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1. Executive Summary 
1.1 Background 
 
The Brockton Redevelopment Authority (BRA) 
has designated The Day Brothers, LLC (THE DAY 
BROTHERS) as a prequalified development en�ty 
in response to the RFQ for Selec�on of 
Developers for Downtown Brockton Cataly�c 
Development Sites issued by the BRA in July of 
2019. The Day Brothers is in discussions with the 
BRA and the City for the redevelopment of 
Cataly�c Opportunity Site AC (the Site) which 
consists of 14 individual parcels over 1.68 acres. 
The Site is encompassed by Frederick Douglass 
Ave on the North, L Street on the East, L Street 
on the South, and Warren Avenue on the West. Of the 14 individual parcels, 4 are owned by the City (roughly 
0.4 acres) and the remaining 10 are owned by 2 private owners (roughly 1.28 acres). A Verizon cell tower is 
also located on one of the exis�ng structures on the site. With funding from MassDevelopment, the City 
ini�ated a feasibility and development strategy study to assist with the redevelopment of Site AC.  

Site AC land is significant in size and is underu�lized in the Downtown area. The award-winning Comprehensive 
Master Plan for the City of Brockton, “A Blueprint for Brockton,” has four main objec�ves, one of them being to 
restore land use balance. The Blueprint emphasizes the need for mixed-use developments on these 
underu�lized sites to create a convenient and walkable area in the neighborhood while mee�ng the Brockton 
Downtown Ac�on Strategy goals. The redevelopment of the site will bring jobs, affordable housing, and 
parking to Downtown Brockton all while increasing the property tax basis for the City. 

1.2 Methodology 
 
The goals outlined in Brockton’s Downtown Ac�on Strategy include atrac�ng new businesses and residents, 
increasing Downtown’s vibrancy, atrac�ng a broad socio-economic mix of residents and businesses, and 
increasing property values. The redevelopment concept for Site AC meets each of those goals. The Day 
Brothers plans to redevelop the site into a mixed-use facility. The assump�ons for the redevelopment include a 
60,000 SF Ver�cal Farm facility operated by Ver�cal Harvest, a 380-space parking garage, 60 residen�al units, 
and 7,500 SF of ground floor commercial space. The proposed development is based on a project that The Day 
Brothers are currently developing in Westbrook, Maine. The study evaluated the Site’s exis�ng condi�ons, 
acquisi�on and disposi�on strategies, design alterna�ve analysis, and public and private financial strategies. 
The study accounts for the need of addi�onal public parking due to the loss of 320 spaces on Main Street, 
Legion Parkway, and Lots B-1 through B-5. Addi�onally, it accounts for the need of available parking for lease 
to incen�vize further private development in Downtown Brockton. Upon comple�on, the Ver�cal Farm will 
bring at least 50 full �me jobs to the downtown with a focus on employees with disabili�es. The influx of jobs, 

Figure 1: Day Brothers Design Concept (Westbrook, ME) 
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affordable housing, and street level vibrancy make this project a catalyst of economic development in 
Downtown Brockton. 

The acquisi�on and disposi�on strategy examines both public, private, and joint acquisi�on scenarios. Under 
the public acquisi�on scenario, an acquisi�on cost/schedule and reloca�on cost/schedule are outlined in this 
document should the BRA decide to acquire the parcels via eminent domain. Under the private acquisi�on 
scenario an es�mate of market values of each parcel was iden�fied should The Day Brothers decide to 
nego�ate the purchase of all 14 parcels privately. The joint acquisi�on strategy is a combina�on of the two. 

This study evaluates financial strategies for the four components of this redevelopment – ver�cal farm, garage, 
residen�al units, and commercial space. A variety of ownership structures, lease agreements, and opera�ons 
and maintenance agreements were examined to determine the most viable strategy to finance, develop and 
operate the project. The strategy balances the interests of the City, BRA, Brockton Parking Authority, and The 
Day Brothers. 

1.3 Conclusion 
 
In the study, RND evaluated: 

• Three acquisi�on strategies – public, private, and joint acquisi�on  
• Two site design alterna�ves 
• Seven financial feasibility and deal structure scenarios (3 private, 3 public, and 1 joint acquisi�on) 

 
A�er comple�ng a pro forma analysis for each component (garage, ver�cal farm, residen�al, and commercial) 
of the project we have determined that it is a financially feasible concept. The specific deal structure will 
determine the economic impacts for each party. The goal of this study is to examine the feasibility of the 
proposed development and recommend an acquisi�on, disposi�on, and financial strategy to create a 
successful public-private partnership between the City, BRA, Brockton Parking Authority, and The Day Brothers.  

1.4 Recommendation 
 
Based on our acquisi�on strategy analysis, 
site design alterna�ves, financial feasibility, 
and deal structure scenarios, it is 
recommended that a joint acquisi�on 
strategy be advanced between The Day 
Brothers and the BRA. We are also 
recommending Site Design Alterna�ve 1 and 
Financing and Development Alterna�ve 7 as 
the best strategies to design and redevelop 
Site AC.  

The recommended alterna�ves allow The 
Day Brothers to start the Ver�cal Farm while 

Figure 2: Vertical Farm Concept 
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the BRA performs the eminent domain process on the parcels needed for the garage. The Day Brothers will 
also need to purchase the City owned parcels through a public disposi�on process. RND recommends that the 
City and BRA amend the Downtown Urban Revitaliza�on Plan to designate the parcels on the site as an 
acquisi�on/disposi�on target. Once approved by DHCD, the City owned parcels should be transferred to the 
BRA for disposi�on.   Under the joint acquisi�on strategy, The Day Brothers will need to bare the acquisi�on 
and reloca�on costs for the four parcels they purchase, but the reloca�on terms would be nego�ated with the 
individual tenants. The BRA would be responsible for baring the acquisi�on and reloca�on costs for the nine 
parcels they will acquire.  The 14 parcels will be consolidated into 2 parcels (A and B) for the components of 
the redevelopment. Once the lots are consolidated and divided, it is recommended that The Day Brothers and 
BRA use Alterna�ve 7 for financing and development. The Day Brothers would own, finance, and develop the 
Ver�cal Farm on Parcel A and the BRA would own, finance, and develop the garage (Parcel B) while also 
execu�ng a ground lease for the commercial space and air rights lease for the residen�al component to be 
constructed by The Day Brothers.  

This structure is beneficial for The Day Brothers because they do not have to acquire, relocate tenants, and 
provide environmental clean-up on all fourteen parcels. This would allow The Day Brothers to own the land 
they need for the Ver�cal Farm without entering into a City ground lease agreement. Execu�ng ground and air 
rights leases for the commercial and residen�al components will save up front costs and boost returns for The 
Day Brothers. This deal structure is beneficial for the City, Brockton Redevelopment Authority, and BPA 
because they can finance the garage with a blend of debt as well as state and federal subsidies for the 
acquisi�ons, environmental remedia�on, and construc�on of the garage. These subsidies, along with the 
addi�onal property tax income from the project, will provide a net posi�ve for the City upon comple�on. The 
BRA will also have recurring income from the air rights and ground leases to help fund the ongoing opera�ons 
and maintenance of the garage. This alterna�ve provides a condensed development �meline as well as a 
mutually beneficial ownership structure for the public and private sector so that they can each economically 
prosper from the deal. 

*The recommended alternative is based on the assumptions that the Developer can perform all necessary due 
diligence on the site prior to acquisition and come to an agreement with the current owners on a fair value for 
the properties. This recommendation does not include any unforeseen environmental, legal, and physical 
challenges associated with the acquisition parcels. 

2. Existing Conditions 
 
2.1 Introduction 
 
The exis�ng site is “Site AC” which includes 14 parcels with three different owners encompassing 
approximately 1.68 acres. The Site has over 48,000 SF of parking, over 30,000 SF of mixed-use commercial 
space, and 4,000 SF of commercial office space. A Verizon cell tower, approximately 150 � tall, is located on 
the roof of the mixed-use commercial building. The Site is surrounded by Warren Avenue to the West, 
Frederick Douglass Avenue to the North, and L Street to the South. The site is in Brockton’s Downtown District 
and its primary use is parking lots and two commercial buildings.  
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2.2 Site AC Surrounding Area 
 
Site AC is a collec�on of underu�lized parcels in a rapidly growing 
Downtown Brockton. There are several major public and private 
development projects in various stages of  planning, design, 
construc�on or recently completed within .5 miles of the site. 
Across the street from Site AC, on Warren Ave the City plans to 
construct a $98 million public safety facility to  house the public 
safety facility - Brockton Police Department, Brockton Fire 
Department, Brockton Emergency Management Agency, and the 
Brockton Informa�on Technology Center. Construc�on for this 
project is an�cipated to start in 2022. Addi�onal development 
ac�vity is taking place on Frederick Douglass Ave with the redevelopment of the Greyson Hotel located at 28-
32 Frederick Douglass Ave. The former hotel is being redeveloped by NeighborWorks into 16 workforce 
housing units and  ground floor amenity and community space. Across the street from the Greyson Hotel at 
11-15 Frederick Douglass Ave, plans are underway to convert the vacant 20,000 SF building into a mixed-use 
property which will include a marketplace, restaurant and office space.  On  the Southeast corner of the site is 
137-147 Main Street which is being  redeveloped into 88 mixed income housing units and 5,400 SF of ground 
floor retail on Main Street. The project will  start construc�on in 2022. At the corner of Main Street and 
Frederick Douglass Ave, NeighborWorks recently completed the development of 48 mixed-income rental units, 
a below grade parking garage and ground floor commercial space. The City is also proposing urban green links 
to provide green space connec�ons at Legion Parkway and Frederick Douglass Ave along with Lincoln Street 
and Church Street. In addi�on to the nearby development projects, the site is located less than a mile from the 
MBTA Brockton Commuter Rail Sta�on that provides a 30-minute commute �me to Downtown Boston and the 
MBTA Red Line as well as the Brockton Area Transit Bus Facility 

2.3 Land Use and Zoning  
  
Site AC falls under C2 and C3 zoning. The Brockton Code of 
Ordinances defines C2 Zoning as a General Commercial Zone 
and C3 as a Central Business Zone. The Code of Ordinances lists 
the Land Use for C2 zoning which cover a majority of 
commercial/business uses. The C2 zone allows for greenhouse 
having a retail outlet on the premises, retail stores of less than 
eight thousand (8,000) square feet in floor area, ea�ng and 
drinking establishments, joint occupancy uses, etc.  

C3 zoning allows for any of the uses listed under C2 without the 
floor area and worker restric�ons in C2. C3 also allows for other 
uses such as parking lots or garage, tes�ng laboratories, 
wholesale establishments, etc. There are no property setbacks 
listed in the Code of Ordinances for the Site AC Zone. Regula�ons for the zoning standards chart below are 
listed in Sec. 27-8. of the Brockton Code of Ordinances. The Day Brothers design for Site AC includes a parking 

Figure 3: Site AC aerial 

Figure 4: Site AC zoning 
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garage with residen�al space on top, retail/commercial space and a ver�cal farm. Site AC will be a mixed-use 
development that will revitalize the land area in the downtown district. As of the 2016 Brockton Downtown 
MGL. 40R Smart Growth Zoning amendments, Site AC falls under the Art & Culture Subculture District, 
neighboring the Downtown Core Subdistrict. Chapter 40R is a state program that allows for high density office, 
mixed-use, and residen�al development by right, with permi�ng completed under 6 months. The Chapter 40R 
Smart Growth Zoning District designa�on allows The Day Brothers to develop all components of the project. 

Brockton Zoning Codes Table 

Maximum or Minimum for 
standards imposed 

Zone C-2 Zone C-3 

Building height (maximum) 5 Stories or 60 ft 5 Stories or 60 ft 
Lot area (minimum) commercial 
use 

None None 

Lot front (minimum) commercial 
use 

None None 

Lot depth (minimum) None None 
Front None None 
Side None, except abutting a Residential 

Zone, then not less than 20 ft 
None 

Rear None, except abutting a Residential 
Zone, then not less than 20 ft 

None 

Floor area ratio None None 
Off-street Parking • Manufacturing, industrial, and 

general commercial uses not 
otherwise specified herein—
One (1) for each five (5) 
employees in the maximum 
working shift. 

• Retail stores, store groups, 
shops, etc. – One for each two 
hundred twenty-five (225) 
square feet of floor area 

•  Manufacturing, industrial, and 
general commercial uses not 
otherwise specified herein—
One (1) for each five (5) 
employees in the maximum 
working shift. 

• Retail stores, store groups, 
shops, etc. – One for each two 
hundred twenty-five (225) 
square feet of floor area 

Off- street Loading Offices, hotels, retail, commercial, 
wholesale, manufacturing, storage, 
and miscellaneous uses 

• 5,000-30,000 SF à 1 Loading 
Berth 

• 30,001-80,000 SF à 2 Loading 
Berths 

• 80,001-150,000 SF à 3 Loading 
Berths 

• Each additional 90,000 SF à 1 
Additional 

Offices, hotels, retail, commercial, 
wholesale, manufacturing, storage, 
and miscellaneous uses 

• 5,000-30,000 SF à 1 Loading 
Berth 

• 30,001-80,000 SF à 2 Loading 
Berths 

• 80,001-150,000 SF à 3 Loading 
Berths 

• Each additional 90,000 SF à 1 
Additional 
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Figure 6: Site AC elevations model 

2.4 Site AC Grading  
 
The exis�ng site has a large grade deferen�al which is approximately 
16 �. from the Northwest corner of the site to the Northeast corner 
of the site. The grade changes are shown in Figure 6.   

Future development will require the site to be  leveled or capped 
and filled for the construc�on of a building to account for the 
exis�ng change in eleva�ons or environmental clean-up. Entrances 
into the proposed garage along L street would be best fit as the site 
is most constant with an eleva�on change of 3�.  

 

 
 
  

Figure 5: Site AC sloping on L street 
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2.5 Circulation (vehicular/pedestrian/bicycles) 
  
The streets surrounding Site AC are one-way. The City of 
Brockton has plans to improve traffic circulation by 
implementing roadway improvements to transform selected 
one-way streets into two-way streets as part of their 
“Geographic Equity” initiative of the Brockton Master Plan, 
the Blueprint of Brockton. The only street planed for two-way 
conversion that affects this site would be Warren Avenue.  All 
other streets surrounding Site AC are one-way streets. The 
site roadways include pedestrian sidewalk. There is one 5 ft 
wide existing bike lane  located to the west of Site AC on 
Main Street.  

According to the Downtown Brockton URP, off-street parking 
and paved roadways encompasses 45 percent of the 
Downtown District which limits pedestrian comfort and activity. Downtown Brockton contains numerous signage but in 
varying languages and locations in the downtown causing circulation and traffic issues.  The Wayfinding Plan and Signage 
Program for the City of Brockton aims to improve the pedestrian experience by means of coherent and strategic signage 
and renovated two-way streetscapes to improve vehicle congestions and circulation. The Downtown URP has proposed 
to change West Elm Street, Main Street, and Warren Avenue all to two-way travel inclusive to signal 
reprogramming/reconfiguring to all traffic lights around the sight. This proposal would improve traffic congestion and 
pedestrian comfort around Site AC and enhance the demand for pedestrians to visit the Downtown area. 

 
2.6 Utilities 

 
There are several exis�ng u�li�es on site including overhead communica�on and electrical wires, underground 
water/sewer, and gas pipes and two fire hydrants on the site.  Upgrading and reloca�ng exis�ng u�li�es for 
future development will be required.   

 
Figure 8: Site Utility Lines 

Gas Line 
 
Electric/ 
Communication 
 
Water Line 

Figure 7: Current Traffic Circulation 
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2.7 Environmental 

In 2021, the City of Brockton hired Ransom Consulting to prepare a Phase I Environmental Site Assessment (ESA) Report 
for parcels 091-020 through 091-033 (all of Site AC). Based on a Remedial Measures report, 5 underground storage tanks 
were removed in 1986 along with the excavation and off-site disposal of approximately 90 cubic yards of contaminated 
soil and several hundred gallons of gasoline-contaminated water. Based on data gaps, it is unclear if there was a removal 
of the 5,000-gallon AST/vaultor, the 3,000-gallon gasoline UST and if there are remaining petroleum impacts on site. 
Ransom recommends a geophysical survey to assess the potential presence of underground storage tanks (USTs), along 
with soil, groundwater, and soil gas investigations to assess potential contaminant impacts. Further Phase II 
Environmental testing is required to determine the extent of the contamination which will affect the property purchase 
price, clean-up costs and potential limitations for the site.  It should be noted that the environmental issues and impacts 
could affect the recommended Alternative.  Additional environmental investigation is needed to determine the extent of 
remediation and future site use.  

 

 
 
 2.8 Parcels/Owners/Tenants 

The following table outlines the 14 property owners on Site AC.  The majority of the property is owned by the 
City of Brockton and Joseph Stadelmann and is used for parking (based on 2021 Assessor’s Informa�on). There 

Figure 9: Parcels with Environmental Contamination Overlay 
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are a number of tenants located in the Stadelmann buildings requiring reloca�ons. Titles and appraisals are 
required to determine the property value and clear �tle and a reloca�on plan and inventory will be required 
for tenant reloca�ons.  See acquisi�on strategies in Sec�on 3. 

 
Figure 10: Site AC Parcels 

 

Parcel Owner and Tenant Tables 
 

Parcel ID  Owner  Current Use Square Footage 
091-020 City Parking 5421 
091-021 City Parking 3480 
091-022 Joseph P 

Stadelmann II, TR Parking 4673 

091-023 Joseph P 
Stadelmann II, TR Parking 3794 

091-024 Joseph P 
Stadelmann II, TR Parking 3053 

091-025 Joseph P 
Stadelmann II, TR Parking 2830 

091-026 Joseph P 
Stadelmann II, TR Parking 5574 

091-027 Joseph P 
Stadelmann II, TR Parking 4430 



 
 
 
 

Site AC   Page 12 
Feasibility & Development Study 
December 2021 
 
 

091-028 Joseph P 
Stadelmann II, TR Highway Commercial 30330 

091-029 City Parking 5290 
091-030 Joseph P 

Stadelmann II, TR Parking 7418 

091-031 Joseph P 
Stadelmann II, TR Parking 4350 

091-032 City Parking 4060 
091-033 Nasios Realty Commercial Office 2554 

 

Parcel ID: 091-028 (44 Frederick Douglass Avenue) 
Site Owner Joseph P Stadelmann II, TR  

Site Occupant Leased Space Lease Terms 
Stadelmann Electric, Inc. 2nd Floor (SF) N/A (Owner Occupant) 

Verizon Wireless 450 SF & Cell Tower  
Sprint Spectrum L.P. Roof Shed & Cell Tower  

City of Brockton Parking Authority 8 lots $1,250/mo. + taxes 
(through 9/1/2029) 

George’s Service Station ½ First Floor $1,200/mo. (At will) 
Harbor One Bank 3 parking spaces $265/mo. (At will) 

WM Stadelmann Electrical Service, LLC 3 parking spaces + storage $240/mo. (At will) 
Central Electrical Specialists Corp. 2 parking spaces $200/mo. (At will) 

Robert Donahue 1 parking space $100/mo. (At will) 
Paul Lapierre 1 parking space $100/mo. (At will) 

 

 

Parcel ID: 091-033 (136 Warren Avenue) 
Site Owner Nasios Realty  

Site Occupant Leased Space Lease Terms 
Mason & Nasios LLC, Attorneys at Law Entire Building N/A (Owner Occupant) 

 

3. Evaluation of Alternatives and Recommendations 
 

3.1 Introduction 
To iden�fy the most advantageous development strategy for Site AC three main components were considered:  

1. Public versus private acquisi�on strategy 
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2. Site Layout Op�miza�on for proposed development  

3. Site development financing and ownership 

Several acquisi�on strategies for the redevelopment of Site AC were evaluated to determine the most 
advantageous strategy rela�ng to cost, schedule, and complexity of the public vs private acquisi�on scenario.  
Outlined in the following sec�ons are the overviews of each strategy, es�mated costs, and schedule of 
acquisi�ons, important considera�ons, and pros and cons of each strategy. For both the private and public 
strategies, it is assumed that the City of Brockton will transfer ownership or do a land swap of their four parcels 
to the Brockton Redevelopment Authority. 

 
3.2 Private Acquisition Strategy 
The private acquisi�on strategy consists of The Day Brothers purchasing the ten parcels from the private property 
owners and the remaining four parcels from the BRA through a public RFP process or a land swap scenario. The Day 
Brothers will need to successfully nego�ate a Purchase and Sale Agreement with Joseph Stadelmann for parcels 091-
022, 091-023, 091-024, 091-025, 091-026, 091-027, 091-028, 091-030, and 091-031. These parcels consist of 36,122 SF 
of parking and 30,330 SF of commercial office space with a cell tower located on the roof.  
 
The Day Brothers will also need to nego�ate a Purchase and Sale Agreement with Nasios Realty LLC for parcel 
091-033 which has a lot size of 4,527 SF with a 2,554 SF commercial office on the lot. In addi�on, The Day 
Brothers will need to acquire the BRA owned parcels (091-020, 091-021, 091-029, 091-032) or conduct a land 
swap which are all surface parking lots. These parcels will be acquired through a public RFP process 
administered by the BRA. Once The Day Brothers  is selected as the developer for the parcels, they will enter 
into a Land Disposi�on Agreement which will set forth the purchase price, development �melines, closing date 
and other requirements outlined by the BRA. This strategy is con�ngent on The Day Brothers  coming to an 
agreement with the two private property owners. It is recommended that The Day Brothers perform a Phase II 
Site Assessment during their due diligence for each of the parcels and permission from the private owners is 
required. The Phase II Site Assessment requires subsurface tes�ng and monitoring to assess the environmental 
contamina�on on the parcels and determine proposed clean-up const prior to making an offer. If permission is 
not granted, it will be difficult for The Day Brothers to obtain a bank loan to finance the acquisi�on of the 
parcels. If The Day Brothers are unable to nego�ate terms for the privately owned land, then the City/BRA will 
need to move forward with the public acquisi�on strategy.  

If The Day Brothers are successful in the acquisi�on or land swap of the BRA parcels and the private  parcels, 
they will need to change the lot lines to consolidate the 14 parcels into 2 parcels. Each component of the new 
development (ver�cal farm, garage, and commercial space) will have its own parcel and/or legal en�ty. To 
change the lot lines, ground control survey will need to occur, and a subdivision plan (two new recordable 
plans) will need to be recorded at the registry of deeds .  

The Private Acquisi�on/Reloca�on Cost table  provides a poten�al range of values for the poten�al costs that 
come with the acquisi�ons.  forecasts each of the 14 parcels es�mated market values, closing costs, and 
reloca�on costs for a private acquisi�on sale. Ul�mately, the purchase price for each parcel will be nego�ated 
with the owners. The es�mated market values are based on reviewing the city’s assessed values, recent sales, 
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and previous appraisals for lots in the surrounding neighborhoods of Brockton. The reloca�on costs were 
derived from RND’s in-house reloca�on agents. The Day Brothers will need to par�cipate in reloca�on costs 
given the site being in an Urban Renewal District (once amendment is approved). 

 
Private Acquisition/Relocation Cost 

Parcel ID Acres Estimated 
Market Value* 

Estimated 
Closing Cost 

Estimated 
Relocation 

Cost 

Estimated 
Relocation 
Consultant 

Cost 

Totals 

091-020 City  0.124 $214,000 - 
$306,000 

$3,500 - 
$3,900 

$0 $0 $217,500 - 
$309,900 

091-021 City  0.079 $137,000 - 
$196,000 

$3,100 - 
$3,300  

$0 $0 $140,100 - 
$199,300 

091-022 
Private 

0.107 $184,000 - 
$263,000 

$2,800 - 
$3,000 

$1,500 - 
$3,000  

$900 - $1,100 $189,200 - 
$270,100 

091-023 
Private 

0.087 $149,000 - 
$214,000 

$2,600 - 
$2,800 

$1,500 - 
$3,000 

$900 - $1,100 $154,000 - 
$220,900 

091-024 
Private 

0.070 $120,000 - 
$172,000 

$2,400 - 
$2,600 

$1,500 - 
$3,000 

$900 - $1,100 $124,800 - 
$178,700 

091-025 
Private 

0.064 $111,000 - 
$160,000 

$2,400 - 
$2,600 

$1,500 - 
$3,000 

$900 - $1,100 $115,800 - 
$166,700 

091-026 
Private 

0.127 $220,000 - 
$314,000 

$3,000 - 
$3,300 

$1,500 - 
$3,000 

$900 - $1,100 $225,400 - 
$321,400 

091-027 
Private 

0.101 $175,000 - 
$250,000 

$2,700 - 
$3,000 

$1,500 - 
$3,000 

$2,400 - $2,900 $181,600 - 
$258,900 

091-028 
Private 

0.338 $650,000 - 
$928,000 

$7,600 - 
$8,700 

$75,000 - 
$100,000 

$36,100 - 
$43,300 

$768,700 - 
$1,080,000 

091-029 City 0.121 $208,000 - 
$298,000 

$3,500 - 
$3,900 

$0 $0 $211,500 - 
$301,900 

091-030 
Private 

0.170 $292,000 - 
$418,000 

$3,300 - 
$3,800 

$1,500 - 
$3,000 

$900 - $1,100 $297,700 - 
$425,900 

091-031 
Private 

0.099 $171,000 - 
$245,000 

$2,700 - 
$3,000 

$1,500 - 
$3,000 

$900 - $1,100 $176,100 - 
$252,100 

091-032 City 0.093 $160,000 - 
$229,000 

$3,200 - 
$3,500 

$0 $0 $163,200 - 
$232,500 

091-033 
Private 

0.103 $242,000 - 
$346,000 

$4,700 - 
$5,400 

$60,000 - 
$80,000 

$3,600 - $4,300 $310,300 - 
$435,700 

Subtotal 1.683 $3,033,000 - 
$4,339,000 

$47,500 - 
$52,800 

$147,000 - 
$204,000 

$48,400 - 
$58,200 

$3,275,900 - 
$4,654,000 
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*The market value costs do not take into consideration the environmental remediation costs. For more 
information on table costs see Appendix. 
 
Acquisition/Relocation Schedule 
 
The schedule for the private acquisi�on and reloca�on strategy (see table) assumes that the site is included in 
an amended Urban Renewal Plan and that plan is approved by all par�es by the end of May 2022. Addi�onally, 
the schedule assumes that a Land Disposi�on Agreement (LDA) will be executed between the BRA and The Day 
Brothers by the end of May 2022. During the LDA stage, The Day Brothers would conduct their environmental 
due diligence and nego�ate the clean-up costs with the BRA.  The private acquisi�on process begins with The 
Day Brothers nego�a�ng Purchase and Sale Agreements with the private owners. If nego�a�ons with the 
owners are successful, The Day Brothers projected closing date for both the private and public parcels would 
occur in August 2022. Once all parcels on Site AC are owned by The Day Brothers, they will be responsible for 
providing reloca�on assistance to the exis�ng owners and tenants of the proper�es. Reloca�on assistance is 
not required if the displaced owners/tenants decline the reloca�on assistance efforts made or a separate 
agreement is reached in lieu of reloca�on assistance money. The reloca�on process on average takes 8 months 
and will begin when The Day Brothers closes on all the proper�es. Reloca�on assistance will be required for 3 
businesses (Stadelmann Electric, Inc., Georges Service Sta�on, and Nasios Realty), two cell tower tenants 
(Verizon and Sprint), one cell tower owned by Joseph Stadelmann, and various parking leases.  

PRIVATE ACQUISITION AND RELOCATION SCHEDULE 
TASK DESCRIPTION Responsible 

Party 
Days Start Date End Date 

BPA DECLARES PROPERTY SURPLUS AND 
TRANSFERS LAND TO BRA 

BPA 60 4/29/2022 6/27/2022 

CONDUCT SITE DUE DILLIGENCE THE DAY 
BROTHERS 

75 5/28/2022 8/10/2022 

CLOSE ON CITY OWNED PROPERTY THE DAY 
BROTHERS 

45 7/10/2022 8/23/2022 

LOI SENT TO PRIVATE PROPERTY OWNERS THE DAY 
BROTHERS 

1 4/29/2022 4/30/2022 

NEGOTIATE P&S OF PRIVATE PARCELS THE DAY 
BROTHERS 

30 4/30/2022 5/29/2022 

CLOSE ON PRIVATE PARCELS THE DAY 
BROTHERS 

85 5/29/2022 8/21/2022 

RELOCATION EFFORTS BRA/THE DAY 
BROTHERS 

240 7/22/2022 3/18/2023 

 
*The schedule assumes that The Day Brothers are granted permission by the parcel owners to conduct all 
necessary due diligence and site testing on the acquisition parcels. 
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Relocation Process 
 
Relocation assistance is typically only required when a public agency or municipality is acquiring a property. 
Site AC is in an improvement district known as an urban renewal district. Any time property in an urban 
renewal district is redeveloped and the City or Redevelopment Authority is involved with the selection of the 
developer, relocation assistance must be provided to displaced occupants. Additionally, if public funds are 
used at any point during the redevelopment process, relocation assistance must be provided to displace 
occupants. The process for the private acquisition scenario starts with developing a relocation strategy for all 
potential displaced occupants. Notifications in the form of letters and relocation brochures are sent to the 
tenants and owners. A personal property and real property inventory are taken. No appraiser is necessary for 
the review of property and inventory list in the private scenario which cuts down on cost. Based on the 
personal property inventory, the relocation consultant will need to obtain moving cost estimates that are 
occupant specific and investigate comparable properties in the vicinity suitable for relocation. Relocation 
payments inclusive of moving costs or move-in fees will be covered. Claims approved will require monitoring 
of disbursement and use. The relocation consultant and the displaced occupants will remain in constant 
communication to address any issues that arise during the relocation process. 

 
Figure 11 outlines the acquisi�on process of the privately-owned parcels and the disposi�on process of the 
City owned parcels to The Day Brothers under both a lease and sale scenario as well as a summary of the pros 
and cons for a private acquisi�on scenario. 
 

 
Figure 11: Private Acquisition Flowchart 
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Private Acquisition Summary 

Pros: Cons: 
• The acquisi�on �meline is significantly condensed • The Day Brothers may need to par�cipate in the 

reloca�on costs 
• The Day Brothers may not get permission to 

conduct a Site Assessment prior to purchase 
• The Day Brothers has ability to nego�ate the 

purchase prices 
• The Day Brothers will s�ll need to go through the 

RFP process to purchase the City owned parcels 

 • The Day Brothers will need to consolidate parcels 

  
 
3.3 Public Acquisition Strategy 
 
The public acquisi�on strategy consists of the Brockton Redevelopment Authority acquiring the ten private 
parcels via eminent domain. For the BRA to have eminent domain powers on the site, the current Downtown 
Urban Renewal Plan must be amended to include site AC. The amended Urban Renewal Plan will then need to 
be approved by Brockton City Council and DHCD. The full schedule for the approval of the URP amendment is 
outlined in the project schedule in the appendix. When the Urban Renewal Plan Amendment has been 
approved, the BRA will undergo the formal eminent domain process to acquire the privately owned parcels 
and relocate the exis�ng tenants of the proper�es, including the tenants of the cell tower. The eminent 
domain process and �meline for the privately owned parcels is outlined on in figure 11 and 12. 

Public Acquisition Cost Table 

Parcel ID Parcel Size 
by Acreage 

Estimated 
Appraised 

Value 

Estimated 
Closing Cost 

Estimated 
Relocation 

Cost 

Estimated 
Relocation 
Consultant 

Cost 

Totals 

091-020 City 0.124 $1 $2,200 $0 $0 $2,201 
091-021 City  0.079 $1 $2,200 $0 $0 $2,201 
091-022 Private 0.107 $210,000 - 

$263,000 
$10,600 - 
$10,900 

$1,500 - 
$3,000 

$900 - 
$1,100 

$223,000 - 
$278,000 

091-023 Private 0.087 $171,000 - 
$214,000 

$10,500 - 
$10,700 

$1,500 - 
$3,000 

$900 - 
$1,100 

$183,900 - 
$228,800 

091-024 Private 0.070 $137,000 - 
$172,000 

$10,300 - 
$10,500 

$1,500 - 
$3,000 

$900 - 
$1,100 

$149,700 - 
$186,600 

091-025 Private 0.064 $127,000 - 
$160,000 

$10,300 - 
$10,400 

$1,500 - 
$3,000 

$900 - 
$1,100 

$139,700 - 
$174,500 

091-026 Private 0.127 $251,000 - 
$314,000 

$10,800 - 
$11,000 

$1,500 - 
$3,000 

$900 - 
$1,100 

$264,200 - 
$329,100 
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091-027 Private 0.101 $199,000 - 
$250,000 

$10,600 - 
$10,800 

$1,500 - 
$3,000 

$2,400 - 
$2,900 

$213,500 - 
$266,700 

091-028 Private 0.338 $742,000 - 
$928,000 

$12,800 - 
$13,500 

$75,000 - 
$100,000 

$36,100 - 
$43,300 

$865,900 - 
$1,084,800 

091-029 City 0.121 $1 $1 $2,200 - 
$2,200 

$0 $2,201 - 
$2,201 

091-030 Private 0.170 $334,000 - 
$418,000 

$11,100 - 
$11,500 

$1,500 - 
$3,000 

$900 - 
$1,100 

$347,500 - 
$433,600 

091-031 Private 0.099 $196,000 - 
$245,000 

$10,600 - 
$10,800 

$1,500 - 
$3,000 

$900 - 
$1,100 

$209,000 - 
$259,900 

091-032 City  0.093 $1 $1 $2,200 - 
$2,200 

$0 $2,201 - 
$2,201 

091-033 Private 0.103 $277,000 - 
$346,000 

$10,900 - 
$11,200 

$60,000 - 
$80,000 

$3,600 - 
$4,300 

$351,500 - 
$441,500 

Subtotals 1.683 $2,644,004 - 
$3,310,004 

$117,300 - 
$120,100 

$147,000 - 
$204,000 

$48,400 - 
$58,200 

$2,956,704 
- 
$3,692,304 

 
*Environmental remediation is anticipated on several private parcels, there is no discount cost included in these 
assumptions for environmental issues. These acquisition costs are based on market values. 
 
**The acquisition costs are cheaper in the public acquisition scenario because we are assuming that the City 
owned property will be transferred to the BRA for $1. The BRA will then have to sell these parcels as part of the 
disposition process to the selected developer which will make the public acquisition cost higher for the 
developer purchasing on the back end. There are significant sunk costs in closing fees to the BRA due to the 
eminent domain regulations. 
The public acquisi�on cost table above is broken down into a range of values for the poten�al parcel appraised 
value, closing costs, and reloca�on costs. The goal of the public acquisi�on cost table is to present a poten�al 
range for the acquisi�on to be completed by the Brockton Redevelopment Authority (BRA).  

First the BRA will engage in good faith nego�a�ons around compensa�on with the private property owners. 
Nego�a�ons will be based on appraised values from each parcel.  The cost of the appraisals, recording fees, 
�tle fees, and miscellaneous fees are captured in the closing costs range. The es�mated market values are 
derived from reviewing the city’s assessed values, recent sales, and previous appraisals for lots in the 
surrounding neighborhoods of Brockton and do not account for any discount based on poten�al 
environmental impacts that may exist on the property. It is recommended that a Phase II on many of the 
parcels be conducted to determine the extent of the environmental impacts. The Reloca�on Process schedule 
includes a period for conduc�ng a Phase II analysis and the cost to remediate any poten�al environmental 
impacts should be accounted for in the appraised values (thus reducing the acquisi�on costs for contaminated 
parcels). The reloca�on costs are derived from RND’s in-house reloca�on agents. The BRA will need to 
par�cipate in reloca�on costs given the site is in an Urban Renewal District (once amendment is approved) and 
the private land is being taken via eminent domain. 
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Acquisition/Relocation Schedule 
 
The schedule for the public acquisi�on and reloca�on strategy is shown below. This schedule assumes that the 
amended URP is reviewed and approved by all par�es by the end of May 2022. A�er an MOU is structured 
between the BRA and The Day Brothers, the BRA will begin the eminent domain acquisi�on process. We are 
projec�ng the eminent domain process to begin at the end of April of 2022 and to be completed by the end of 
September 2022. The steps and �meline for the eminent domain process are outlined in figure 12. When the 
BRA issues the taking documents for the private parcels, they will begin reloca�on efforts. The reloca�on 
process is an�cipated to take 8 to 9 months. The reloca�on will involve reloca�ng 3 businesses (Stadelmann 
Electric, Inc., Georges Service Sta�on, and Nasios Realty), two cell tower tenants (Verizon and Sprint), one cell 
tower owned by Joseph Stadelmann, and various parking leases. The formal reloca�on process is outlined 
below. 

PUBLIC ACQUISITION AND RELOCATION SCHEDULE 

TASK DESCRIPTION Responsible 
Party 

Days Start Date End Date 

BPA DECLARES PROPERTY SURPLUS AND TRANSFERS 
LAND TO BRA 

BPA 60 4/29/2022 6/27/2022 

INTRO LETTER TO PRIVATE PROPERTY OWNERS BRA 1 4/29/2022 4/29/2022 

TITLE OPINION AND PHASE 1 MEMO BRA 30 4/29/2022 5/28/2022 

PHASE II (IF NEEDED) BRA 45 7/11/2022 8/24/2022 

APPRAISALS (2 SIMULTANEOUSLY) BRA 45 5/28/2022 7/11/2022 

BRA PACKAGE SUBMITTAL BRA 1 7/11/2022 7/12/2022 

BRA PACKAGE REVIEW BRA 21 7/12/2022 8/1/2022 

OFFER LETTER/NOIT BRA 7 8/1/2022 8/8/2022 

TAKING DOCUMENTS BRA 30 8/8/2022 9/6/2022 

RECORDING BRA 10 9/6/2022 9/15/2022 

PAYMENT BRA 60 9/15/2022 11/13/2022 

APPLY FOR RELOCATION AGENCY DESIGNATION BRA 7 4/29/2022 5/5/2022 

RELOCATION EFFORTS BRA 245 9/6/2022 5/8/2023 

 
*The schedule assumes that the BRA is granted permission by the parcel owners to conduct all necessary due 
diligence and site testing on the acquisition parcels. 
 
Relocation Process 
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The public relocation process is comprised of the valuation, offer, and relocation assistance. While the process 
is very similar to the private scenario the public agencies are required to have certified valuations for the 
proposed properties to be acquired. This entails a 2-appraisal process, one for the physical parcel and the 
other being a review appraisal. The review appraisal comments on the completeness and accuracy of the 
report. The process begins by designating an agent approved by DHCD who will help complete the relocation 
plan and provide relocation assistance. Advisory services under this scope of work include the collection of 
information and guidance to the public agent that vary in complexity due to the needs of each occupant 
(owner or tenant). The plan will include the displacements and resources needed to complete the relocation 
assistance process. Dialogue with the displaced occupants begins once the plan is put into action. Relocation 
agents keep a detailed contact log for the communication with the occupants. The contact log is kept current 
and includes any contact made with the replacement space for the displaced tenants. Relocation agents will 
verify that the replacement space will provide decent, safe, and sanitary housing for the tenant. Once 
satisfactory housing is found for the displaced tenants, the claims that are made can be paid out on a timeline. 
The sponsoring agency is responsible for the coordination & disbursement of these payments. The time for 
relocation is dependent on many factors that start with the tenants needs and the surrounding environment’s 
resources for that displaced tenant. All relocation work is complex and takes experience and knowledge from 
the sponsored relocation agent.  

 
Figure 12: Public Acquisition Flowchart 

A�er successful acquisi�on of all parcels the BRA will need to change the lot lines to consolidate the 14 parcels 
into 2 parcels. Each component of the new development (ver�cal farm, garage, and commercial space) will 
have its own legal en�ty structure. To change the lot lines, ground control survey will need to occur. A survey 
team will �e in the aerial survey to establish ground control. Based on the dimensions of the proposed 
structure and the zoning off-set requirements, the new lot lines can be established and recorded. 

 
Disposition Process 
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Upon the successful acquisi�on of all fourteen parcels and lot consolida�on, the BRA can move towards 
disposi�on of the parcels to The Day Brothers via either sale, lease or a combina�on of both. We recommend 
the BRA sell the parcel designated for the Ver�cal Farm to The Day Brothers. The disposi�on process will 
consist of the BRA preparing and publishing a Request for Proposals for the redevelopment of Site AC. Once 
development proposals for the site are collected and scored, the BRA will select a developer and enter into an 
Exclusive Nego�a�ons Agreement and Land Disposi�on Agreement with the developer. These agreements will 
outline the terms of the project including the sale/lease price, development �meline, development budget, 
ownership structure and all-important milestones that must be met to move the project forward. The schedule 
for execu�ng a Land Disposi�on Agreement for the site is outlined in the Disposi�on Process Schedule table. 
We are projec�ng The Day Brothers to close on all land for Site AC in March of 2023. This �meline 
demonstrates that it will take approximately 8 more months for all proper�es in Site AC to be conveyed to The 
Day Brothers in the public acquisi�on strategy versus the private acquisi�on strategy. Addi�onally, the strategy 
comes with added costs to pay for all professional and legal costs associated with the eminent domain process. 
These costs are shown in the Public Acquisi�on Cost Table. 

Disposition Process Schedule 
 

TASK DESCRIPTION RESPONSIBLE PARTY DAYS START DATE END DATE 
ISSUE RFP FOR SITE BRA 31 9/15/2022 10/15/2022 
DESIGNATE DEVELOPER FOR SITE BRA 30 10/15/2022 11/13/2022 
LDA PREPARATION BRA 21 11/13/2022 12/3/2022 
LDA EXECUTION BRA 1 12/3/2022 12/3/2022 
LDA APPROVED BY BRA BOARD BRA 14 12/3/2022 12/16/2022 
LDA SENT TO STATE FOR 
APPROVAL 

BRA 1 12/16/2022 12/16/2022 

LDA WITH DHCD FOR 
REVIEW/APPROVAL 

DHCD 30 12/16/2022 1/14/2023 

LDA APPROVED/EXECUTED DHCD 1 1/14/2023 1/14/2023 
CONDUCT SITE DUE DILLIGENCE THE DAY BROTHERS 75 12/3/2022 2/15/2023 
DEVELOPER CLOSES ON 
PROPERTY 

THE DAY BROTHERS 60 1/14/2023 3/14/2023 

 
 

Public Acquisition Summary 
Pros: Cons: 

• The BRA will have control over the land giving 
The Day Brothers options to lease or sell. 

• The acquisition timeline if significantly longer 
• BRA will have to issue a formal RFP process after 

acquisitions 
 • BRA will have to participate in relocation costs 

 • BRA will need to consolidate the parcels 
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3.4 Joint Acquisition Strategy 
 
If permission is not granted to The Day Brothers to conduct an Environmental Site Assessment on the 
properties owned by Joseph P Stadelmann II, TR (parcels 091-022, 091-023, 091-024, 091-025, 091-026, 091-
027, 091-028, 091-030, and 091-031), then the approach for acquiring the site would be to split acquisitions 
between The Day Brothers and the BRA.  The Day Brothers would be responsible for negotiating the purchase 
of four parcels on the west side of the Site owned by the City (091-032, 091-020, 091-021) and one by Nasios 
Realty (091-033). The Day Brothers would also be responsible for the environmental clean-up on their 
acquisition parcels and may try to negotiate a lower price assuming environmental clean-up is required on 
parcel 091-033. If a reduction in  the negotiation price isn’t successful, The Day Brothers may apply for a 
Brownfield Remediation Loan from MassDevelopment for the clean-up costs.  The acquisition of these four 
parcels would follow the same estimated acquisition cost and schedule outlined in section 3.2.  

The remaining ten parcels on the east side of the Site is owned by the City (1 parcel) and Joseph P Stadelmann 
II, TR (9 parcels).   The City would transfer the one parcel to the BRA and the remaining nine parcels would be 
acquired via eminent domain by the BRA. The acquisition of the nine parcels would follow the same estimated 
acquisition cost and schedule outlined in Section 3.3 and the BRA would be responsible for the environmental 
remediation on all ten parcels and may apply for a MassDevelopment Brownfields Remediation Grant.   

The purpose of the joint acquisition strategy is to ensure that the proposed development would proceed 
optimizing public and private funding sources as well as ensuring that the developments would proceed 
independently without impeding the individual development schedules (allows for the Vertical Farm to 
proceed independently if the garage parcels are held up due to environmental conditions, funding issues and 
completing the URP acquisition process). Under the joint acquisition scenario, The Day Brothers would own 
the four parcels on the west side of the site and may proceed with the development of the Vertical Farm while 
the BRA acquires the ten parcels on the east side of the site where they can proceed with construction of the 
garage.   

It should be noted that the private owners don’t have to agree to reducing the property asking price based on 
the environmental cleanup costs.  A private developer has more flexibility in the negotiations whereas the BRA 
has stricter requirements because the properties are in an Urban Renewal District.  Because of this, the City 
must complete their own appraisals (2 independent appraisals required for each owner/parcel under 760 CMR 
12:00 Urban Renewal Regulations).  This is a longer schedule and higher costs vs having The Day Brothers buy 
the property. 

After all parcels are owned by the BRA and The Day Brothers, the BRA will need to sell a portion of parcels 
091-022 and 091-031 to The Day Brothers so that they have ample site square footage for the footprint of the 
Vertical Farm. Under the joint acquisition strategy, The Day Brother will be responsible for relocating the 
tenants of their acquisition parcels and the BRA will be responsible for relocating the tenants of their 
acquisition parcels. After the acquisition, relocation, environmental cleanup, and new property lines are 
established, it is recommended that The Day Brothers and the BRA follow Alternative 7 for the financing and 
development of the project. Information on the acquisition costs and relocation costs for The Day Brothers 
and the BRA under the joint acquisition strategy can be found in the appendix. 
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Joint Acquisition Cost Table 
 

Parcel IDs Acres Est. Market 
Values 

Est. 
Closing 

Cost 

Est. 
Relocation 

Cost 

Est. Relocation 
Consultant Cost 

Total Acquired 
By 

091-020, 
091-021, 
091-032, 
091-033 

0.40 $753,000 - 
$1,077,000 

$14,500-
$16,100 

$60,000-
$80,000 

$3,600-$4,300 $831,100 - 
$1,177,400 

TDB 

091-022 – 
091-031 
(10 
parcels)  

1.28 $2,367,001 
- 

$2,964,001 

$99,800 - 
$102,300 

$87,000 - 
$124,000 

$44,800 -
$53,900 

$2,598,601 
- 

$3,244,201 

BRA 

*Numbers in the Joint Acquisition Cost Table are estimates 

3.5 Site Design Alternatives 
 
The following two sections outline the evaluation of site design alternatives for each component of the 
project. 

 
3.5.1 Site Design Alternative 1 
 
Located on the site are two buildings. In the northeastern corner parcel, owned by Joseph Stadelmann, is a 
30,330 square foot building constructed in 1924, The building consists of mul�-use storage, mul�-use office, 
and parking garage space. The garage space is occupied by Stadelmann Electric, and the rest of the building is 
occupied by William Stadelmann Electric Service. A 180-foot radio tower is sta�oned on top of the building 
leased out by Verizon Wireless and T-Mobile. In between the Stadelmann building and the western building, is 
parking area owned by Stadelmann and the City of Brockton. In the northwestern most parcel, Nasios Realty 
LLC owns a 2,554 square foot office building. 

Site design alterna�ve 1 demonstrates the garage/residen�al and commercial sec�on of the development 
located on the east side of the site and the ver�cal farm located to the west. The 14 parcels will be 
consolidated into two tax parcels, Parcel A containing the garage, commercial, and residen�al space and Parcel 
B containing the Ver�cal Greenhouse. The current orienta�on of the development provides access to loading 
docks on the west end of Frederick Douglass Avenue. Trucks and other vehicles can approach the site from 
Warren Avenue, turning le� on to L Street or from Main Street, turning le� onto Frederick Douglass Avenue. 
Vehicles can then exit the site on Frederick Douglass Avenue on to Warren Avenue. In figure 13, the 
commercial area is shown in red with frontage at the corner of L Street in the southeast corner. On top of the 
garage, the residen�al area is shown in yellow with the main façade facing south. Access to elevator/staircases 
for pedestrians and patrons, are located at the southwest and northeast corners of the ver�cal farm and the 
northeast and southeast side of the garage/residen�al sec�on.  



 
 
 
 

Site AC   Page 24 
Feasibility & Development Study 
December 2021 
 
 

 

 
Figure 13: Site Alternative 1 Mode 

 

Figure 14: Site Parcel Layout Alternative 1 



 
 
 
 

Site AC   Page 25 
Feasibility & Development Study 
December 2021 
 
 

 

 
 
3.5.2 Site Design Alternative 2 
 
Site design alterna�ve 2 interchanges the loca�ons of the garage and the ver�cal farm. In this scenario the 
garage will be located of the west side of the site and the ver�cal farm on the east. The 14 parcels will be 
consolidated into two tax parcels. The retail area of the building will be located to have store frontage on 
Warren Avenue and Frederick Douglass Avenue, providing easy access from pedestrians and visibility to main 
road vehicle travel. Located on the west side of the site, there is access to staircase/elevators on both the 
south and north side of the building with the north staircase/elevator providing access to the residen�al area 
on top of the garage.  

 

As for the egress and ingress, it has not changed from site design alterna�ve 1. Traffic will approach the site 
from Warren Avenue onto L Street or from Main Street on to Frederick Douglass Avenue. Vehicles will then exit 
from Frederick Douglass Avenue onto Warren Avenue. L Street will act as a circle route for shipments as trucks 
will be able to use L Street as a wraparound access to loading docks on Frederick Douglass Avenue and exit by 
Frederick Douglass Avenue on to Warren Avenue. Trucks can also use Frederick Douglass Avenue to drop-off 
and exit from the Main Street entrance. The garage entrance and exit will also be located on L Street along 
with the main entrance for the ver�cal farm. Staircase and elevator access for the ver�cal farm will be located 
on the bend of L Street and abu�ng Frederick Douglass Avenue. 

Figure 15: Site Parcel Layout Overlay Alternative 1 
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Figure 16: Site Alternative 2 Model 

 

 
Figure 17: Site Parcel Layout Alternative 2 
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3.6 Financial/Structure Strategy 
 
RND examined several financial strategies and ownership structures to determine the most advantageous 
strategy for the development of Site AC.  For each alterna�ve a high-level cost es�mate was prepared. A site 
prepara�on cost table was also prepared; however, it does not include site grading and environmental 
remedia�on which will require addi�onal res�ng. Each alterna�ve rolls up underneath either the public or 
private acquisi�on strategy. Below is an outline of each alterna�ve: 

 
Private Acquisi�on: 

1. The Day Brothers sells the land for the garage back to the BRA and leases the air rights above the garage 
2. The Day Brothers leases the land for the garage back to the BRA and owns the air rights above the garage 
3. The Day Brothers finance and develops the garage and sells upon comple�on to the Brockton Parking Authority 

 
Public Acquisi�on: 

4. BRA sells land for Ver�cal Farm and leases air rights for residen�al units to The Day Brothers. BRA develops the 
garage 

5. BRA leases land for Ver�cal Farm and leases air rights for residen�al units to The Day Brothers. BRA develops the 
garage 

6. BRA sells all land on Site AC and The Day Brothers constructs garage and sells to Brockton Parking Authority on 
comple�on 

 
Joint Acquisi�on: 

7. The Day Brothers purchases land for ver�cal farm and leases air rights and commercial space from the BRA. The 
BRA purchases the land for the garage and finances/develops the garage. 
 

 
Addi�onally, proformas for each component of the project was prepared to determine the poten�al projects 
costs along with the costs for selling/leasing different por�ons of the site. These proformas are based off 
assump�ons in the development program that were prepared in considera�on with The Day Brothers and the 
City. The Ver�cal Farm, Residen�al, and Commercial proformas consider the so� costs, hard costs and carry 
costs. The Garage proforma includes land costs, reloca�on costs, sitework costs, and air rights/ground lease 
income as noted in Alterna�ve 7 – “Joint Acquisi�on Alterna�ve for Financing/Development.” The acquisi�on 
and site prepara�on costs are only included in the Garage proforma. They are not included in the other three 
due to the various scenarios that may be undertaken in those phases. The proformas are meant to serve as a 
basis for financial feasibility of the project so that The Day Brothers and the BRA/City can move towards 
execu�ng a Memorandum of Understanding for the redevelopment of Site AC. The MOU will outline the 
responsibili�es of each party when it comes to financing, execu�ng, and opera�ng the development. It will 
serve as the deal structure for Site AC.  
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3.6.1 Site Preparation 
 
Outlined below is a demoli�on and site prepara�on cost es�mate. Par�cipa�on on demoli�on and site 
prepara�on costs between The Day Brothers and the BRA will be outlined in the MOU structured for this 
project. There are several grants and subsidies, such as Brownfields Remedia�on Fund, which may help fund 
this por�on of the project. The environmental remedia�on costs are not included in this table. An ESA Phase II 
will need to be conducted on the Site to determine costs of environmental remedia�on. If MassDevelopment 
par�cipates in the cleanup of the Site, they may provide a Brownfields Remedia�on loan to The Day Brothers 
which would need to be paid back at construc�on financing. If the BRA is remedia�ng parcels that they own, 
they can apply for the Brownfields Remedia�on grant that is administered by MassDevelopment. A list of 
relevant subsidies is provided in the appendix along with a detailed breakdown of the demoli�on and site 
prepara�on cost es�mate.  

 
DEMOLITION AND SITE PREPARATION COST ESTIMATE 

TASK 
 

Cost 
ENVIRONMENTAL CONTROLS 

 
 $    15,000.00  

HAZARDOUS MATERIALS ABATEMENT (BULK DEMO) 
 

 $  153,500.00  
DEMOLITION/SITE RESTORATION 

 
 $  194,750.00  

PROFESSIONAL FEES & TESTING (5%): 
 

 $    18,162.50  
CONTINGENCY (20%): 

 
 $    76,282.50  

TOTAL 
 

 $  457,695.00  
 
 
*Detailed cost estimate is available in the appendix; this figure does not include site grading and environmental 
remediation. Further testing is needed to determine costs for these items. 
 
 
3.6.2 Development Budget and Program 
 
Outlined in figure 18 are development costs and assump�ons for each component of the redevelopment of 
Site AC. (full proformas for each component will be provided in the appendix). The footprint of the en�re 
project is 70,000 SF with a Total Development Cost of over $110M. The cost of the land is only factored into 
the Garage proforma and is also provided in the acquisi�on costs in sec�ons 3.2, 3.3 and 3.4. It is assumed that 
each component of the project will have its own legal en�ty and deal structure. We examine the financial 
feasibility of each component below.  



 
 
 
 

Site AC   Page 29 
Feasibility & Development Study 
December 2021 
 
 

 
 

Figure 18: Development Budget Breakdown 
 
 
 
Vertical Farm 
 
The Ver�cal Farm component of the project will have a site footprint of 25,000 SF with a total gross square 
footage of 60,000 SF and a height of 75 feet. The interior of the structure will have 3 growing levels, 1 ground 
level and 2 growing levels above that. The grow system is projected to be 210,000 SF. The Ver�cal Farm will 
employ 50 full �me employees and will require 25 parking spots in the garage. It is an�cipated that the Ver�cal 
Farm will be funded by roughly $19.5 of equity, $44.4M of tradi�onal construc�on debt, and $4.5M in 
agricultural subsidies. A full proforma is provided in the appendix. 

 
VERTICAL FARM INVESTMENT PERIOD CASH 
FLOWS         
COSTS           
Uses           
    Land Costs         NA 
    Other Acquisition Costs     NA 
Total Land Costs      

Site Costs     NA 
Hard Costs       
    Construction Costs      $   52,500,000  
    Contingency      $     2,625,000  

Residential 
Total SF: 55k 

Units: 60 
TDC: $19M 

Commercial 
Total SF: 7,500 

TDC: $1.8M 

Garage 
Total SF: 180k 

Parking Spaces: 380 
TDC: $25.5M 

Vertical Farm 
Total SF: 60k 
TDC: $68M 



 
 
 
 

Site AC   Page 30 
Feasibility & Development Study 
December 2021 
 
 

Total Hard Costs      $   55,125,000  
Soft Costs       
    Professional      $     8,268,750  
    Soft Cost Contingency      $         413,437  
Total Soft Costs      $      8,682,187  
Total Project Costs Before Financing      $   63,807,187  
Carry Costs       
    Working Capital      $         500,000  
    Debt Service Reserve      $         570,276  
    Capitalized Construction Interest      $     2,281,106  
    Financing Fees      $         622,120  
Total Carry Costs      $      3,973,503 
            
Total Uses          $   67,780,691  

 
Ver�cal Farm Opera�ng Assump�ons 
 
Based on the performance in other facili�es, we are 
assuming that Ver�cal Harvest will have a year 1 
EBITDA of $7.5M. This is derived from revenue 
through the produc�on of over 2.1M pounds per 
year of three main products – microgreens, pe�t 
greens, and letuce. Given this EBITDA assump�on, 
Ver�cal Harvest will have a sufficient debt service 
coverage ra�o for the construc�on debt on the 
facility. We are projec�ng year 1 cash flow a�er debt 
at $2M providing investors with a suitable return on 
the equity required in the development of the 
facility. A breakdown of the 10-year opera�ng 
proforma is listed in the appendix.  

 
Garage 
 
The garage component of the project will have a site area of 45,000 SF with a total gross square footage of 
180,000 SF. The garage will contain 380 parking spaces. Of these spaces 72 will be leased by the residen�al 
apartments, 25 will be leased by the Ver�cal Farm, and 99 spaces will be reserved for the monthly parking pass 
holders from lots B1-B5. Lots B1-B5 had 165 spaces. Based on the “Brockton Downtown Parking Study” 
published in 2017, roughly 60% of the spaces in Lots B1-B5 were u�lized. We used this 60% figure to 
determine the 99 spaces reserved for monthly pass holders of Lots B1-B5. The remaining 184 spaces will be 
designated for transient and off-site residen�al use. The garage will have 4 stories and the residen�al 
apartments will be constructed on top of the garage. 7,500 SF of ground floor commercial space will be 

Figure 19: Vertical Farm Operations 
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included in the structure. We an�cipate the hard costs for the garage to be $45,000 per space. The total cost 
for the garage (including the land, reloca�on, and sitework costs) is an�cipated to be $25.5M.  Funding for the 
garage differs depending on the strategy taken. If the BRA is financing and developing the garage, we an�cipate 
that a combina�on of a $10M MassWorks Infrastructure Grant (not guaranteed) and a $15.5M General 
Obliga�on Bond would be the most cost-efficient way to fund the construc�on of the garage. If the Brockton 
Parking Authority is purchasing the completed garage from the developer, we an�cipate this to be funded with 
a municipal bond. A full proforma of the Garage can be found in the appendix. The Garage proforma is based 
on Alterna�ve 7 – “Joint Acquisi�on Alterna�ve for Financing/Development.” It includes the land, reloca�on 
and sitework costs along with the income generated from executed air rights and ground leases with The Day 
Brothers. 

 
GARAGE INVESTMENT PERIOD CASH FLOWS         
COSTS           
Uses         Amount 
    Land Cost          $          2,665,501  
    Acquisition Costs          $              101,050  
Total Land Costs          $          2,766,551  
Relocation Costs          $              154,850  
Sitework Costs          $              457,695  
Hard Costs                                      -    
    Construction Cost          $        17,100,000  
    Contingency          $              855,000  
Total Hard Costs          $        17,955,000  
Soft Costs           
    Professional          $          3,052,350  
    Soft Cost Contingency          $              152,618  
Total Soft Cots          $          3,204,968  
Total Project Costs Before Financing          $        24,539,064  
Carry Costs           
    Working Capital/Debt Reserve          $              385,937  
    Capitalized Construction Interest          $              487,500  
    Financing Fees          $                75,000  
Total Carry Costs          $              948,437  
            
Total Uses          $        25,487,500  
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Garage Operating Assumptions 
 
We based our opera�ng assump�ons for the garage on the “Brockton Downtown Parking Study” completed in 
2017. We an�cipate that the 97 spaces leased by the Ver�cal Farm and the Residen�al component will be 
$40/month and will escalate $5 every 5 years. An addi�onal 99 spaces will be reserved for the parking passes 
that were previously held at Lots B1 through B5. These passes are paid on a monthly basis. The remaining 184 
spaces designated for transient and off-site residen�al parkers have an assumed hourly rate of $2/hour with a 
maximum daily rate of $12. We assumed an average occupancy of 58% per year for the transient parking. This 
provides us with a year 1 revenue per parking spot at $2,116 (this includes other income associated with air 
rights leases and ground leases). Our opera�ng expense es�mates include payroll, benefits, repairs and 
maintenance, property taxes and other expenses. Our year 1 expense per parking space is projected at $652. 
With a year 1 Net Opera�ng Income of $556,000 the garage is able to support $10M in debt. The addi�onal 
property tax revenue that will be derived from the other development components of Site AC as well as 
further private development in the district will be an added benefit to the pay down of debt needed for the 
construc�on of the garage. Under our assump�ons, the garage is financially feasible when considering the 
property tax revenue that will be derived from future development. A full opera�ng proforma is provided in 
the appendix. The an�cipated year 1 property taxes for the other three components of the project are: 

• Ver�cal Farm: $980,000 

• Residen�al: $145,000 

• Commercial: $25,000 

The addi�onal property tax income will support the debt service on the garage. 

Residential 
 
The residen�al component of the project will consist of 60 rental units. In our proforma we assumed 22 
affordable units, 16 workforce units, and 22 market rate units to maximize the available subsidies for 
residen�al development. The total gross square footage of the residen�al component is assumed at 55,000 SF 
with rentable net square footage at 50,500. This provides an efficiency ra�o of 94%. The units will have a 1.2 
parking ra�o leading to the lease of 72 parking spots in the garage. The residen�al units will encompass 2 
stories and will sit on top of the 4-story garage. The space for the residen�al component will be either 
ownership or lease of the air rights above the garage. We an�cipate that The Day Brothers will fund the 
residen�al component with a combina�on of equity ($2M), construc�on debt ($6M), Low Income Housing Tax 
Credit Equity ($5.3M), Workforce Housing subsidy ($3M), HDIP subsidy ($1.8M), and other various housing 
subsidies ($760k from Housing Stabiliza�on Fund, Affordable Housing Trust Fund, and Commercial Area Transit 
Node Housing Program). To target these financial incen�ves, RND an�cipates a two-condominium legal 
structure for the residen�al component of the project. This would include a "market rate condominium” 
comprised of 22 market rate units and a “mixed-income” condominium which would include 38 mixed-income 
units. A full proforma of the residen�al component is provided in the appendix. 
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RESIDENTIAL INVESTMENT PERIOD CASH FLOWS         
COSTS           
Uses           
    Land Costs         NA 
    Other Acquisition Costs     NA 
Total Land Costs       
Site Costs     NA 
Hard Costs       
    Construction Costs      $         15,125,000  
    Contingency      $               756,250  
Total Hard Costs      $         15,881,250  
Soft Costs       
    Professional      $           2,382,188  
    Soft Cost Contingency      $               119,109  
Total Soft Costs      $            2,501,297  
Total Project Costs Before Financing      $         18,382,547  
Carry Costs       
    Working Capital      $               100,000  
    Debt Service Reserve      $                 63,228  
    Capitalized Construction Interest      $               252,913  
    Financing Fees      $                 87,547  
Total Carry Costs          $               503,688  
            
Total Uses          $         18,886,235  

 
Residen�al Opera�ng Assump�ons 
 
 The operating assumption for the residential component is based on conservative rent estimates for 
affordable, workforce, and market rate units. The below table outlines the unit count and mix that was used in 
the operating proforma.  

 
Our projected stabilized year 2 Net Operating Income is $518,897. When assigned a 5.25% cap rate the 
residential component is valued at roughly $10M. The main variables in the operating expenses depend on the 
ownership structure of the air rights. This will determine which entity is paying property taxes and air rights 

Rent Roll                   
Unit % of Mix # Avg SF # Aff. #WFh. #Mkt Rent/Aff. Rent/Wfh. Rent/Mkt. 
Studios 10% 6 575 2 1 3 $938 $876 $ 1,076 
1 Bed 50% 30 725 12 10 8 $987 $1,227 $1,427 
2 Bed 40% 24 1050 8 5 11 $1,183 $1,604 $1,804 
Total 100% 60  22 16 22    
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leases. Given the capital stack outlined above we are projecting a 19% IRR (based on a 10-year hold) for the 
residential component with a 1.38 Debt Service Coverage Ratio making it a financially feasible component of 
the overall project. A full 10 year operating proforma can be found in the appendix. 

Commercial 
 
The commercial component of the project will consist of 7,500 SF of ground floor commercial space that will 
be home to a market that provides produce and fresh food. The commercial space will be in the overall garage 
structure. The commercial space is anticipated to be funded by $400k of equity, $250k of agricultural grants 
and $1.16M of construction debt. The commercial space will be setup as a condo to separate the entity from 
the garage. The commercial condo can be sold or leased depending on the agreed upon deal structure 
between The Day Brothers, the BRA, and the City. 

 
COMMERCIAL INVESTMENT PERIOD CASH FLOWS       
SOURCES & USES           
Uses         Amount 
    Land Cost         NA 
    Acquisition Costs         NA 
Total Land Costs       
Sitework Costs     NA 
Hard Costs       
    Construction Cost      $          1,312,500  
    Contingency      $              131,250  
Total Hard Costs      $          1,443,750  
Soft Costs       
    Professional      $              245,438  
    Soft Cost Contingency      $                12,272  
Total Soft Cots      $              257,709  
Total Project Costs Before Financing      $          1,701,459  
Carry Costs       
    Working Capital      $                25,000  
    Debt Service Reserve      $                13,479  
    Capitalized Construction Interest      $                53,915  
    Financing Fees      $                22,119  
Total Carry Costs      $              114,513  
            
Total Uses          $          1,815,972  

 
Commercial Operating Assumptions 
 
Our operating assumptions for the commercial component of the project are based on the future tenant 
renting 7,500 SF of space at $15.00 SF/year. This figure is based on commercial market rents in Downtown 
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Brockton. This would produce over $110,000 in gross rental income for year 1 of operations. The projected 
stabilized net operating income for the commercial component is $88,000. This produces a debt service 
coverage ratio of 1.25 based on $1.17M of permanent debt used on the commercial space. Additionally, we 
are projecting a 13.5% IRR on the commercial component (based on a 10-year hold). The variables in the 
operating expenses that are likely to change are the property taxes and ground lease which will be based on 
the deal structure that The Day Brothers, BRA, and the City agree upon. Regardless, the commercial 
component of the project is financially feasible based on our development and operating assumptions. A full 
10-year proforma can be found in the appendix. 

3.6.3 Private Acquisition Alternatives for Financing/Development 
 
Alternative 1 
 
Alternative 1 assumes the successful acquisition of all 14 parcels by The Day Brothers, relocation of existing 
tenants and cell tower, as well as the consolidation of the parcels into 2 lots. Once the lots have been divided 
The Day Brothers will sell the lot that is designated for the development of the garage to the BRA. Upon 
transfer of land to the BRA, The Day Brothers will execute a lease for the commercial space adjacent to the 
garage as well as an air rights lease for the residential component above the garage. The terms for these 
leases will be negotiated between The Day Brothers and the BRA. Standard lease term assumptions include a 
99-year term with 10% rent increases every 5 years. After the property is turned over to the BRA it is the BRA’s 
responsibility to finance and develop the garage while maintaining design quality standards that are mutually 
agreed upon by the BRA and The Day Brothers. The Day Brothers will be responsible for financing and 
developing the Vertical Farm, the residential units, and the commercial space inside the garage structure. 
Operations and Maintenance of the garage will be managed and paid for by the Brockton Parking Authority. 

 

 
Figure 20: Private Acquisition Alternative 1 

TDB will execute an air 
rights lease and 

finance/develop residential 

BRA purchases land from 
TDB and finances/develops 

the garage 

TDB owns land and will be 
responsible for financing and 
developing the Vertical Farm 

TDB executes lease for 
commercial space and 

finances/develops commercial 
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Alternative 1 

Pros Cons 
• The acquisition timeline is significantly 

condensed 
• The Day Brothers must participate in the 

relocation costs 

• The Day Brothers can negotiate the purchase 
prices 

• BRA can use state/federal grants to fund the 
construction of the garage 

• BRA will receive income from the ground and air 
rights lease 

• The Day Brothers will still need to go through the 
RFP process for the purchase of City owned 
parcels 

• BRA needs to purchase the land for the garage 
back from The Day Brothers 

  
 
Alternative 1 presents upside because it allows for The Day Brothers to own the Vertical Farm and lease the 
commercial and residential space. This allows for an influx of cash to The Day Brothers when they sell the land 
back to the BRA and lease out the residential and commercial components. On the BRA side, they can have a 
steady stream of income from the air rights and ground lease which can help fund the operations and 
maintenance of the garage going forward. Additionally, if the BRA owns the land and develops the garage it 
opens doors to available grants and subsidies to help fund the garage. Most grants and subsidies will not be 
available if a private developer were to construct the garage. This makes the project financially beneficial for 
all parties. The downside to this alternative is that The Day Brothers are unlikely to be allowed site access on 
Joseph P Stadelmann II, TR to conduct environmental testing which will affect the purchase price. Additionally, 
any environmental remediation funds that The Day Brothers will apply for will need to be paid off at take out. 
This differs from the BRA because the BRA is eligible to receive environmental remediation funds as a grant 
which benefits the projects financials. 

BRA Financial Requirements 

Activity Quarter(s) BRA Cash Inflow/(outflow) 

Appraisals, Professional, and 
Legal Services Q1 2022 – Q3 2022 ($51,000) 

Sale of 4 BRA Parcels to TDB Q3 2022 $874,000 

Garage Design Costs Q2 2022 – Q3 2023 ($3,204,968) 

Purchase of Parcel B for Garage Q2 2023 ($2,850,000) 

Garage Construction, Financing, 
Closing Costs Q2 2023 – Q4 2025 ($18,903,437) 
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Total Inflow/(outflow) ($24,031,111) 

*Does not include any potential grants, loans, or subsidies for remediation/design/construction etc. 
 
Alternative 2 
 
Alternative 2 assumes the successful acquisition of all 14 parcels by The Day Brothers, relocation of existing 
tenants and cell tower, as well as the consolidation of the parcels into 2 lots. Once the lots have been divided, 
The Day Brothers will lease the lot designated for the development of the garage to the BRA. Upon the 
execution of a 99-year ground lease, the BRA will be responsible for financing and developing the garage in 
accordance with the predetermined design quality standards. The terms for this lease will be negotiated 
between The Day Brothers and the BRA. The Day Brothers will own the condoized commercial space within 
the garage and will maintain ownership of the air rights above the garage for the development of the 
residential units. Operations and Maintenance of the garage will be managed and paid for by the Brockton 
Parking Authority. 

 

 

 
Figure 21: Private Acquisition Alternative 2 

 
 
 

TDB owns air rights and 
finances/develops residential 

TDB owns commercial space and 
finances/develops commercial 

BRA leases land from TDB and 
finances/develops the garage 

TDB owns land and will be 
responsible for financing and 
developing the Vertical Farm 
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Alternative 2 

Pros Cons 

• The acquisition timeline is significantly 
condensed 

• The Day Brothers may need to participate in the 
relocation costs 

• The Day Brothers can negotiate the purchase 
prices 

• BRA can use state/federal grants to fund the 
construction of the garage 

• The Day Brothers do not need to pay air rights 
and ground lease costs 

• The Day Brothers will still need to go through the 
RFP process for the purchase of City owned 
parcels 

• BRA will not receive any lease income to help 
fund O&M of the garage 

  
 
 

Alternative 2 presents many of the same benefits as Alternative 1, however The Day Brothers owns all 
components of the Site. This means that the BRA will not have any additional lease income to help fund the 
operations and maintenance of the garage. The Day Brothers will receive additional ground lease income from 
the BRA for the garage portion and the BRA can utilize state and federal subsidies to fund the garage since 
they will be the owners of the building. This scenario will be cost intensive for The Day Brothers upfront to 
purchase all parcels without selling any portions back to the BRA or BPA. Although this scenario presents the 
lightest upfront costs for the BRA, the operations and maintenance of the garage cannot be supplemented by 
air rights and ground lease income since they will not own any land in this scenario. 

 

BRA Financial Requirements 

Activity Quarter(s) BRA Cash Inflow/(outflow) 

Appraisals, Professional, and 
Legal Services Q1 2022 – Q3 2022 ($51,000) 

Sale of 4 BRA Parcels to TDB Q3 2022 $874,000 

Garage Design Costs Q2 2022 – Q2 2023 ($3,204,968) 

Lease of Parcel B for Garage 
(annual) Q2 2023 ($90,000) 

Garage Construction, Financing, 
Closing Costs Q2 2023 – Q4 2025 ($18,903,437) 

Total Inflow/(outflow) ($21,375,405) 

*Does not include any potential grants, loans, or subsidies for remediation/design/construction etc. 
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Alternative 3 
 
Alternative 3 assumes the successful acquisition of all 14 parcels by The Day Brothers, relocation of existing 
tenants and cell tower, as well as the consolidation of the parcels into two lots. Once the lots have been 
divided The Day Brothers will finance and develop all components of Site AC – the Vertical Farm, garage, 
residential units, and commercial space. Upon completion of the garage, The Day Brothers will sell the garage 
to the Brockton Parking Authority upon construction completion. The terms of the sale will be determined in a 
Forward Sale Agreement outlined prior to the development of the garage. All other components of the 
redevelopment will continue to be owned by The Day Brothers. Operations and Maintenance of the garage 
will be managed and paid for by the Brockton Parking Authority. 

 
 

 
Figure 22: Private Acquisitions Alternative 3 
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Alternative 3 

Pros Cons 
• The acquisition timeline is significantly 

condensed 
• The Day Brothers must participate in the 

relocation costs 

• The Day Brothers can negotiate the purchase 
prices 

• The Day Brothers will still need to go through the 
RFP process for the City owned parcels 

• The Day Brothers can construct the garage on a 
streamlined schedule 

• BRA/BPA cannot use grants to fund the garage 
and will need to pay a large purchase price when 
buying the garage back 

• The Day Brothers do not pay any air 
rights/ground lease payments 

• Purchasing the garage without grants will require 
a debt level that cannot be supported by garage 
operations 

  
 

Alternative 3 requires the BRA and/or the BPA to purchase the garage from The Day Brothers once 
construction is completed. This purchase cannot utilize state/federal subsidies since the public sector entity is 
not developing the garage. This presents an issue because the BRA/BPA will need to use more debt for the 
purchase of the garage and that level of debt needed cannot be supported by the operations and maintenance 
of the garage. This means that the garage will be operating at a loss. If the City issues a GO bond for the 
purchase of the garage, they will need to rely heavily on future private development in the district to utilize 
tax revenues to pay the bond down. This scenario presents the fastest overall development timeline because 
The Day Brothers oversee all acquisitions, relocations, and development of each component. This will 
significantly lower the upfront stakeholder coordination needed to progress the project. If the City is 
comfortable operating the garage at a loss and taking out significant debt for the purchase of the completed 
garage than this presents a streamlined project timeline. 

BRA Financial Requirements 

Activity Quarter(s) BRA Cash Inflow/(outflow) 

Appraisals, Professional, and 
Legal Services Q1 2022 – Q2 2022 ($51,000) 

Sale of 4 BRA Parcels to TDB Q3 2022 $874,000 

Purchase of Completed Garage Q4 2025 ($29,000,000) 

Total Inflow/(outflow) ($28,177,000) 

*Does not include any potential grants, loans, or subsidies for remediation/design/construction etc. 
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3.6.4 Public Acquisition Alternatives for Financing/Development  
 
Alternative 4 
 
Alternative 4 assumes the successful acquisition of all 14 parcels by the BRA via eminent domain and the 
relocation of the existing tenants/cell tower. Additionally, the BRA will consolidate the 14 parcels into two 
parcels for the Vertical Farm component and the Garage/Residential/Commercial component. After the new 
lot lines are created, the BRA will go through a formal disposition process for the sale of the parcel designated 
for the Vertical Farm to The Day Brothers. Additionally, The Day Brothers will execute a lease for the 
commercial space within the garage as well as an air rights lease for the residential units above the garage. 
The sale value of the Vertical Farm lot is to be negotiated between the BRA and The Day Brothers. The air 
rights lease and commercial lease will be negotiated between The Day Brothers and the BRA outlined in the 
MOU. The BRA will be responsible for the financing and development of the garage in accordance with agreed 
upon design standards. The Day Brothers will be responsible for the financing and development of all other 
components of the project. 

 

 

Figure 23: Public Acquisition Alternative 4 
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Alternative 4 

Pros Cons 

• The BRA will have a cash infusion when they sell 
land to The Day Brothers for the Vertical Farm 

• The acquisition and disposition timeline are 
significantly longer 

• BRA will receive consistent income from the 
ground/air rights lease to help fund garage O&M 

• BRA will have to issue a formal RFP process after 
acquisitions 

• The BRA can utilize state/federal funds to finance 
the garage 

• BRA will have to participate in relocation costs 

 • BRA will need to consolidate the parcels 
 • The upfront acquisitions and relocations will be 

cost intensive for the BRA 
 
Alternative 4 represents a longer acquisition and disposition timeline because the BRA will need to navigate 
the eminent domain process to acquire all parcels and relocate the existing tenants and owners. This will be 
cost intensive upfront for the BRA to fund acquisitions, relocation costs and all other closing and consultant 
costs. Additionally, they will need to issue an RFP and formally select a developer for the site once it is 
acquired. This presents an additional 8–9-month delay in schedule versus the private acquisition strategy. The 
BRA will eventually receive a cash infusion when they sell the land for the vertical farm and will receive 
consistent income from the air rights and ground lease to help fund the operations and maintenance of the 
garage moving forward. If the public acquisition strategy is utilized, Alternative 4 represents the best 
ownership and financial strategy for all parties. The upside is in the utilization of federal/state subsidies, 
consistent revenue from the leases, and The Day Brothers having low acquisition costs. 

 
BRA Financial Requirements 

Activity Quarter(s) BRA Cash Inflow/(outflow) 

Appraisals, Professional, and 
Legal Services Q1 2022 – Q2 2022 ($61,000) 

Eminent Domain Acquisition and 
Relocation (Includes Legal) Q2 2022 – Q2 2023 ($3,433,044) 

Environmental Remediation and 
Demolition Q4 2022 – Q1 2023 ($500,000) 

Sale of Parcel A Q1 2023 $1,320,000 

Garage Design Costs Q4 2022 – Q4 2023 ($3,204,968) 
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Garage Construction, Financing, 
Closing Costs Q1 2024 – Q2 2026 ($18,903,437) 

Total Inflow/(outflow) ($24,782,449) 

*Does not include any potential grants, loans, or subsidies for remediation/design/construction etc. 
 
 
Alternative 5 
 
Alternative 5 assumes the successful acquisition of all 14 parcels by the BRA via eminent domain and the 
relocation of the existing tenants/cell tower. Additionally, the BRA will consolidate the 14 parcels into two 
parcels for the Vertical Farm component and the Garage/Residential/Commercial component. After the new 
lot lines are created, the BRA will go through a formal disposition process for the lease of the parcel 
designated for the Vertical Farm to The Day Brothers. Additionally, The Day Brothers will execute a lease for 
the commercial space within the garage as well as an air rights lease for the residential units above the garage. 
Lease terms for the Vertical Farm, Commercial and Residential components will need to be negotiated and 
outlined in the MOU. The BRA will be responsible for the financing and development of the garage in 
accordance with agreed upon design standards. The Day Brothers will be responsible for the financing and 
development of all other components of the project. 

 
 

 

Figure 24: Public Acquisition Alternative 5 
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Alternative 5 

Pros Cons 
• The Day Brothers will not have to acquire any 

land 
• The acquisition and disposition timeline are 

significantly longer 

• BRA will receive consistent income from the 
ground/air rights lease to help fund garage 
O&M 

• The BRA can utilize state/federal funds to 
finance the garage 

• BRA will have to issue a formal RFP process after 
acquisitions to lease the land/air 

• BRA will have to participate in relocation costs 

• BRA will need to consolidate the parcels 

 • The upfront acquisitions and relocations will be 
cost intensive for the BRA 

• The BRA will not receive any cash infusions from 
the sale of land 

  

 
Alternative 5 represents a low-cost scenario for The Day Brothers. They will not have to participate in any 
acquisition costs because they will lease all land and air rights needed for their development. This is similar to 
the structure that was utilized in Westbrook, Maine. The BRA will have high up-front costs for the acquisition 
and relocation of the parcels and will pay significant professional/consultant fees to consolidate the lots and 
navigate the disposition process.  

Additionally, there will not be any cash infusions from the sale of land, however the BRA will have significant 
annual income from the lease of all components of the project. The BRA can also utilize state/federal subsidies 
to help finance the garage construction. This scenario has a longer development timeline than a private 
acquisition strategy and will be very cost intensive for the public sector in the short term. 

 

 BRA Financial Requirements  

Activity Quarter(s) BRA Cash Inflow/(outflow) 

Appraisals, Professional, and 
Legal Services Q1 2022 – Q2 2022 ($61,000) 

Eminent Domain Acquisition and 
Relocation (Includes Legal) Q2 2022 – Q2 2023 ($3,433,044) 

Environmental Remediation and 
Demolition Q4 2022 – Q1 2023 ($500,000) 

Lease of Parcel A (Annual) Q1 2024 $52,500 

Garage Design Costs Q4 2022 – Q4 2023 ($3,204,968) 
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Garage Construction, Financing, 
Closing Costs Q1 2024 – Q2 2026 ($18,903,437) 

Total Inflow/(outflow) ($26,049,949) 

*Does not include any potential grants, loans, or subsidies for remediation/design/construction etc. 
 
 
Alternative 6 
 
Alternative 6 assumes the successful acquisition of all 14 parcels by the BRA via eminent domain and the 
relocation of the existing tenants/cell tower. Additionally, the BRA will consolidate the 14 parcels into 2 
parcels for the Vertical Farm component and the Garage/Residential/Commercial component. After the new 
lot lines are created, the BRA will go through a formal disposition process for the sale of both parcels to The 
Day Brothers. Once the entire site is conveyed by The Day Brothers, The Day Brothers will finance and develop 
all components of Site AC – the Vertical Farm, garage, residential units, and commercial space. Upon 
completion of the garage, The Day Brothers will sell the garage to the Brockton Parking Authority. The terms 
of the sale will be determined in a Forward Sale Agreement outlined prior to the development of the garage. 
All other components of the redevelopment will continue to be owned by The Day Brothers. Operations and 
Maintenance of the garage will be managed and paid for by the Brockton Parking Authority. 

 
 
 

 

Figure 25: Public Acquisition Alternative 6 
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Alternative 6 

Pros Cons 
• BRA will receive a cash infusion when they sell all 

land for the site to THE DAY BROTHERS 
• The acquisition and disposition timeline are 

significantly longer 

• The Day Brothers will not have to pay leases on 
any component of the project 

• BRA will have to issue a formal RFP process after 
acquisitions to sell the land 

• After property is conveyed to The Day Brothers, 
the development timeline will be shorter and 
require less stakeholder coordination 

• BRA will have to participate in relocation costs 

• BRA will need to consolidate the parcels 

 • The upfront acquisitions and relocations will be 

cost intensive for the BRA 

 • State/federal subsidies cannot be used to fund 
the garage 

 • There is no supplemental lease income to help 
fund garage O&M 

 
 
Alternative 6 presents a scenario where the BRA will sell the entire site to The Day Brothers once it is acquired 
via eminent domain, the existing owners and tenants are relocated, and the lots are consolidated. This 
alternative presents the same delays as alternatives 4 and 5 due to the longer acquisition and disposition 
process. It is also cost intensive upfront for the BRA; however, they will receive a significant cash infusion 
when they sell the entire site to The Day Brothers. Once the site is sold, a streamlined development timeline 
can be accomplished because The Day Brothers will be developing every component of the site. The downside 
to Alternative 6 is that state and federal funds cannot be utilized for the garage construction since it is being 
completed by the private sector. This will result in a higher purchase price by the BRA/BPA, requiring higher 
debt levels which cannot be supported by the operations of the garage moving forward. Additionally, there 
will be no supplemental income from leases to help fund garage operations so the public sector will need to 
rely on higher property taxes in the district to help pay the bond needed for the garage purchase. This 
scenario presents the shortest timeline under the public acquisition strategy; however, it presents financial 
shortfalls in the long run for the owner of the garage. 

 BRA Financial Requirements  

Activity Quarter(s) BRA Cash Inflow/(outflow) 

Appraisals, Professional, and 
Legal Services Q1 2022 – Q2 2022 ($61,000) 
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Eminent Domain Acquisition and 
Relocation (Includes Legal) Q2 2022 – Q2 2023 ($3,433,044) 

Environmental Remediation & 
Demolition Q1 2023 ($500,000) 

Sale of Parcel A & B Q2 2023 $3,686,000 

Purchase of Completed Garage Q2 2026 ($29,000,000) 

Total Inflow/(outflow) ($29,308,044) 

*Does not include any potential grants, loans, or subsidies for remediation/design/construction etc. 
 
3.6.5 Joint Acquisition Alternative for Financing/Development 
 
Alternative 7 
 
Alternative 7 assumes the successful acquisition of the four western parcels on the site (091-033, 091-032, 
091-020, 091-021) by The Day Brothers and the relocation of existing tenants on those parcels. Additionally, it 
assumes the acquisition of the nine parcels owned by Joseph P Stadelmann II, TR (091-022, 091-023, 091-024, 
091-025, 091-026, 091-027, 091-028, 091-030, 091-031) via eminent domain by the BRA. The City of Brockton 
would also transfer ownership of parcel 091-029 to the BRA. The BRA would be responsible for the relocation 
of all tenants (including the cell tower) on the site as well as the environmental remediation. Once all parcels 
are owned by The Day Brothers and the BRA, the BRA would sell parcels 091-031 and a portion of 091-022 so 
that The Day Brothers have adequate land for the site footprint of the Vertical Farm. The Day Brothers would 
be responsible for the construction of the Vertical Farm on Parcel A (See Figure 14). The BRA would be 
responsible for the construction of the garage on Parcel B (Figure 14). The Day Brothers will execute a lease 
for the commercial space adjacent to the garage as well as an air rights lease for the residential component 
above the garage. The terms for these leases will be negotiated between The Day Brothers and the BRA. 
Standard lease term assumptions include a 99-year term with 10% rent increases every 5 years. After the 
property for Parcel B is acquired by the BRA it is the BRA’s responsibility to finance and develop the garage 
while maintaining design quality standards that are mutually agreed upon by the BRA and The Day Brothers. 
The Day Brothers will be responsible for financing and developing the Vertical Farm, the residential units, and 
the commercial space inside the garage structure. Operations and Maintenance of the garage will be managed 
and paid for by the Brockton Parking Authority. 
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Figure 26: Joint Acquisition Alternative 7 

  
 
 

Alternative 7 

Pros Cons 

• The acquisition timeline is condensed for Parcel A • The Day Brothers must participate in the 
relocation costs for Parcel A 

• The Day Brothers can negotiate the purchase 
prices on their acquisition parcels 

• BRA can use state/federal grants to fund the 
construction of the garage 

• BRA will receive income from the ground and air 
rights lease 

• Environmental remediation funds can be used on 
both Parcel A and Parcel B  

• The Day Brothers will still need to purchase 1.5 
additional parcels from the BRA to have a large 
enough site footprint for the Vertical Farm 

• BRA needs to acquire and relocate all of Joseph P 
Stadelmann II, TR parcels (including cell tower) 

  
 
Alternative 7 presents significant upside because it allows for The Day Brothers to own the Vertical Farm and 
lease the commercial and residential space. This reduces the acquisition, relocation, and environmental costs 
for The Day Brothers because they are not responsible for the conveyance of Parcel B. On the BRA side, they 
can have a steady stream of income from the air rights and ground lease which can help fund the operations 
and maintenance of the garage going forward. Additionally, if the BRA owns the land and develops the garage 
it opens doors to available grants and subsidies to help fund the garage. The BRA will also apply to 
environmental remediation grants which may not need to be paid back (if The Day Brothers were to apply, 
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these would be structured as loans). Most grants and subsidies will not be available if a private developer 
were to construct the garage (MassWorks). This makes the project financially beneficial for all parties. 

BRA Financial Requirements 

Activity Quarter(s) BRA Cash Inflow/(outflow) 

Appraisals, Professional, and 
Legal Services Q1 2022 – Q2 2022 ($47,000) 

Sale of 3 BRA Parcels to TDB (on 
Parcel A) Q3 2022 $621,000 

Eminent Domain Acquisition and 
Relocation (Includes Legal) Q2 2022 – Q2 2023 ($3,021,551) 

Sale of Parcels 091-031 & 910-22  to 
TDB 

Q4 2022 – Q1 2023 $375,000 

Environmental Remediation and 
Demolition 

Q1 2023 (500,000) 

Garage Design Costs Q4 2022 – Q4 2023 ($3,204,698) 

Garage Construction, Financing, 
Closing Costs Q1 2024 – Q2 2026 ($18,903,437) 

Total Inflow/(outflow) ($24,680,955) 

*Does not include any potential grants, loans, or subsidies for remediation/design/construction etc. 
 
3.7 Conclusion and Recommendation 
 
Based on the analysis, it is recommended that a joint acquisition approach, Site Design Alternative 1 and 
Alternative 7 – Joint Acquisition for Financing and Development are the best options for Site AC. This scenario 
provides a shorter development timeline for the Vertical Farm on Parcel A. Additionally, it allows The Day 
Brothers to own the components of the site that The Day Brothers are responsible for developing (Parcel A) 
while providing the BRA/BPA ownership of the land that will be developed for the garage (Parcel B). The City 
would also sell or lease the air rights over the garage for residential apartments.  It is important for the BRA to 
be the developer of the garage because they can apply to the MassWorks Infrastructure Grant program which 
will be critical in funding the construction of the garage. Additionally, if the BRA owns the land for the garage, 
they can utilize the MassDevelopment Brownfield Remediation Grant program to clean up the site. If The Day 
Brothers were to develop the garage and sell back to the BPA, they would not be eligible for these grant funds 
causing the sale price to the BPA to increase.  

This alternative allows The Day Brothers to move forward with the acquisition and development of the 
Vertical Farm, while the BRA begins the eminent domain acquisition and relocation process on Joseph P 
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Stadelmann II, TR parcels. Each component of the redevelopment will be condoized separately to keep the 
financials of each component clean and efficient. The Day Brothers will be responsible for providing relocation 
assistance to the existing tenants/owners on their acquisition parcels if the private owners request assistance. 
RND suggests that the BRA relocates the cell tower to the Mayor Bill Carpenter Garage and maintains the 
existing leases from Verizon and Sprint. This will provide the BPA with additional income at the existing 
garage. 

The joint acquisition strategy involves The Day Brothers remediating the four acquisition parcels, of which 
parcel 091-033 is the most likely to have environmental issues. The Day Brothers may utilize the 
MassDevelopment Brownfield Remediation fund to help assist with this cleanup. The Brownfields Remediation 
loan funds would need to be paid back at take out by The Day Brothers. The BRA will be responsible for 
remediating the ten parcels that they own, of which parcel 091-028 is the most likely to have environmental 
issues. The BRA may utilize Brownfield Remediation grant funds to clean the site up as they prepare it for the 
construction of the garage. 

The BRA is responsible for developing and financing the garage. This is beneficial because they are eligible to 
apply to the MassWorks Infrastructure Grant program. This grant program will be complemented with a 
$15.5M GO bond issued by the City. The BRA will receive additional  income from the sale or lease of the 
commercial space and the air rights for the residential units. This additional income will help service the debt 
needed for construction. 

From a value perspective, each public and private alternative was evaluated from a long-term view.  Certain 
alternatives provide a faster development timeline and lower upfront costs for either party, however, the 
project needs to be financially viable in the long term. This means ensuring that the BRA and/or BPA is 
receiving sufficient income to fund the operations and maintenance of the garage.  This project is a public-
private partnership, therefore maintaining the garage will be a key driver in the success of the other 
components of the project owned and operated by The Day Brothers. Creating a Memorandum of 
Understanding that succinctly outlines the recommended Alternative 7 acquisition and deal structure strategy 
is a key next step for the realization of this project. 
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Private Acquisition Schedule 
Task Description Assigned To Duration Start Date End Date 

Project Programming 
Meet with TDB/BRA/City 1 10/29/2021 10/29/2021 
Prepare feasibility study RND 123 10/1/2021 1/31/2022 
URP Amendment Preparation/Submittal to Council BRA/City 120 10/29/2021 2/25/2022 
RND holds public meetings on feasibility study RND 60 1/1/2021 3/1/2021 
Rob May/Robert Jenkins present to BPA on development 
plan 

BRA/City 25 2/25/2022 3/21/2022 

Rob May/Robert Jenkins present URP Amendment to BRA 
Board 

BRA/City 1 2/25/2022 2/26/2022 

CAC holds public hearing for Amendment feedback BRA/City 14 2/26/2022 3/11/2022 
CAC reports to BRA Board and BRA Board adopts 
amendment 

BRA/City 18 3/11/2022 3/28/2022 

Planning Board holds public hearing to certify amendment 
conforms with comp plan 

BRA/City 4 4/1/2022 4/1/2022 

BRA Board files Amendment with City Clerk for Feb 21 
Council Meeting 

BRA/City 7 4/8/2022 4/8/2022 

City council first reading and referral to Finance 
Committee BRA/City 6 4/14/2022 4/14/2022 

City Council holds public hearing BRA/City 39 4/14/2022 5/22/2022 
URP Amendment adopted by City Council  BRA/City 68 4/14/2022 6/20/2022 
Send Amendment to DHCD for Approval DHCD 30 6/20/2022 7/19/2022 
Obtain Appraisals for City Owned Properties BRA/City 60 6/20/2022 8/18/2022 
Prepare term sheet - deal structure BRA/TDB/City 60 1/31/2022 3/31/2022 
LDA Preparation   BRA 21 6/20/2022 7/10/2022 
LDA Execution  BRA 1 7/19/2022 7/19/2022 
LDA Approved by BRA Board  BRA 14 7/19/2022 8/1/2022 
LDA Sent to State for Approval  BRA 1 8/1/2022 8/2/2022 
LDA with DHCD for Review/Approval DHCD 30 8/2/2022 8/31/2022 
LDA Approved/Executed  DHCD 1 8/31/2022 8/31/2022 
Submittal of Acquisition/Dev Financing to BRA TDB 180 7/19/2022 1/14/2023 
Provide notice to hold public meeting post LDA/Private 
Acquisition 

BRA/TDB 14 10/14/2022 10/27/2022 

Hold Public Meeting for Proposed Project TDB 1 10/27/2022 10/27/2022 
Lot consolidation - change lot lines into 2 parcels TDB 60 10/14/2022 12/12/2022 

Acquisitions (Public and Private) & Relocation Efforts 
BPA declares property surplus and transfers land to BRA BPA 60 6/20/2022 8/18/2022 
Conduct site due diligence TDB 75 7/19/2022 10/1/2022 
Close on City owned property TDB 45 8/31/2022 10/14/2022 
LOI Sent to Private Property Owners TDB 1 6/20/2022 6/21/2022 
Negotiate P&S of Private Parcels TDB 30 6/21/2022 7/20/2022 
Close on Private Parcels TDB 85 7/20/2022 10/12/2022 
Relocation Efforts BRA/TDB 240 9/12/2022 5/9/2023 

Design Phase 
Preparation of Concept Design TDB 75 7/19/2022 10/1/2022 
Concept Design TDB 14 10/1/2022 10/14/2022 
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Send notice to host Community Meeting Presenting Final 
Concept Design 

TDB 14 10/14/2022 10/27/2022 

Host community meeting presenting final concept design TDB 1 10/27/2022 10/27/2022 
Prepare Plans for Final Site Approval TDB 290 7/19/2022 5/4/2023 
Submission of Plans for Approval TDB 1 5/4/2023 5/4/2023 
City Review of Site Plans City 30 5/4/2023 6/2/2023 
City Approval of Site Plans City 1 6/2/2023 6/2/2023 
Construction Documents TDB 60 6/2/2023 7/31/2023 

Financing 
Preparation of financing materials for equity/debt sourcing TDB 260 7/20/2022 4/5/2023 
Application process for grants/tax credits (once identified) TDB 260 10/14/2022 6/30/2023 
Negotiate financing guarantees TDB 90 4/5/2023 7/3/2023 
Close construction financing TDB 1 10/18/2023 10/18/2023 

Permitting & Contractor Bidding 
Permitting & Contractor Bidding TDB 60 7/31/2023 9/28/2023 
Building Permit Award City 10 9/28/2023 10/7/2023 
Contractor Selection and bid docs (subs included) TDB 21 9/28/2023 10/18/2023 

Site Work 
Environmental Remediation -need to bid out TDB 60 5/9/2023 7/7/2023 
Demolition TDB 75 7/7/2023 9/19/2023 

Construction 
Construction Start TDB 1 10/18/2023 10/18/2023 
Construction Complete TDB 780 10/18/2023 12/5/2025 
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Private Acquisition Costs 

Parcel ID Acres Estimated Market Value 
Estimated Closing 

Cost 
Estimated 

Relocation Cost 
Estimated Relocation 

Consultant Cost 
Totals 

091-020 City 0.124 $214,000 - $306,000 $3,500 - $3,900 $0 $0 $217,500 - $309,900 
091-021 City 0.079 $137,000 - $196,000 $3,100 - $3,300 $0 $0 $140,100 - $199,300 
091-022 Private 0.107 $184,000 - $263,000 $2,800 - $3,000 $1,500 - $3,000 $900 - $1,100 $189,200 - $270,100 
091-023 Private 0.087 $149,000 - $214,000 $2,600 - $2,800 $1,500 - $3,000 $900 - $1,100 $154,000 - $220,900 
091-024 Private 0.07 $120,000 - $172,000 $2,400 - $2,600 $1,500 - $3,000 $900 - $1,100 $124,800 - $178,700 
091-025 Private 0.064 $111,000 - $160,000 $2,400 - $2,600 $1,500 - $3,000 $900 - $1,100 $115,800 - $166,700 
091-026 Private 0.127 $220,000 - $314,000 $3,000 - $3,300 $1,500 - $3,000 $900 - $1,100 $225,400 - $321,400 
091-027 Private 0.101 $175,000 - $250,000 $2,700 - $3,000 $1,500 - $3,000 $2,400 - $2,900 $181,600 - $258,900 

091-028 Private 0.338 $650,000 - $928,000 $7,600 - $8,700 $75,000 - 
$100,000 $36,100 - $43,300 $768,700 - $1,080,000 

091-029 City 0.121 $208,000 - $298,000 $3,500 - $3,900 $0 $0 $211,500 - $301,900 
091-030 Private 0.17 $292,000 - $418,000 $3,300 - $3,800 $1,500 - $3,000 $900 - $1,100 $297,700 - $425,900 
091-031 Private 0.099 $171,000 - $245,000 $2,700 - $3,000 $1,500 - $3,000 $900 - $1,100 $176,100 - $252,100 
091-032 City 0.093 $160,000 - $229,000 $3,200 - $3,500 $0 $0 $163,200 - $232,500 

091-033 Private 0.103 $242,000 - $346,000 $4,700 - $5,400 $60,000 - $80,000 $3,600 - $4,300 $310,300 - $435,700 

Subtotal 1.683 $3,033,000 - $4,339,000 $47,500 - $52,800 $147,000 - 
$204,000 $48,400 - $58,200 $3,275,900 - $4,654,000 



Site AC             Page 55 
Feasibility & Development Study 
December 2021 

Public Acquisition Schedule 

Task Description Assigned To Duration Start Date End Date 
Project Planning 

1 10/29/2021 10/29/2021 
RND 123 10/1/2021 1/31/2022 

BRA/City 120 10/29/2021 2/25/2022 
RND 60 1/1/2021 3/1/2021 

BRA/City 25 2/25/2022 3/21/2022 
BRA/City 1 2/25/2022 2/26/2022 
BRA/City 14 2/26/2022 3/11/2022 
BRA/City 18 3/11/2022 3/28/2022 

BRA/City 4 4/1/2022 4/1/2022 

7 4/8/2022 4/8/2022 
6 4/14/2022 4/14/2022 

39 4/14/2022 5/22/2022 
68 4/14/2022 6/20/2022 
30 6/20/2022 7/19/2022 
60 6/20/2022 8/18/2022 

Meet with TDB/BRA/City 
Prepare feasibility study 
URP Amendment Preparation/Submittal to Council 
RND holds public meeting on feasibility study 
Rob May/Robert Jenkins present to BPA on development plan 
Rob May/Robert Jenkins present URP Amendment to BRA Board 
CAC holds public hearing for Amendment feedback 
CAC reports to BRA Board and BRA Board adopts amendment 
Planning Board holds public hearing to certify amendment conforms 
with comp plan 
BRA Board files Amendment with City Clerk for Feb 21 Council 
Meeting 
City council first reading and referral to Finance Committee 
City Council holds public hearing 
URP Amendment adopted by City Council  
Send Amendment to DHCD for Approval 
Obtain Appraisals for City Owned Properties 
Prepare term sheet - deal structure/MOU/ENA 

BRA/City 
BRA/City 
BRA/City 
BRA/City 

DHCD 
BRA/City 

BRA/TDB/City 60 1/31/2022 3/31/2022 

Acquisition & Relocation 
BPA 60 6/20/2022 8/18/2022 
BRA 1 6/20/2022 6/20/2022 
BRA 30 6/20/2022 7/19/2022 
BRA 45 9/1/2022 10/15/2022 
BRA 45 7/19/2022 9/1/2022 
BRA 1 9/1/2022 9/2/2022 
BRA 21 9/2/2022 9/22/2022 
BRA 7 9/22/2022 9/29/2022 
BRA 30 9/29/2022 10/28/2022 
BRA 10 10/28/2022 11/6/2022 
BRA 60 11/6/2022 1/4/2023 
BRA 7 6/20/2022 6/26/2022 
BRA 245 10/28/2022 6/29/2023 

BPA declares property surplus and transfers land to BRA 
Intro Letter to Private Property Owners 
Title Opinion and Phase 1 Memo 
Phase II (If needed) 
Appraisals (2 Simultaneously) 
BRA Package Submittal 
BRA Package Review 
Offer Letter/NOIT 
Taking Documents 
Recording 
Payment 
Apply for Relocation Agency Designation 
Relocation Efforts 
Lot consolidation - change lot lines into 2 parcels BRA 60 11/6/2022 1/4/2023 

Disposition 
BRA 31 11/6/2022 12/6/2022 
BRA 30 12/6/2022 1/4/2023 
BRA 21 1/4/2023 1/24/2023 
BRA 1 1/24/2023 1/24/2023 

Issue RFP for Site 
Designate Developer for Site 
LDA Preparation 
LDA Execution 
LDA Approved by BRA Board BRA 14 1/24/2023 2/6/2023 

BRA 1 2/6/2023 2/6/2023 
DHCD 30 2/6/2023 3/7/2023 
DHCD 1 3/7/2023 3/7/2023 
TDB 75 1/24/2023 4/8/2023 
TDB 60 3/7/2023 5/5/2023 
TDB 180 1/24/2023 7/22/2023 

BRA/TDB 14 7/22/2023 8/4/2023 

LDA Sent to State for Approval 
LDA with DHCD for Review/Approval 
LDA Approved/Executed 
Conduct Site Due Diligence 
Developer Closes on Property 
Submittal of Acquisition/Dev Financing to BRA 
Provide notice to hold public meeting post LDA/Private Acquisition 
Hold Public Meeting for Proposed Project TDB 1 8/4/2023 8/4/2023 
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Design Phase 
TDB 75 1/24/2023 4/8/2023 
TDB 14 4/8/2023 4/21/2023 

TDB 14 4/21/2023 5/4/2023 
TDB 1 5/4/2023 5/4/2023 
TDB 290 1/24/2023 11/9/2023 
TDB 1 11/9/2023 11/9/2023 
City 30 11/9/2023 12/8/2023 
City 1 12/8/2023 12/8/2023 

Preparation of Concept Design  
Concept Design and Term Sheet Approved 
Send notice to host Community Meeting Presenting Final Concept 
Design 
Host community meeting presenting final concept design 
Prepare Plans for Final Site Approval 
Submission of Plans for Approval 
City Review of Site Plans 
City Approval of Site Plans 
Construction Documents TDB 60 12/8/2023 2/5/2024 

Financing 
TDB 90 1/24/2023 4/23/2023 
TDB 260 5/5/2023 1/19/2024 
TDB 90 4/23/2023 7/21/2023 

Preparation of financing materials for equity/debt sourcing 
Application process for grants/tax credits (once identified) 
Negotiate financing guaranteed 
Close construction financing TDB 1 4/10/2024 4/10/2024 

Permitting & Contractor Bidding 
TDB 60 2/5/2024 4/4/2024 
City 10 4/4/2024 4/13/2024 

Permitting & Contractor Bidding 
Building Permit Award 
Contractor Selection TDB 7 4/4/2024 4/10/2024 

Site Work 
TDB 60 6/29/2023 8/27/2023 Environmental Remediation -need to bid out 

Demolition TDB 75 8/27/2023 11/9/2023 

Construction 
TDB 1 4/10/2024 4/10/2024 Construction Start 

Construction Complete TDB 780 4/10/2024 5/29/2026 
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Public Acquisition Costs 

Parcel ID Acres Estimated Market Value Estimated Closing Cost 
Estimated Relocation 

Cost 

Estimated 
Relocation 

Consultant Cost 
Totals 

091-020 City 0.124 $1 $2,200 $0 $0 $2,201 
091-021 City 0.079 $1 $2,200 $0 $0 $2,201 
091-022 Private 0.107 $210,000 - $263,000 $10,600 - $10,900 $1,500 - $3,000 $900 - $1,100 $223,000 - $278,000 
091-023 Private 0.087 $171,000 - $214,000 $10,500 - $10,700 $1,500 - $3,000 $900 - $1,100 $183,900 - $228,800 
091-024 Private 0.07 $137,000 - $172,000 $10,300 - $10,500 $1,500 - $3,000 $900 - $1,100 $149,700 - $186,600 
091-025 Private 0.064 $127,000 - $160,000 $10,300 - $10,400 $1,500 - $3,000 $900 - $1,100 $139,700 - $174,500 
091-026 Private 0.127 $251,000 - $314,000 $10,800 - $11,000 $1,500 - $3,000 $900 - $1,100 $264,200 - $329,100 
091-027 Private 0.101 $199,000 - $250,000 $10,600 - $10,800 $1,500 - $3,000 $2,400 - $2,900 $213,500 - $266,700 
091-028 Private 0.338 $742,000 - $928,000 $12,800 - $13,500 $75,000 - $100,000 $36,100 - $43,300 $865,900 - $1,084,800 
091-029 City 0.121 $1 $1 $2,200 - $2,200 $0 $2,201 - $2,201 
091-030 Private 0.17 $334,000 - $418,000 $11,100 - $11,500 $1,500 - $3,000 $900 - $1,100 $347,500 - $433,600 
091-031 Private 0.099 $196,000 - $245,000 $10,600 - $10,800 $1,500 - $3,000 $900 - $1,100 $209,000 - $259,900 
091-032 City 0.093 $1 $1 $2,200 - $2,200 $0 $2,201 - $2,201 
091-033 Private 0.103 $277,000 - $346,000 $10,900 - $11,200 $60,000 - $80,000 $3,600 - $4,300 $351,500 - $441,500 
Subtotals 1.683 $2,644,004 - $3,310,004 $117,300 - $120,100 $147,000 - $204,000 $48,400 - $58,200 $2,956,704 - $3,692,304 
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Joint Acquisition Schedules

Task Description Assigned To Duration Start Date End Date 
Project Planning 

1 10/29/2021 10/29/2021 
RND 123 10/1/2021 1/31/2022 

BRA/City 120 10/29/2021 2/25/2022 
RND 60 1/1/2021 3/1/2021 

BRA/City 25 2/25/2022 3/21/2022 
BRA/City 1 2/25/2022 2/26/2022 
BRA/City 14 2/26/2022 3/11/2022 
BRA/City 18 3/11/2022 3/28/2022 

BRA/City 4 4/1/2022 4/1/2022 

7 4/8/2022 4/8/2022 
6 4/14/2022 4/14/2022 

39 4/14/2022 5/22/2022 
68 4/14/2022 6/20/2022 
30 6/20/2022 7/19/2022 
60 6/20/2022 8/18/2022 

Meet with TDB/BRA/City 
Prepare feasibility study 
URP Amendment Preparation/Submittal to Council 
RND holds public meeting on feasibility study 
Rob May/Robert Jenkins present to BPA on development plan 
Rob May/Robert Jenkins present URP Amendment to BRA Board 
CAC holds public hearing for Amendment feedback 
CAC reports to BRA Board and BRA Board adopts amendment 
Planning Board holds public hearing to certify amendment 
conforms with comp plan 
BRA Board files Amendment with City Clerk for Feb 21 Council 
Meeting 
City council first reading and referral to Finance Committee 
City Council holds public hearing 
URP Amendment adopted by City Council  
Send Amendment to DHCD for Approval 
Obtain Appraisals for City Owned Properties 
Prepare term sheet - deal structure/MOU/ENA 

BRA/City 
BRA/City 
BRA/City 
BRA/City 

DHCD 
BRA/City 

BRA/TDB/City 60 1/31/2022 3/31/2022 

Disposition (Of BRA Owned Properties on Parcel A) 
BRA 31 6/20/2022 7/20/2022 
BRA 15 7/20/2022 8/3/2022 
BRA 15 8/3/2022 8/17/2022 
BRA 1 8/17/2022 8/17/2022 
BRA 14 8/17/2022 8/30/2022 
BRA 1 8/30/2022 8/30/2022 

DHCD 30 8/30/2022 9/28/2022 
DHCD 1 9/28/2022 9/28/2022 
TDB 60 8/17/2022 10/15/2022 
TDB 180 8/17/2022 2/12/2023 

BRA/TDB 14 2/12/2023 2/25/2023 

Issue RFP for Site (Parcels 091-022, 091-031) 
Designate Developer for Site 
LDA Preparation 
LDA Execution 
LDA Approved by BRA Board 
LDA Sent to State for Approval 
LDA with DHCD for Review/Approval 
LDA Approved/Executed 
Conduct Site Due Diligence & Close on Property 
Submittal of Acquisition/Dev Financing to BRA 
Provide notice to hold public meeting post LDA/Private Acquisition 
Hold Public Meeting for Proposed Project TDB 1 2/25/2023 2/25/2023 

Acquisition & Relocation (BRA - Parcel B) 
BPA 60 6/20/2022 8/18/2022 
BRA 1 6/20/2022 6/20/2022 
BRA 30 6/20/2022 7/19/2022 
BRA 45 9/1/2022 10/15/2022 
BRA 45 7/19/2022 9/1/2022 

BPA declares property surplus and transfers land to BRA 
Intro Letter to Private Property Owners 
Title Opinion and Phase 1 Memo 
Phase II (If needed) 
Appraisals (2 Simultaneously) 
BRA Package Submittal BRA 1 9/1/2022 9/2/2022 

BRA 21 9/2/2022 9/22/2022 
BRA 7 9/22/2022 9/29/2022 
BRA 30 9/29/2022 10/28/2022 
BRA 10 10/28/2022 11/6/2022 
BRA 60 11/6/2022 1/4/2023 
BRA 7 6/20/2022 6/26/2022 
BRA 245 10/28/2022 6/29/2023 

BRA Package Review 
Offer Letter/NOIT (The Stadelmann Properties) 
Taking Documents 
Recording 
Payment 
Apply for Relocation Agency Designation 
Relocation Efforts 
Lot consolidation - change lot lines into 2 parcels BRA 60 11/6/2022 1/4/2023 
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Design Phase (BRA - Parcel B) 
BRA 75 8/17/2022 10/30/2022 
BRA 14 10/30/2022 11/12/2022 

BRA 14 11/12/2022 11/25/2022 
BRA 1 11/25/2022 11/25/2022 
BRA 290 8/17/2022 6/2/2023 
BRA 1 6/2/2023 6/2/2023 
City 30 6/2/2023 7/1/2023 
City 1 7/1/2023 7/1/2023 

Preparation of Concept Design of Garage 
Concept Design and Term Sheet Approved 
Send notice to host Community Meeting Presenting Final Concept 
Design 
Host community meeting presenting final concept design 
Prepare Plans for Final Site Approval 
Submission of Plans for Approval 
City Review of Site Plans 
City Approval of Site Plans 
Construction Documents BRA 60 7/1/2023 8/29/2023 

Financing (BRA) 
BRA 260 8/17/2022 5/3/2023 
BRA 260 11/6/2022 7/23/2023 
BRA 90 5/3/2023 7/31/2023 

Preparation of financing materials for equity/debt sourcing 
Application process for grants/tax credits (through award) 
Negotiate financing guarantees 
Close construction financing BRA 1 11/2/2023 11/2/2023 

Permitting & Contractor Bidding (BRA - Parcel B) 
TDB 60 8/29/2023 10/27/2023 
City 10 10/27/2023 11/5/2023 

Permitting & Contractor Bidding 
Building Permit Award 
Contractor Selection TDB 7 10/27/2023 11/2/2023 

Site Work (BRA - Parcel B) 
BRA 60 6/29/2023 8/27/2023 Environmental Remediation -need to bid out 

Demolition BRA 65 8/27/2023 10/30/2023 

Construction (BRA - Parcel B) 
BRA 1 11/2/2023 11/2/2023 Construction Start 

Construction Complete BRA 780 11/2/2023 12/20/2025 

Acquisition & Relocation (TDB - Parcel A) 
BPA 60 4/29/2022 6/27/2022 

TDB 60 8/17/2022 10/15/2022 
TDB 1 6/20/2022 6/21/2022 
TDB 30 6/21/2022 7/20/2022 
TDB 60 7/20/2022 9/17/2022 

BPA declares property surplus and transfers land to BRA 
Conduct site due diligence & Close on BRA Owned Property (091-032, 091-020, 
091-021)
LOI Sent to Private Property Owners (091-033) 
Negotiate P&S of Private Parcels (091-033) 
Close on Private Parcels (091-033) 
Relocation Efforts TDB 240 8/18/2022 4/14/2023 

Design Phase (TDB - Parcel A) 
TDB 75 8/17/2022 10/30/2022 
TDB 14 10/30/2022 11/12/2022 
TDB 14 11/12/2022 11/25/2022 
TDB 1 11/25/2022 11/25/2022 
TDB 200 8/17/2022 3/4/2023 
TDB 1 3/4/2023 3/4/2023 
City 30 3/4/2023 4/2/2023 
City 1 4/2/2023 4/2/2023 

Preparation of Concept Design for Vertical Farm, Commercial, Residential 
Concept Design 
Send notice to host Community Meeting Presenting Final Concept Design 
Host community meeting presenting final concept design 
Prepare Plans for Final Site Approval 
Submission of Plans for Approval 
City Review of Site Plans 
City Approval of Site Plans 
Construction Documents TDB 60 4/2/2023 5/31/2023 
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Financing (TDB - Parcel A) 
TDB 260 8/17/2022 5/3/2023 
TDB 260 10/15/2022 7/1/2023 
TDB 90 5/3/2023 7/31/2023 

Preparation of financing materials for equity/debt sourcing 
Application process for grants/tax credits (through award) 
Negotiate financing guarantees 
Close construction financing TDB 1 8/4/2023 8/4/2023 

Permitting & Contractor Bidding (TDB - Parcel A) 
TDB 60 5/31/2023 7/29/2023 
City 10 7/29/2023 8/7/2023 

Permitting & Contractor Bidding 
Building Permit Award Contractor 
Selection TDB 7 7/29/2023 8/4/2023 

Site Work (TDB - Parcel A) 
TDB 60 4/14/2023 6/12/2023 Environmental Remediation -need to bid out 

Demolition TDB 50 6/12/2023 7/31/2023 

Construction (TDB - Parcel A) 
TDB 1 8/4/2023 8/4/2023 Construction Start 

Construction Complete TDB 780 8/4/2023 9/21/2025 
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Joint Acquisition Costs 

Parcel ID Buyer Acres Estimated Appraised 
Value 

Estimated Closing 
Cost 

Estimated 
Relocation Cost 

Estimated Relocation 
Consultant Cost 

Totals 

091-020 City TDB 0.124 $214,000 - $306,000 $3,500 – $3,900 $0 $0 $217,500 – $309,900 
091-021 City TDB 0.079 $137,000 - $196,000 $3,100 - $3,300 $0 $0 $140,100 - $199,300 
091-022 Private BRA 0.107 $210,000 - $263,000 $10,600 – $10,900 $1,500 - $3,000 $900 - $1,100 $223,000 – $278,000 
091-023 Private BRA 0.087 $171,000 - $214,000 $10,500 - $10,700 $1,500 - $3,000 $900 - $1,100 $183,900 - $228,800 
091-024 Private BRA 0.07 $137,000 - $172,000 $10,300 – $10,500 $1,500 - $3,000 $900 - $1,100 $149,700 – $186,600 
091-025 Private BRA 0.064 $127,000 - $160,000 $10,300 - $10,400 $1,500 - $3,000 $900 - $1,100 $139,700 – $174,500 
091-026 Private BRA 0.127 $251,000 - $314,000 $10,800 – $11,000 $1,500 – 3,000 $900 - $1,100 $264,200 – $329,100 
091-027 Private BRA 0.101 $199,000 - $250,000 $10,600 - $10,800 1,500 – 3,000 $2,400 -$ 2,900 $213,500 – $266,700 

091-028 Private BRA 0.338 $742,000 - $928,000 $12,800 – $13,500 
$75,000 – 
$100,000 $36,100 - $43,300 $865,900 - $1,084,800 

091-029 City BRA 0.121 $1 $2,200 - $2,200 $0 $0 - $0 $2,201 – $2,201 
091-030 Private BRA 0.17 $334,000 - $418,000 $11,100 – $11,500 $1,500 – $3,000 $900 - $1,100 $347,500 - $433,600 
091-031 Private BRA 0.099 $196,000 - $245,000 $10,600 - $10,800 $1,500 – $3,000 $900 - $1,100 $209,000 – $259,900 
091-032 City TDB 0.093 $160,000 - $229,000 $3,200 - $3,500 $0 $0 $163,200 - $232,500 

091-033 Private TDB 0.103 $242,000 - $346,000 $4,700 - $5,400 $60,000 – $80,000 $3,600 - $4,300 $310,300 – $435,700 

Subtotal 1.683 
$3,120,001 - $4,041,001 

$114,300 - 
$118,400 

$147,000 - 
$204,000 $48,400 - $58,200 $3,429,701 - $4,421,601 
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Acquisition Gantt Charts 

MassDevelopment-Site AC Private Acquisition
PROJECT TASK START END Q2 2022 Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025 Q2 2025 Q3 2025 Q4 2025

Acquisition 6/20/22 10/12/22

Design Phase 6/20/22 7/31/22

Financing 6/20/22 10/18/23

Construction 10/18/23 12/5/25

Private Acquisition 

MassDevelopment-Site AC Public Acquisition
PROJECT TASK START END Q2 2022 Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025 Q2 2025 Q3 2025 Q4 2025 Q1 2026 Q2 2026

Acquisitions & Relocation Efforts 6/20/22 6/29/23
Disposition 11/6/22 5/5/23
Design Phase 1/24/23 2/5/24
Financing 1/24/23 4/10/24
Construction 4/10/24 5/29/26

Public Acquisition 

MassDevelopment-Site AC Joint Acquisition
PROJECT TASK START END Q2 2022 Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025 Q2 2025 Q3 2025 Q4 2025 Q1 2026 Q2 2026

Disposition 6/20/22 10/15/22
Acquisition & Relocation Timeline 6/20/22 6/29/23
Design Phase 8/17/22 8/29/23
Financing 8/17/22 11/2/23
Construction 11/2/23 12/20/25

Acquisition & Relocation Timeline 4/29/22 4/14/23
Design Phase 8/17/22 5/31/23
Financing 8/17/22 8/4/23
Construction 8/4/23 9/21/25

Joint Acquisition - BRA

Joint Acquisition - TDB
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Demolition and Site Preparation Cost Estimate 

Item Task Quantity Unit Unit Cost Cost 
Environmental Controls 

1 Dust/Air Monitoring 3 WK $3,500.00 $10,500 
2 Site Controls Management 1 LS $4,500.00 $4,500 

$15,000 
Hazardous Materials Abatement (Bulk Demo) 

1 Asbestos Bulk Demo 33,000 SF $2.00 $66,000 
2 Regulated Material Removal & Disposal 1 EA $2,500.00 $2,500 
3 ACM Bulk Disposal* 500 CY $150.00 $75,000 
4 Overnight/Clearances/PM 10 DY $1,000.00 $10,000 

$153,500 
Demolition/Site Restoration 

1 Mobilization 1 EA $10,000.00 $10,000 
2 Utility Cut & Cap 3 LS $4,500.00 $13,500 
3 Permitting 1 LS $2,500.00 $2,500 
4 Cell Tower Removal 1 LS $10,000.00 $10,000 
5 Demolition 33,000 SF $2.50 $82,500 
6 Haul Off & Dispose Materials 1 LS $10,000.00 $10,000 
7 Tree Removal 5 LS $1,000.00 $5,000 
8 Pavement Removal and Disposal 57,800 SF $0.75 $43,350 
9 Site Grading & Fill CY 

10 Site Restoration 1 LS $8,000.0 $8,000 
11 Erosion Control 1,320 LF $7.5 $9,900 

$194,750 
Subtotal: $363,250 

Professional Fees & Testing 
(5%): 

$ 18,162.50 

Contingency (20%): $ 76,282.50 

Total Project Cost Estimate: $457,695 

*Does not include environmental remediation and grading
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VERTICAL FARM INVESTMENT PERIOD CASH FLOWS 
COSTS 
Uses 

Land Costs 
 Other Acquisition Costs 

Total Land Costs 
Site Costs NA 
Hard Costs 

Construction Costs 
 Contingency 

Total Hard Costs 
Soft Costs 

Professional 
 Soft Cost Contingency 

Total Soft Costs 
Total Project Costs Before Financing 
Carry Costs 

Working Capital 
Debt Service Reserve 
Capitalized Construction Interest 
 Financing Fees 

Total Carry Costs 

Total Uses $ 67,780,691.27 

Sources 
Equity 
Construction Debt 
MDAR Subsidies 
Other Subsidies 

 Other Subsidies $ - 

Total Sources 
Construction Debt 

Construction Loan 
Average Loan Balance 
Interest Reserves 

Total Construction Debt 

Total Sources $ 67,780,691.27 

% of Stab Val Term Rate PMT Amount 
Permanent Debt 65.00% 25 3.50% $2,760,669 $ 45,500,000 

Loan Funding Fees/Closing Costs $ 455,000 
 Loan Payoff (Construction & Predevelopment Loan) $ 43,755,779 

Surplus (Deficit) on Refinance $ 1,289,221 

NA 
NA 

$ 52,500,000.00 
$ 2,625,000.00 
$ 55,125,000.00 

$ 8,268,750.00 
$ 413,437.50 
$ 8,682,187.50 
$ 63,807,187.50 

$ 500,000.00 
$ 570,276.74 
$ 2,281,106.95 
$ 622,120.08 
$ 3,973,503.77 

$ 19,524,912 
$ 43,755,779 
$ 3,000,000 
$ 1,500,000 

$ 67,780,691.27 
Amount 

$ 41,474,671.88 
$ 20,737,335.94 
$ 2,281,106.95 
$ 43,755,778.83 

LTC Rate % of Sources 
65.00% 6% 
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Vertical Farm Operating Period Cash Flows 

1 2 3 4 5 6 7 8 9 10 
Year 2026 

EBITDA $ 7,500,000.00 $ 

2027 

7,650,000 $ 

2028 

7,803,000 $ 

2029 

7,959,060 $ 

2030 

8,118,241 $ 

2031 

8,280,606 $ 

2032 

8,446,218 $ 

2033 

8,615,143 $ 

2034 

8,787,445 $ 

2035 

8,963,194 
EBITDA Margin 

Depreciation Expense $ 1,737,966 $ 1,737,966 $ 1,737,966 $ 1,737,966 $ 1,737,966 $ 1,737,966 $ 1,737,966 $ 1,737,966 $ 1,737,966 $ 1,737,966 
EBIT $ 5,762,034 $ 5,912,034 $ 6,065,034 $ 6,221,094 $ 6,380,275 $ 6,542,640 $ 6,708,252 $ 6,877,176 $ 7,049,479 $ 7,225,228 

Interest Expense ($1,592,500) ($1,551,614) ($1,509,297) ($1,465,499) ($1,420,168) ($1,373,251) ($1,324,691) ($1,274,432) ($1,222,414) ($1,168,575) 
EBT $ 4,169,534 $ 4,360,419 $ 4,555,736 $ 4,755,594 $ 4,960,106 $ 5,169,389 $ 5,383,561 $ 5,602,744 $ 5,827,065 $ 6,056,653 

Income Taxes $ 1,042,383 $ 1,090,105 $ 1,138,934 $ 1,188,899 $ 1,240,027 $ 1,292,347 $ 1,345,890 $ 1,400,686 $ 1,456,766 $ 1,514,163 
Net Earnings $ 3,127,150 $ 3,270,315 $ 3,416,802 $ 3,566,696 $ 3,720,080 $ 3,877,042 $ 4,037,670 $ 4,202,058 $ 4,370,299 $ 4,542,490 

Principal Payments ($1,168,169) ($1,209,055) ($1,251,371) ($1,295,169) ($1,340,500) ($1,387,418) ($1,435,977) ($1,486,237) ($1,538,255) ($1,592,094) 
Cash Flow After Debt $ 1,958,982 $ 2,061,260 $ 2,165,431 $ 2,271,526 $ 2,379,580 $ 2,489,624 $ 2,601,693 $ 2,715,821 $ 2,832,044 $ 2,950,396 
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 (Based on Alternative 7)
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Fire Truck Turning Radius – Site AC 
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 Financial & Development Alternatives – BRA Cash Flow 
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Environmental Reports Summary & Information 

Phase II Environmental Site Assessment - 136 Warren Ave 
September 1, 2021 (Ransom Consulting, LLC) 

• Assessment of areas located downgradient of the property (091-028)
• Gas Station in the 1950s
• Uncovered and testing of one 1000 gal. tank in 2001. No evidence of volatile organic

vapors. Low concentrations of VPH/EPH fractions.
• UST was filled with a concrete slurry; removal would have adversely affected the building

on site. Closure of tank was done in 2001
• Noted that historic Sanborn Fire Insurance maps depict two gasoline USTs at the western

portion of the Site.  However, there are no records addressing the installation or removal
of these USTs

• The objective of this Phase II ESA was to assess potential impacts downgradient of the Site
• Assessment done on Parcel 091-032 assumed to be downgradient, did not have access to

091-033
• Test Wells on 091-32 & 091-020
• In June 2021, Ransom observed the installation of two soil borings (B501 and B502) at the

property to evaluate potential impacts east of the Site. All soil and groundwater tests were
with-in normal limits

• Ransoms Recommendations:

Based on a review of historic reports there was no evidence of contaminant 
impacts associated with a No. 2 fuel oil UST that was abandoned in place in 2001.  
However, there are no records addressing the removal of gasoline USTs and/or suspect 
500-gallon waste oil (crank case) UST associated with the former gas station, which may
be suspect contaminant sources

Ransom recommends that a geophysical survey be performed to assess the 
potential presence of USTs at the Site, along with a soil and groundwater investigation, 
pending Site access. 

Phase II Environmental Site Assessment - 44 High Street 
August 23, 2021 (Ransom Consulting, LLC) 

• Assessment of areas located downgradient of the property
• Phase I assessment completed in May 2021 summarized the 1986 report of Market Place

Garage located on site.
• From 1986 report, records of multiple tanks at the property, including two 1,000 gal. gas

UST’s, three 50-gal. waste USTs, one 5,000 gal. AST and one 270-gal. heating oil AST.
Product lines to one of the 1000 gal. tanks were found to be leaking and replaced. (7 tanks
in total recorded)

• Response actions to a release of petroleum was conducted in March of 1986
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• In March 1986, Response actions included the removal of five USTs (two 1,000-gallon
gasoline USTs and three 50-gallon waste oil USTs), along with the excavation and off-site
disposal of approximately 90 cubic yards of contaminated soil and several hundred gallons
of gasoline-contaminated groundwater.

• No details addressing the collection of confirmatory post-excavation. Due to data gaps, it
was determined that petroleum impacts to soil and groundwater may remain at the Site

• No records addressing the removal of 3,000 gal UST (reported to be on site in 1936)
• Petroleum impacts detected in one of the sidewalk borings (SB102) in 2020 appear to be

localized and the contaminant source is unclear. The exceedance of VPH in soils detected
in 2020 represented a MassDEP 120-Day reporting condition

• Ransom’s Recommendations

Additional investigation activities are recommended within the Site building 
footprint to assess current Site conditions associated with the 1986 release, along with 
historic use of the Site as a vulcanizing facility and “High Street Motor Mart”. Ransom 
recommends a geophysical survey to assess the potential presence of underground 
storage tanks (USTs), along with soil, groundwater, and soil gas investigations to assess 
potential contaminant impacts 

The sources(s)of contaminant impacts is (are)unclear. Since soil impacts appear to 
be localized at the boring located to the east of the Site, there is no evidence of 
groundwater impacts at levels exceeding MassDEP Reportable Concentrations (RCs) 
and/or Method 1 Groundwater Standards, and the contaminant source is unclear, 
retraction of the Release Notification Form is recommended. 

Site Borings/Wells/Tank Location

Test Wells 
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Available Environmental Subsides 

Brownfields Redevelopment Fund 

Eligible Applicants: Businesses, nonprofit organizations, municipalities, 
economic development organizations and individuals 

Amount Applicant can Apply for: $500,000 per site are available for 
environmental clean-up required for redevelopment 

Use of Funds: Transform vacant, abandoned, or underutilized industrial and 
commercial properties throughout Massachusetts where development is 
hampered by real or perceived environmental contamination 

Brochure Link: brownfieldsredevelopmentfund_brochure.pdf 

Brownfields Redevelopment Fund Municipal Competitive Round 
through the Community One Stop for Growth 

Eligible Applicants: Qualifying municipalities, municipal agencies or authorities, 
economic development and industrial corporations, and economic development 
authorities. 

Amount Applicant can Apply for: Up to $100,000 for site assessment, or up to 
$250,000 for remediation 

Use of Funds: Environmental site assessment or remediation activities 
conducted by a Massachusetts Licensed Site Professional (LSP) or by a licensed 
remediation contractor in conformance with the Massachusetts Contingency 
Plan 

Fund Guidelines: gb_brownfieldsonestop_FY23guidelines_FINAL.pdf 

EPA Brownfield Assessment Grant 

Eligible Applicants: General Purpose Unit of Local Government, Land Clearance 
Authority, Government created by State Legislature, Regional Council or group 
of General Purpose Units of Local Government, Redevelopment Agency, 

https://www.massdevelopment.com/assets/what-we-offer/brochures/brownfieldsredevelopmentfund_brochure.pdf
https://www.massdevelopment.com/assets/what-we-offer/brownfields/gb_brownfieldsonestop_FY23guidelines_FINAL.pdf
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Nonprofit Organization, Limited Liability Corporation, Limited Liability 
Partnership, Qualified community development entity, Other non-profit 
organizations 

Amount Applicant can Apply for: Applicant may request up to $200,000 to 
assess a site. Applicant may seek a waiver of the $200,000 limit and request up 
to $350,000 for a site. 

Use of Funds: Assessment Grants provide funding for a grant recipient to 
inventory, characterize, assess, conduct a range of planning activities, develop 
site-specific cleanup plans, and conduct community involvement related to 
brownfield sites. 

Fund Guidelines: epa.gov/brownfields/brownfields-assessment-grants 

EPA Brownfield Revolving Loan Funding Grant 

Eligible Applicants: General Purpose Unit of Local Government, Land Clearance 
Authority, Government created by State Legislature, Regional Council or group 
of General-Purpose Units of Local Government, Redevelopment Agency, 
Nonprofit Organization, Limited Liability Corporation, Limited Liability 
Partnership, Qualified community development entity, Other non-profit 
organizations 

Amount Applicant can Apply for: Applicant may apply for up to $1,000,000 

Use of Funds: Address brownfield sites contaminated by hazardous substances, 
pollutants, contaminants (including hazardous substances co-mingled with 
petroleum), and/or petroleum 

Fund Guidelines: www.epa.gov/brownfields/brownfields-revolving-loan-fund-
rlf-grants 

EPA Brownfield Cleanup Grant 

Eligible Applicants: General Purpose Unit of Local Government, Land Clearance 
Authority, Government created by State Legislature, Regional Council or group 
of General-Purpose Units of Local Government, Redevelopment Agency, 

http://www.epa.gov/brownfields/brownfields-revolving-loan-fund-rlf-grants
http://www.epa.gov/brownfields/brownfields-revolving-loan-fund-rlf-grants
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Nonprofit Organization, Limited Liability Corporation, Limited Liability 
Partnership, Qualified community development entity, Other non-profit 
organizations 

Amount Applicant can Apply for: Applicant may request up to $500,000. 
Applicants that plan to only address one brownfield site in their application may 
request a waiver of the $500,000 limit and request up to $650,000 

Use of Funds: Cleanup Grants provide funding for eligible entities to carry out 
cleanup activities at brownfield sites. 

Fund Guidelines: www.epa.gov/brownfields/brownfields-cleanup-grants 

EPA Brownfield Multipurpose Grant 

Eligible Applicants: General Purpose Unit of Local Government, Land Clearance 
Authority, Government created by State Legislature, Regional Council or group 
of General-Purpose Units of Local Government, Redevelopment Agency, 
Nonprofit Organization, Limited Liability Corporation, Limited Liability 
Partnership, Qualified community development entity, Other non-profit 
organizations 

Amount Applicant can Apply for: Applicant may request up to $800,000 

Use of Funds: Provide funding to carry out a range of eligible assessment and 
cleanup activities with a proposed target area, such as a neighborhood, a 
number of neighboring towns, a district, a corridor, a shared planning area or a 
census tract. The target area may not include communities that are located in 
distinctly different geographic areas. 

Fund Guidelines: www.epa.gov/brownfields/brownfields-multipurpose-grants 

http://www.epa.gov/brownfields/brownfields-cleanup-grants
http://www.epa.gov/brownfields/brownfields-cleanup-grants
https://www.epa.gov/brownfields/brownfields-multipurpose-grants
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