queen over loud speakers, Brockton Mayor Bill Carpenter
stepped before the Metro South Chamber of Commerce on Tuesday to announce a 10-year strategy to guide long-term
development in the city.
Carpenter’s new “Brockton 2025” strategy calls for 12 individual economic plans for different sections of the
community, in addition to an overarching master plan for development throughout the entire city. Brockton has not
created a so-called master plan since 1996. But now an effort to create a new one is underway, after Carpenter hired a
city planner about a year ago.
“This is long overdue for us to reshape the vision for the city,” Carpenter said. “I think if we look back over the years,
there has been really a kind of lack of real legitimate long-term planning. … I think for the first time we really have a
plan and a vision for economic development for the entire city.”
After Carpenter made his speech just two weeks before a city election on Nov. 3, his campaign opponent Chris
MacMillan claimed that Brockton 2025 presentation was actually just a late campaign push as the mayor tries to gain
another two-year term. MacMillan said that so far Brockton 2025 is actually “vague,” and simply calls for future
planning. MacMillan also said Carpenter had no choice in the matter because of an ordinance imposed by the Brockton
City Council several years ago mandating that the city hire a planning team. Before that, the city did not employ an
economic planner for around eight years.
“When the mayor says he brought in a team, he had no choice,” MacMillan said.
Carpenter rejected MacMillan’s criticism, defended his strategy as proactive, and stated that election seasons should
not stop functional long-term planning, especially when the city has overly short two-year terms of office. 
Both Carpenter and MacMillan agreed that the Brockton Department of Planning and Economic Development needs to
be expanded. The office was brought back to life about a year ago with the new city planner, Rob May, along with one
other planner and an administrative assistant.
Now May is working to create a comprehensive master plan as part of the Brockton 2025 vision, which aims to bring
the 12 economic plans into action within the next 10 years. May is working to get the overarching master plan for the
entire city done within 18 months, after his office chooses a consultant to help with the work. May said the 12 neighborhood plans should each take nearly a
year to complete, with the entire Brockton 2025 planning effort to be done within about 10 years. The 12 sections of the community include the Good
Samaritan hospital area, the Westgate Mall area, Montello, the downtown, Quincy Corridor North, Quincy Corridor South, Campello, Edison Brook, Coweeset
Brook, the “Casino/Entertainment District,” Belmont Street and Pleassant Street.
May said he hopes to fully kick off the planning effort at the end of winter or early spring, while in the meantime analyzing economic trends in Brockton dating
back 30 years, using census data and financial reports, before comparing the city to six other communities, including three adjacent communities and three
similar cities.
May said that Massachusetts general law require each city to have a master plan, and that it should be updated every five years. Without making a new master
plan for city planning for nearly 20 years, Brockton has been at a disadvantage in terms of economic growth, May said.
“The city was very reactive and not proactive because of that,” May said.
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Brockton officials, Trinity Financial celebrate Enterprise Center

PHOTO/ MARC VASCONCELLOS/THE ENTERPRISE

The $100 million Enterprise Center project
is being heralded by city officials and
business leaders as an anchor for
development in the ongoing effort to
revitalize downtown Brockton. A ribbon
cutting was held by Trinity Financial,
funding partners and city officials on
Thursday.

The $100 million Enterprise Center project is being heralded by city officials and business leaders as an anchor for development in the ongoing effort to revitalize
downtown Brockton.

CLICK ON THE ARROW ON THE PHOTO TO SEE MORE

BROCKTON – Bernice Ethier, the 90-year-old woman who helped lead the effort to create Brockton’s
Korean/Vietnam Veterans Memorial Park in 1981, returned to the downtown site on Thursday to see it after a
complete renovation.
“I think it’s marvelous,” said Ethier, who served in the Women’s Army Corp during the Korean War as a dental
technician. “It really needed work done on it to make it look nice. I think it looks very good now.”
The renovation of the memorial area, which included a new outdoor fountain, was a small part of Phase 1 in the
overall $100 million Enterprise Center project at the corner of Main and Centre streets. Phase 1 of the
project carried a total price tag of $62 million, including an apartment building with a total 113 units leased out
earlier this year, a parking lot and 52,000-square-foot commercial/office building. The first phase was financed by
a wide range of private banks and public agencies.
The $100 million Enterprise Center project is being heralded by city officials and business leaders as an anchor for
development in the ongoing effort to revitalize downtown Brockton.
Representatives from Trinity said that Phase 2 of the project will include a four- or five-story parking garage near
the new parking lot area, and 100 additional housing units at the site. The second phase will come a couple years
down the line, after financing is secured, said Jonathan Donahue, regional director for Trinity.
“We are excited about what the future holds,” said Kenan Bigby, managing director for Trinity Financial. “We want
to roll right into Phase 2, and bring structured parking into downtown, to help bring more business development to the heart of downtown Brockton.”
Part of the immediate plans for Enterprise Main, the large commercial building that was formerly home to The Enterprise newspaper before it moved in 2008,
is to bring in a “first class restaurant” into a 4,000-square-foot space on the first floor. Bigby said that would “activate this plaza and Main Street.”
Half of the 52,000-square-foot Enterprise Main building is currently occupied by state agencies, which was part of the negotiations to close the deal on the
project, Bigby said. Inside, there is a Department of Transitional Assistance office and an office for the Department of Developmental Services.

The rest of the Enterprise Main building is empty, but Trinity is marketing it to commercial tenants, Bigby said.
Bigby said he expects the Enterprise Center project to inspire other developers to renovate old buildings in Brockton, and to restore them to their former
beauty.
“We wanted to show how it could be done,” he said. “There is lots and lots of opportunity to do some really impactful projects with those buildings.”
Brockton Mayor Bill Carpenter said that the Enterprise Center project fits into the city’s goal of spurring downtown development by creating interconnected,
walkable streets, with workplaces and housing located very close to the downtown commuter rail station. The apartment building at the Enterprise Center is a
three minute walk from the Brockton rail station.
“This really is the core of the redevelopment of downtown Brockton,” Carpenter said.
The Brockton mayor said that the Enterprise Center project already helped leverage a $1.27 million state grant to rebuild Center Street, from Main Street down
to Montello Street. That grant was awarded just last week, Carpenter said.
“This really is now going to allow us to leverage the investment that’s been made here to spur additional private investment and public investment here in the
downtown,” he said.
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Summer's last hurrah with downtown Brockton festival
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Liliane Dos Reis of Brockton sold hand-
made items including jewelry and
decorated wine glasses at last year's
Downtown Brockton Arts and Music
Festival on Saturday, Aug. 30, 2014.

For the fifth year, the Downtown Brockton Arts and Music Festival, slated for Saturday, Aug. 29, will offer art, music, food and crafts at the twin Finnegan and Salisbury
Brook Parks at Crescent and Montello streets.

BROCKTON – For the fifth year running, the Downtown Brockton Arts and Music Festival will offer a last hurrah
for folks trying to hang on to summer before the start of school.

The festival, a tradition since 2010 on the last Saturday in August, is hosted by Brockton Arts Inc., in partnership
with Mayor Bill Carpenter’s office.

It showcases local visual and performing artists from Brockton and surrounding communities, beginning at 11 a.m.
and ending at sunset on Saturday, Aug. 29.

Festivities take place at the twin Finnegan and Salisbury Brook Parks at Crescent and Montello streets, downtown.

“This event is open to the public and everyone is welcome and invited to attend,” said Arnie Danielson, the
president of Brockton Arts.

“Bring the family and a comfortable lawn chair and enjoy some great local music,” he said.

The day is filled with live performers, food, crafters, artisans and kids activities.

In addition, this year’s DBAMFest juried art show and contest will be staged in three locations:

* The Gallery @ ENSO Flats in partnership with Trinity Financial;

* an artistic retrospective and celebration of the Jacmel Project in Gallery 33 in the Stacy Adams Cultural Arts Building – in partnership with the Haitian
Artists Assembly of Massachusetts;

* and local artist John Adams’ work, on exhibit at the BAT Inter-Modal terminal on Commercial Street – in partnership with Brockton Area Transit.

A coach will be available to shuttle visitors between the parks and galleries from noon until 5 p.m. that day.

Performers include Electra 225 and Professor Harp, broadly recognized and celebrated local talents Dark Matter, Noteriety and Sadie Vada, and new to the
stage this year Christopher Johnson’s Spoken Word with Entropy and noted Folk/Rock performer Jennifer Mathews.

The festival is partially funded by the Massachusetts Cultural Council and the Brockton 21st Century Corporation.

Brockton Arts Inc. is a nonprofit organization that provides artistic programs in the Brockton area.

For more information, visit www.brocktonarts.org.

http://www.enterprisenews.com/article/20150818/NEWS/150816842 Print Page



Print PageBy Marc Larocque

November 12. 2015 3:29PM

New art gallery opens in downtown Brockton as part of $100 million project
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From left, Cierra Peters, and Virginia
Mahoney, both of Brockton, in the Enso
Gallery on Nov. 12, 2015. Developer
Trinity Financial, elected officials and
community and business leaders will
celebrate the official ribbon cutting of
Enterprise Center, the $100 million
commercial and residential project that is
transforming downtown Brockton. During
the event, participants will celebrate the
re-dedication of the updated
Korean/Vietnam Veterans Park, and also
have the opportunity to tour the
development.

Artists are now living, working, and showcasing their craft in downtown Brockton at the new Enso Flats apartments and gallery.

BROCKTON – Artists are now living, working, and showcasing their craft in downtown Brockton at the new Enso
Flats apartments and gallery.
“A lot of us are transplants, who come from other cities, who came just to live and work here,” said Ciera Peters, a
conceptual artist who lives there and is curator for the gallery. “I think it’s really amazing, the fact that they are
giving people space to live and work. It’s very important, if you’re going to be an artist, to be supported. ... We want
to make this as inclusive and as interactive as possible.”
The new Enso Arts Gallery on Center Street was created in Brockton as part of the $100 million Enterprise Center
project. Developers marked the completion of the project’s first phase on Thursday with a ribbon cutting and tours
of new housing units at the site, including 42 affordable units geared toward artists.
On the ground floor of the Enso Flats apartments is the new 3,000-square-foot Enso Art Gallery that will soon be
open to the general public, featuring floor-to-ceiling windows that face the street. 

 
There are now 10 artists who live in Enso Flats, which is completely filled, according to Trinity Management. The work of some of the resident artists was on
display on Thursday, including sculptures, drawings, fashion, paintings and other modern art. Trinity also commissioned a South African artist named Sophia
Ainslie to create a large-scale mural as a permanent fixture for the art space, after she was selected from a pool of 35 submissions, as part of a art project with
an overall $15,000 cost.
“We think this is a unique and special part of this project,” said Kenan Bigby, managing director for Trinity Financial. “We want to thank the artists and the
residents themselves for dedicating time, effort and creativity to fill that space.”
As Brockton tries to revitalize its downtown, it needs attractions like the gallery to get people to visit the area after 5 p.m., said Gary Leonard, Main Street
manager at the Brockton 21st Century Corporation.
“It draws a crowd and it draws in a curiosity for people who were never really interested in culture and arts,” said Leonard, as he walked through the display of
prints, paintings and sculptures. “It brings back the vibrancy that we’re looking for. It’s creating the foot traffic that we’re going to need. That’s what we are
working on as a strategy right now.”
Ed Bray, one of the 10 artists who lives in Enso Flats, came to the apartment building and art work space earlier this year, moving from a more expansive
apartment studio in Lowell.
“It’s a little more affordable,” said Bray, an illustrator whose image of a grumpy man, sitting in a kitchen with a kettle on the stove, now hangs in the gallery.
“We’re just trying to get a creative buzz and trying to get as many people here as we can.”
Robin Shores, another Enso Flats resident artist, came from Boston to live at the Brockton building.
“I lost my space in Boston,” Shores said. “The rent is affordable here. I think the gallery is beautiful. ... It turned out to be a great investment. It’s gorgeous.”
Brockton artist Arnie Danielson served on the artist selection board for the Enso Flats building.
“There is a developing arts community here,” said Danielson, who owns Gallery 33, located six blocks away from there. “There is a vibrant artistic community
in this city, and I think this gallery is a reflection of that.”
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Brockton dedicates its new $4 million City Hall Plaza

Brockton Mayor Bill Carpenter and Lt.
Gov. Karyn Polito discuss the new City
Hall Plaza after a dedication ceremony on
Thursday, Sept. 10, 2015 in Brockton.

Funds for the facelift, which features grassy areas and an amphitheater for concerts, came from a $3.7 million state Gateway City Parks grant and another $300,000 in a
local match drawn from a federal Community Development Block Grant.

BROCKTON – A $4 million renovation of Brockton’s City Hall Plaza saw its official debut on Thursday, the latest in a
string of state and federally funded efforts to rejuvenate the onetime industrial center.

Lt. Gov. Karyn Polito joined Mayor Bill Carpenter along with city and school officials and others for a dedication
ceremony that was driven inside due to rain.

“With that $4 million investment, we now have this beautiful park outside that is going to create green space in the
heart of our downtown,” Carpenter said.

“And it will contribute to the ever-changing image and perception of downtown Brockton,” he said.

Carpenter and others lauded Pam Gurley in the city’s planning department for shepherding the project to completion.

Funds for the facelift, which features grassy areas and an amphitheater for concerts, came from a $3.7 million state
Gateway City Parks grant and a $300,000 local match drawn from a federal Community Development Block Grant.

“Come by tomorrow and you’ll see a noontime concert and the Farmer’s Market,” the mayor said. “It’s a key piece in a livable, walkable downtown.”

“Let’s take a moment to celebrate something good,” Polito said. “We are very proud of you.”

Polito said she walked the city with Carpenter during her 2014 campaign and was impressed with revitalization efforts then, and now the plaza redo.

“It’s more than just the physical structure,” she said. “It’s what’s happening in that space that’s important.”

People can meet in the plaza for lunch, go to a concert or buy fresh food at the outdoor market, she said.

“We want to see that next generation in Brockton,” she said.

Brockton’s legislative delegation was also on hand for the festivities.

State Representatives Michael Brady, Claire Cronin and Michelle DuBois all praised the team effort that got the job done.

“This building is the center of where things are happening,” Cronin said.

“It’s the heart and soul of this city,” she said. “And now it has a plaza that is beautiful.”

During the ceremony, Carpenter revealed two major projects that he said will help Brockton move forward.

A city-owned building at 19 Main St. is being sold to a developer who plans a restaurant on the ground floor, he said.

And, the long-vacant Kresge Building at Main Street and Frederick Douglass Way will eventually offer retail on the first floor, 50 housing units above that –
and parking below, Carpenter said.

“I really believe we are at the table now with Worcester and Springfield in terms of redevelopment,” he said. “Brockton is in the game now.”

 


