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MARK R. DE LISIO & ASSOCIATES LLC
Professional Appraisal Services
P.O. Box No. 2
Andover, Massachusetts
978-618-9100

January 22, 2021
Paul Materazzo, Director of Planning
Town of Andover
36 Bartlet Street
Andover, Massachusetts 01810
Dear Mr. Materazzo:
In answer to your request and authorization, we have performed an appraisal of the market value of the
vacant land located at Town Assessors Map 147, Parcel 4, 138 Chandler Road, Andover,
Massachusetts. Attached is an appraisal report that describes the method of approach and contains data
gathered in the investigation and preparation of this appraisal. This is an appraisal report and is
intended to comply with the reporting requirements set forth under Standards Rule 2 of the Uniform
Standards of Professional Appraisal Practice (USPAP). As such, this appraisal report contains sufficient
information for the intended user to make an informed business decision. Supporting documentation
concerning the data, reasoning and analysis is contained in our workfile. The appraiser is not
responsible for unauthorized use of this report.
This appraisal is made subject to limiting conditions and underlying assumptions set forth in this
appraisal, including those regarding the presence of asbestos, lead paint, or hazardous waste as
governed by applicable state, local or federal laws. The information contained herein is considered
confidential in nature and is specifically prepared for the exclusive use of The Town of Andover for
internal financial planning purposes.
In our opinion, the market value of the fee simple interest of this property as of January 8, 2021 is
$3,550,000 (THREE MILLION FIVE HUNDRED FIFTY THOUSAND DOLLARS). If offered for
sale, the likely market value range is $3,000,000 to $4,000,000. This appraisal assumes both marketing
and exposure times of two to four months, depending on pricing.
Respectfully submitted,

Mark R. De Lisio, Supervisory Appraiser
Mass. Certified General Appraiser #70494
File #: 20-073

Peter F. Reilly, Appraiser
Mass. Certified General Appraiser #100

EXECUTIVE SUMMARY

LOCATION

Assessors Map 147, Parcel 4
138 Chandler Road
Andover, Massachusetts

OWNER OF RECORD

Park Family Trust, Robert A. Park Jr. &
Sally A. Francis, Trustees

CURRENT DEED

North Essex County Registry of Deeds
Book 13971, Page 66, dated 8/8/2014

PROPERTY TYPE

Vacant Land

LAND AREA

38.883 acres

ASSESSED VALUE
CURRENT TAXES

$11,421 (Chapter 61)
$321

ZONING

SRC - Single Residence C
WPOD - Watershed Protection Overlay District

HIGHEST AND BEST USE

for residential development as allowed
by local zoning

EXTRAORDINARY ASSUMPTION
HYPOTHETICAL CONDITION
ADVERSE EASEMENTS

none
none
none observed

DATE OF VALUATION
DATE OF INSPECTION
DATE OF REPORT

January 8, 2021
January 8, 2021
January 25, 2021

INTENDED USE
INTENDED USER

Internal Financial Planning Purposes
Town of Andover

INTEREST APPRAISED

Fee Simple

MARKET VALUE

$3,550,000

MARKET VALUE RANGE

$3,000,000 to $4,000,000

SUBJECT PROPERTY PHOTOGRAPHS
VIEWS OF THE SITE
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SUBJECT PROPERTY PHOTOGRAPHS
VIEWS OF THE SITE
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SUBJECT PROPERTY PHOTOGRAPHS
VIEWS OF THE SITE
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SUBJECT PROPERTY PHOTOGRAPHS
VIEWS OF THE SITE
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SUBJECT PROPERTY PHOTOGRAPHS
CHANDLER ROAD LOOKING EASTERLY & WESTERLY RESPECTIVELY
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SCOPE OF WORK
This appraisal is developed, and this report is prepared, in conformity with the requirements of the
Uniform Standards of Professional Appraisal Practice (USPAP).
In preparing this appraisal:
Mark R. De Lisio & Associates LLC was engaged by the client to appraise the market value of the
subject property. It is our understanding that this report will be used by the Town of Andover for
the purpose of establishing a potential acquisition price for the subject property. More specifically,
the owner has expressed interest in selling the property and the town is interested in exercising its
first refusal rights under the Chapter 61 tax lien that encumbers the property.
Peter F. Reilly physically inspected the property on November 16, 2020. Mark R. DeLisio physically
inspected the property on January 8, 2021 and this is the effective date of value of this appraisal. To
develop the appraisal, we inspected the property and investigated available public records, including
but not limited to municipal records and the registry of deeds to obtain relative information.
The Sales Comparison Approach was developed to arrive at an indication of market value for the
subject property. In gathering market data, the following sources were used: LoopNet, Banker and
Tradesman / Warren Group, Multiple Listing Service Property Information Network (MLS-PIN),
real estate agents, brokers, appraisers and other professionals knowledgeable of the market area.
The Cost Approach was not utilized, as no improvements are being valued. The Income Approach
was not utilized, as residential sites are not typically rented in this market area.
Mark R. De Lisio and Peter F. Reilly have reconciled the value indications to arrive at an opinion
of market value for the subject property.
This appraisal report contains sufficient data and analysis for the client to make an informed
business decision. Supporting documentation is retained in our file.

EXTRAORDINARY ASSUMPTION
According to USPAP, an extraordinary assumption is “...directly related to a specific assignment,
which, if found to be false, could alter the appraisers opinions or conclusions.” There is no
extraordinary assumption in this appraisal.

HYPOTHETICAL CONDITION
According to USPAP, a hypothetical condition “...is known to be false but is presumed to be true.”
There is no hypothetical condition in this appraisal.
10

INTEREST APPRAISED
The real estate interest appraised is that of ownership in fee simple title. Fee Simple, is "a fee
without limitations to any particular class of heirs or restrictions, but subject to the limitations of
eminent domain, escheat, police power, and taxation. An inheritable estate."1 In other words, Fee
Simple assumes that the property is appraised as if free and clear of liens or other encumbrances,
except for any existing or proposed easements or other restrictions as noted in this report. No trade
fixtures, personal property, specialized equipment, intangible items, or business value (going
concern) is included in the value indication set forth in this report. As requested, we appraised only
the subject real estate.

DEFINITION OF VALUE
Market Value
As used in this report, Market Value is defined as: The most probable price which a property should
bring in a competitive and open market under all conditions requisite to a fair sale, the buyer and
seller each acting prudently, and knowledgeably and assuming the price is not affected by undue
stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby: (I) buyer and seller are typically
motivated; (ii) both parties are well informed or well advised, and acting in what they consider their
best interests; (iii) a reasonable time is allowed for exposure in the open market; (iv) payment is
made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; (v)
the price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.2

EXPOSURE TIME
According to USPAP, an appraisal must state an opinion of reasonable exposure time linked to a
market value opinion. In USPAP, exposure time is defined as follows: “the estimated length of time
the property interest being appraised would have been offered on the market prior to the hypothetical
consummation of a sale at market value on the effective date of appraisal; a retrospective opinion
based on an analysis of past events assuming a competitive and open market.“ Based on our study
of the marketplace, this appraisal of market value assumes a market exposure time of two to four
months prior to the date of the appraisal. Exposure time differs from marketing time which,
according to USPAP, is defined as: “an opinion of the amount of time it might take to sell a real or
personal property interest at the concluded market value level during the period immediately after
the effective date of an appraisal.” If offered for sale, the forecast marketing time is two to four
months, if priced relative to our market value opinion.
1.

Boyce, Burl N., ed., Real Estate Appraisal Terminology, Revised Edition, Cambridge, Massachusetts, Ballinger
Publishing Company, 1984, p. 102.

2.

As adopted by the Appraisal Subcommittee of the Federal Financial Institutions Examination Council in accordance
with Title XI of the Financial Institution Reform, Recovery and Enforcement Act of 1989 (FIRREA).

11

OWNERSHIP HISTORY
The subject property is under the ownership of Park Family Trust, Robert A. Park Jr. and Sally A.
Francis, Trustees, which has owned it since 2014, when it was transferred between related parties.
The property has been held by the same family for more than 60 years. The most recent deed for the
subject property is recorded at the North Essex County Registry of Deeds, Lawrence, Massachusetts
in Book 13971, Page 66, dated August 8, 2014 and recorded on September 5, 2014. A copy of this
deed is included in the Addendum. It is noted that a portion of the land described in this deed was
sold to the town of Andover on the same day. This transaction is recorded in Book 13971, Page 73.
The subject property is not listed for sale or under purchase and sale contract.

PROPERTY TAX INFORMATION
The following is information regarding the subject property as it appears in municipal records at the
Andover Assessors office.
Address
Map/Parcel

138 Chandler Road
147 / 4

Assessment
Tax Rate
Total Annual Taxes

$11,421 (Chapter 61)
$28.09/$1,000 (Open Space Rate - Fiscal Year 2021)
$321

Assessment
Tax Rate
Total Annual Taxes

$746,288 (“Market”)
$15.29/$1,000 (Residential Tax Rate - Fiscal Year 2021)
$11,411

Andover assessments are effective January 1, 2020 for Fiscal Year 2021. The current “market”
assessment, while significantly less than my market value opinion, is consistent with those of similar
properties in town. The town recognizes separate tax rates for different classes of real estate, with
open space being taxed at one rate ($28.09) and residential at another ($15.29) for Fiscal Year 2021,
as allowed by the Massachusetts Classification Law.
The subject property is assessed and taxed under a Massachusetts Chapter 61 tax lien. This allows
for the reduced assessment of agricultural land, under which the subject applies. However, should
the owner of the subject property desire to sell the subject property, the town has the option to match
any offer and purchase. If the town decides not to purchase, the balance of 10 years back taxes not
paid that otherwise would have been paid would have to be paid in order for the lien to be removed.
The Chapter 61 statute calls this payment of back taxes "rollback" and applies in this instance as the
subject has been classified under Chapter 61 for more than 10 years. The rollback assessment is
significant, as the valuation model used in this appraisal assumes residential development of the
property.
While not precise, the estimated rollback calculation is $11,411 minus $321 equals $11,090 times
10 years equals $110,900, say $110,000. This is the approximate cost for any owner to remove the
Chapter 61 tax lien.
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LOCATION DESCRIPTION
Town of Andover
Andover is a mostly residential community with a population of about 33,200 persons, according
to both census and town records. The land area is 32 square miles. The town is bordered by Methuen
and Lawrence to the north, North Andover to the east, North Reading and Wilmington to the south
and Dracut and Tewksbury to the west.
Andover's location at the junction of Interstate Routes 93 (I-93) and 495 (I-495) has contributed to
its significant growth during the past 50 years. The large open areas, highly regarded school system,
desirable central business district and convenient access to Boston and Interstate Route 95 (I-95)
have been major reasons for the considerable new construction of upper-scale housing during the
past 25 years. In addition, the large industrial area off River Road has added to the tax base by
attracting many upscale occupants. There are three large private employers in Andover, including
Raytheon, Pfizer and Proctor & Gamble.
Form of government is Open Town Meeting, with a five member board of selectman that appoints
a full-time town manager. The town provides a wide range of services consistent with other
suburban communities, including a kindergarten through grade 12 school system, full time fire and
police, library, as well as a full range of community services. Public sewer is available to about half
of the town and town water is available to more than 90 percent of the town. Curbside trash
collection is provided by the town on a weekly basis and recycling service is bi-weekly.
Public transportation in Andover is provided by the Merrimack Valley Regional Transit Authority
(MVRTA), with regularly scheduled routes throughout the region. The Massachusetts Bay
Transportation Authority (MBTA) provides both commuter bus and rail service from Andover to
Boston on a daily basis. Both Boston's Logan International Airport and Manchester-Boston Airport
in New Hampshire provide scheduled air service. Lawrence Municipal Airport, located in
neighboring North Andover, meets the general aviation needs of the area, with runways of 3,900 and
5,000 feet.
Housing is predominantly single-family dwellings, with 14 current offerings priced from $689,900
to $3,100,000, with an average listing price of $1,672,600 or $340 per square foot of gross living
area (GLA). There were 397 sales in the past 12 months with an average sale price of $817,700 or
$280 per square foot of GLA. Most new construction is priced in excess of $800,000.
Demographics
Andover has about 12,950 housing units of which about 76 percent are single-family. Town
occupancy is about 96 percent and 82 percent of units are owner-occupied. The average value of
owner-occupied units is about $608,400. There are about 12,475 households, of which 77 percent
are married couples. The average household size is 2.7 and the median age is about 42 years. About
52 percent of the population are female and 48 percent are male.
13

REGIONAL MAP
(not to scale)
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LOCATION MAP
(not to scale)
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About 97 percent of adults have a high school diploma and about 74 percent have a college bachelor
degree or higher. The median household income is about $148,100 and the median per capita
income is about $66,300. About 33 percent of households earn more than $200,000 annually and
about 16 percent earn less than $50,000. The average travel time for commuters is about 34 minutes,
with 75 percent driving alone. About 4.1 percent of the population is below the poverty level,
including 3.0 percent of children under the age of 18 and 6.0 percent of adults over the age of 65.

Neighborhood
The subject property is located on Chandler Road, in the northwesterly geographical section of
Andover. Chandler Road provides access to River Road about one mile to the northwest. The I-93
interchange at River Road is about 1.5 miles northwest of the locus. Chandler Road also provides
access to nearby Greenwood Road, which provides access to Lowell Street (Route 133) about two
miles south of the locus. The West Andover Fire Station is at the intersection of Chandler Road and
Greenwood Road, about one quarter mile southeast of the locus. The I-93 interchange at Lowell
Street is less than 2.5 miles south of the locus. Andover’s central business district (CBD) is about
three miles to the southwest. Andover’s MBTA Commuter Rail Station is at the westerly fringe of
the CBD. The overall quality of this access is considered average for Andover.
The subject neighborhood is defined as Chandler Road from Greenwood Road at the southeast to
River Road at the northwest, a total length of about 1.5 miles. Property uses in the neighborhood are
predominantly single-family residential. The subject’s former agricultural use is one of the few
remaining in the area, which was once dominated by such uses. Other uses in the neighborhood
include the former town land landfill that abuts the subject property to the south. There is a golf
practice facility (driving range) located just northwest of the subject. This facility was developed
about 25 years ago from a former farm. Nearly all changes of use in the neighborhood over the past
60 or so years have been from agricultural to single-family residential. The mixture of uses in the
neighborhood are long-standing and appear to be in harmony.
I-93 abuts the subject property to the west but is several hundred feet westerly and somewhat down
grade from Chandler Road, where the majority of the subject’s development land lies. The close
proximity to the busy interstate highway could be considered detrimental to any potential residential
development of the property. However, nearly all of the land abutting both I-93 and I-495 has been
developed over the past 50 to 60 years and there has not been any lack of demand for these
properties. If potential residential development of the site is concentrated at the easterly end, any
potential adverse impact from I-93 can be mitigated by berms and/or vegetation.
The presence of the abutting former landfill should not deter development of the subject, as the
landfill was closed nearly 50 years ago and subsequently capped. The town plans to re-cap the
landfill in the future to bring its condition to current state environmental standards. Given all factors,
particularly the scarcity of development sites in town and the high demand for residential dwellings
in town, the subject should be a highly desirable development site.
16

ECONOMIC & MARKET CONDITIONS
Coronavirus / COVID-19
The Coronavirus (a.k.a. COVID-19) Pandemic has dramatically impacted the U.S. and world
economies. State and local government-imposed shutdowns began the week of March 9th. All events
where large groups of people congregate (athletic events, concerts, churches, etc.) were canceled
or postponed indefinitely. Some states began the “re-opening” process in early May, with most states
following suit by early June. In virtually all cases, the re-openings have limitations and other safety
requirements. For example, restaurants are operating at no more than half capacity.
The impact to the economy has been dramatic. By mid June, more than 42 million unemployment
claims were filed since mid March. All major stock market indexes were down by about a third by
the end of March, before recovering to within five percent of the February highs in early June. Crude
oil prices dropped by more than 65 percent between mid January and mid April. On April 20th,
however, crude oil prices in the U.S. traded below $0 for the first time in history. By the third week
of May the oil price returned to the low $40's per barrel by late June and have remained there into
August. U.S. Gross Domestic Product (GDP) declined by about a third (annualized) in Q2 2020 and
global economic output is expected to decrease by about 5.2 percent in 2020, including about 6.5
percent in the U.S. and 9.1 percent in Europe.
The shutdown of the U.S. economy is unprecedented. Given the breadth and scope of business
closures in the U.S., it is likely that the economy will be in a depressed state for an significant period
of time. The U.S. Federal Reserve Bank (Fed) and the U.S. Treasury Department responded with
dramatic action (see later discussions on Interest Rates and the Repo Market). On March 27th, a $2
trillion stimulus bill (CARES Act) went into effect. The Fed added about $2 trillion in liquidity and
their holdings of U.S. Treasury Bonds now stands at about $7 trillion. The Congressional Budget
Office (CBO) projects a U.S. Federal Budget deficit of $3.7 trillion for the Fiscal Year Ending
September 2020. More Federal stimulus is expected in Q3 2020.
Despite the Fed’s and the U.S. Government’s recent dramatic action, the long term impact remains
to be seen. The sections that follow are in large part a reporting of historic and anticipated economic
and market conditions effective at the beginning of 2020, well before the public was aware of the
Coronavirus.
Overview
The U.S. economic recovery following the “Great Recession” of 2008 / 2009 lasted about ten years,
which was the longest in history. At the beginning of 2020, the recovery was at 127 months, while
the average recovery length since World War II was 58 months. The business cycle has been getting
longer for some time. Between 1945 and 1981, American economic expansions lasted for about 3.7
years on average. Since then they have stretched on for more than eight years. But as they have
grown lengthier, they have become weaker, too.
Since 2012, real GDP growth averaged about 2.2 percent annually. Between the 1970s and the
1990s, average GDP growth was 3.3 percent. Between 1996 and 2000 (the dot com run-up), GDP
17

growth ranged from 3.8 to 4.7 percent and averaged 4.3 percent. In 2019, real GDP grew by about
2.3 percent for the year, down from 2.9 percent in 2018 and 2.2 percent in 2017. The expectation
is for lower GDP growth of between 1.5 and 1.8 percent for 2020 and some are predicting an
average of 1.5 percent or less for the decade of the 2020s.
The continuing demographic shift is a major issue in the expected GDP growth rate decline, as the
U.S. birth rate is 1.8, less than the rate of 2.1 that is required for “zero population growth.” The U.S.
rate of population growth has been buoyed in recent years by immigration, both legal and illegal.
The rates of population growth in other developed nations, particularly Europe, is much less than
in the U.S.
Increases in asset prices was the primary backbone of the recent economic recovery, driven largely
by historic low short term interest rates keyed by the Fed. On the heels of a volatile year in 2018,
the stock markets grew strongly in 2019. The S&P 500 grew by 29 percent for the calendar year,
closing just shy of 3,300, which was the best rate of growth since 2013. All classes of real estate
experienced dramatic increases in prices during the recovery, with apartments being the largest and
residential dwellings the smallest. Most classes of real estate have returned to all-time highs or have
exceeded them.
Unemployment
In October 2009, the U.S. unemployment rate rose to 10 percent, a level not seen in nearly 30 years.
During the subsequent economic recovery, the unemployment rate declined gradually to the
February 2020 rate of 3.5 percent. Between October 2010 and February 2020, the U.S. economy
added jobs for 113 consecutive months. Nearly 20 million jobs were added during this period. About
2.1 million jobs were added in 2019 and 2.2 million in 2018.
However, in April 2020, the unemployment rate rose to 14.7 percent in the wake of the Coronavirus
Pandemic economic shutdown. This was the highest unemployment rate since the Great Depression.
More than 40 million jobs were lost in three months, nearly double all of the jobs that were created
during the ten year recovery. In November 2020, the unemployment rate dropped to 6.7 percent,
down from 6.9 percent in October and 7.9 percent in September. It is down from the pandemicinduced high of 14.7 percent in April, but down from the recent low of 3.5 percent in February 2020.
About 245,000 jobs were added in November, less than expected and less than the 638,000 added
in October and 661,000 in September. About half of the jobs that were lost in March and April due
to the pandemic shutdowns have been restored. There are now about 10.7 million unemployed
persons in the U.S., which is still 4.9 million higher than February. The number of long-term
unemployed (27 weeks or longer) increased by 385,000 to 3.9 million, or about 37 percent of total
unemployed. In November, 21.8 percent of employed persons worked at home (teleworked) due to
the pandemic shutdowns, up from 21.2 percent in October. In November, 14.8 million persons were
unable to work because their employer was closed or lost business due to the pandemic.
"U-6," the broadest category of the unemployment rate, was 12.0 percent in November, down
slightly from 12.1 percent in October 2020, 12.8 percent in September and 22.8 percent in April, at
18

the peak of the pandemic shutdowns. The U-6 was 6.8 percent in November 2019. The current rate
is less than the 17.2 percent rate at the peak of the 2007 / 2008 Great Recession. The U-6 rate
includes everyone in the official unemployment rate plus marginally attached workers, meaning
those who have stopped looking for work. The main unemployment rate includes everyone who
actively sought work in the previous four weeks. Many non-economists feel that the U-6 is the
“real” unemployment rate.
The average hourly earnings for employees on nonfarm payrolls in November 2020 was $29.58, up
from $29.49 in October and up from $28.34 year over year. The November 2020 labor force
participation rate was 61.5 percent, down from 61.7 percent in October, down from 63.4 percent in
April at the peak of the pandemic shutdowns and 1.9 percent less than the pre-pandemic rate in
February. The rate was 63.2 percent in November 2019. The labor force participation rate is defined
as the percentage of people over age 16 who either have a job or are actively searching for one. This
rate peaked at 67.3 percent in January of 2000 and the recent high was 66.4 percent in January 2007.
The employment to population ratio in November was 57.3 percent, down slightly from 57.4 percent
in October but up from 51.3 percent in April, which was the lowest in the nation’s history. This rate
was 65.4 percent in February, pre-pandemic.
The Massachusetts seasonally adjusted unemployment rate was 6.7 percent in November of 2020,
down from 7.4 percent in October and 9.8 percent in September. The recent rates are down from the
nation’s high of 16.2 percent in July and the current rate is up from 3.9 percent year over year. Prior
to April 2020, the unemployment rate had been under 4.0 percent for 48 consecutive months. About
12,200 private sector jobs were added in November and nearly 212,000 jobs were added over the
previous five months. The labor force participation rate in Massachusetts was 63.1 percent in
November, down from 63.7 percent in October 2020 and down from 67.9 percent year over year.
There are about 241,000 unemployed persons out of a labor force of about 3,578,000. Nearly 44,000
people left the labor force in November and 155,600 October after increasing by 241,000 in
September. The labor force is down by nearly 250,000 since the beginning of 2020.
Annualized wage growth in the U.S. was 3.0 percent in 2019, exceeding the Consumer Price Index
(CPI) for the second consecutive year. CPI averaged about 1.8 percent for the last five years. Wage
growth had been a concern for the first nine years of the recent recovery / expansion, when the
average was less than 3.0 percent annually. The 2017 comprehensive tax reform bill reduced both
corporate tax rates and capital gains. As a result, billions of dollars that had been held by U.S.
corporations in foreign countries returned to the U.S. With the tax cuts came an increase in the U.S.
Federal Budget Deficit, now at about $1 trillion and the national debt now stands at about $22.7
trillion.
Prior to the Coronavirus Pandemic, the Congressional Budget Office (CBO) projected job growth
averaging only 50,000 per month for the 2020 decade. Declining population growth and
demographic changes were mentioned earlier, but technology is another important reason for lower
expected job growth, as certain types of menial jobs will be permanently eliminated. Despite this,
the CBO forecasted that unemployment would remain at less than 5.0 percent throughout the decade.
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Interest Rates / Money Supply
The Federal Reserve Bank (Fed) raised the Federal Funds Rate for the first time in nearly a decade
in December of 2015. Since then, it raised this rate eight more times, most recently on December
19, 2018. However, the Fed cut rates three times in 2019, beginning on July 31st. This was the first
Fed rate cut since 2008. Federal Reserve Chairman Jerome Powell said the first interest rate cut
since the financial crisis was to “insure against downside risks.” All of this took place prior to the
Coronavirus shutdowns.
At an emergency meeting on March 3, 2020, the Fed announced a 50 basis point rate cut in response
to financial turbulence resulting from the Coronavirus / COVID-19. Then at another emergency
meeting Sunday March 15, 2020, the Fed cut the rate by another 100 basis points, so the Federal
Funds Rate range now stands at zero to 0.25 percent. At its Open Market Meeting on June 10th, the
Fed announced that rates would remain at the current levels through the end of 2022. The Federal
Funds rate is the interest rate at which depository institutions (banks and credit unions) lend reserve
balances to other depository institutions overnight, on an uncollateralized basis.
At the March 15th emergency meeting the Fed also announced a $700 billion quantitative easing
(QE) program to try to help shield the economy from the effects of the Coronavirus. As part of this
program, the Fed also cut the reserve requirements for thousands of banks to zero. What this means
is that for an undetermined length of time, these banks will no longer be required to have the 10
percent reserves against new loans. The reserve requirements were put into effect in the aftermath
of the 2008 financial crisis. On March 23rd, The Fed said that it would spend any amount of money
necessary to support the flow of credit to employers, businesses and consumers.
The aforementioned $2 trillion CARES Act followed on March 27th. Of this, $454 billion is
allocated for the U.S. Treasury to make loans and other investments in various kinds of financial
instruments. Included will be corporate bonds and bond ETFs in the open market, which is
unprecedented. An important part of the SPV program is that the Treasury, in a manner of speaking,
can direct the Fed to create more money. Because the Treasury reports directly to the President, this
means that, for the first time, the Fed is no longer perceived to be a non-political entity. A number
of economic analysts are concerned about the ramifications a politically-influenced Fed will have
on the money supply.
It is not unreasonable to think that the recession would have occurred with or without the
Coronavirus Pandemic. In fact, the National Bureau of Economic Research (NBER) reported in June
that the recession began in February, ahead of the Pandemic shutdowns. As stated previously, the
ten year recovery from the Great Recession was the longest in history at 128 months. Short term and
long term interest rates “inverted” in March of 2019. The previous three times that short-term
interest rates moved above 10-year Treasury Bonds were in 1989, 2000, and 2007, which preceded
the last three U.S. recessions. At its June Open Market Meeting, the Fed predicted a 6.5 percent
decline in U.S. Domestic Product in 2020 and a 4.0 to 5.0 percent increase in 2021. The Fed projects
an unemployment rate of 9.3 percent at the end of 2020, 6.5 percent at the end of 2021 and 5.5
percent at the end of 2022. The unemployment rate decline is already well ahead of the Fed’s
projection.
20

Repo Market
One of the under reported stories in 2019 was the “repo rate spike” that took place during the week
of September 16, 2019. The spike resulted in rates going from the typical 2.0 percent range to as
high as 10 percent for short term borrowing. “Repo” is short for “repurchase agreement,” where
banks and other large financial institutions borrow cash from the four largest U.S. Banks (JP Morgan
Chase & Co., Bank of America, Wells Fargo and Citibank) for short periods of time while pledging
assets like short term Treasury Bills as collateral. One cause for the rate spike was said to be a
shortage of cash in the system caused by all of the lending that has been taking place over the recent
months and years. Another reason given is the cash reserve requirements placed on the banks
following the 2008 financial crisis.
This overnight spike in short term borrowing rates resulted in the Fed eventually stepping in with
a “short term” cash infusion to the system of $75 billion that has now grown to more than $400
billion. In his Podcast on February 5, 2020, former CIA financial analyst and currency expert James
Rickards characterized this Fed action as “QE4," although the Fed did not formally name its
dramatic response to the repo rate spike. In a speech given on February 10, 2020, Fed Chairman
Powell said that the repo response was a technical measure and not a change in monetary policy.
Rickards speculated on his February 5, 2020 Podcast that one or more of the large financial
institutions could be under major financial stress. Comments from the banks themselves indicated
that they had/have plenty of cash on hand to meet regulatory requirements but have chosen to keep
it on deposit with the Fed instead of exposing it to the riskier repo market. This chain of events
explains at least in part why the Fed stepped in and dropped its key rate on October 30, 2019 for the
third and final time of the year. Relatively little has been published about the repo market events,
particularly in the ensuing months. On March 12, 2020, the Fed announced that it would be
expanding the repo program up to $1.5 trillion, but the underlying reasons remain unpublicized.
These events have already been overshadowed by the Fed’s dramatic action in response to the
Coronavirus Pandemic economic shutdown.
Real Estate
Investors anticipated continued leveling in commercial real estate market (CRE) for 2020, after price
increases of more than 70 percent in all CRE classes since 2012. Rents have increased and vacancies
have decreased slowly but steadily in all classes, due mainly to job growth combined with little new
supply (except apartments). Further, many commercial tenants continue to shrink space
requirements in return for efficiency, as companies are increasing relying on technology rather than
more square footage.
As was the case in 2018 and 2019, appreciation was expected to continue be fairly flat in most CRE
markets, so most increases in profits will have to continue to be made on the operating side. This
will be difficult, as data from Integra Realty Resources (IRR’s) “2020 Commercial Real Estate
Trends Report” (IRR-2020) shows that operating expenses are expected to continue to increase at
a higher rate than rents, a trend that began in 2018. It is noted that IRR is the world’s largest real
estate valuation company, with 49 offices in the U.S.
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The delinquency rate for U.S. commercial real estate loans in commercial mortgage-backed
securities (CMBS) continued to decline in 2019, according to data from Trepp LLC. Their most
recent report dated September 2019 placed the rate at 2.51 percent, down from, 3.41 percent year
over year. The all-time high CMBS delinquency rate was 10.34 percent in July of 2012. CMBS was
about an $800 billion market nationally at the end of 2019.
The impact on real estate valuations resulting from the Coronavirus Pandemic economic shutdown
remain to be seen and it could be well into Q4 before there is enough reliable market data to see the
trend.
Single Family Housing
The national home ownership rate was at 64.8 percent at the end of 2019, up from 64 percent the
previous three years. Still, it remains much lower than the pre-recession high of 69.2 percent in
2008. Nonetheless, it can be said that the high ownership rate contributed to the bubble, as under
qualified buyers and inflated prices resulted in the recessionary crisis that took several years to
unwind. As stated previously, the expectation is that home ownership will remain in the 63 to 65
percent range for the foreseeable future. CoStar analytics stated that part of the problem is the
mismatch of buyer preferences and available inventory. As older homeowners seek to downsize,
larger dwellings (“McMansions”) have little appeal to millennials who marry later and have fewer
children than their predecessors.
The new home sector is in its sixth year of growth following several weak years. Housing starts in
2019 were about 1.29 million, up from 1.26 million in 2018, from 1.33 million in 2017 and up from
an average of about 1.1 million the prior three years. With households increasing by 1.2 million
annually and about 300,000 homes being demolished each year, it would seem that there is a
shortage of housing. However, much of the shortage has been offset by the increases in apartment
construction, which has increased dramatically during the current recovery / expansion.
The S&P / Case-Shiller 20 City Index grew by about 2.6 percent in 2019, down from 4.7 percent
in 2018 and down from 6.0 percent in 2017. The index indicates that average prices nationally are
now higher than peak levels prior to the housing bubble and the last recession.
Lack of down payment and under supply of lower priced homes remain obstacles to first time home
buyers. Many people in this category are encumbered with student loan debt, which results in FICO
scores below the desired 660 threshold for creditworthiness. Home mortgage lending rates remain
near all-time lows, and are lower than they were at the end of 2018.
The National Association of Realtors (NAR) reported in December 2019 that the average home price
(nationally for all types) was $274,500, up by 7.8 percent year over year. There were 94 consecutive
months of year over year price increases through 2019. Total sales volume of existing homes in
2019 was about 5.54 million, up from 5.2 million in 2018. According to NAR, existing home sales
represent about 87 percent of all transactions. Homes were selling in 41 days, down from 46 days
year over year. There was about a three month supply of homes on the market at the end of 2019,
down from a nearly four month supply a year earlier.
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Conclusion
The U.S. expansion / recovery following the 2008 / 2009 “Great Recession” lasted about ten years,
the longest in history. Despite this, average annual growth of real GDP averaged only about 2.0
percent since 2012. In 2019, real GDP grew by about 2.3 percent following 3.1 percent growth in
2018, while CPI averaged 1.8 percent the previous five years. At the beginning of 2020, The
International Monetary Fund (IMF) had projected GDP growth of about 2.0 in 2020 and 1.7 percent
in 2021. Then the Coronavirus Pandemic happened.
The dramatic recession resulting from the Coronavirus Pandemic economic shutdown beginning in
early March has dramatically altered all economic forecasts for the foreseeable future. By mid May,
many states were beginning to re-open economic activity, with broad precautions. It is reasonable
to assume that many businesses will not be able to re-open and many that do open may struggle to
remain open, as many consumers will be slow to leave home and re-engage in public activities.
Asset values, including real estate and the stock market, exceeded historic highs entering March
2020, prior to the Pandemic economic shutdown. The stock market was dramatically impacted but
leveled and has rebounded dramatically. It will take at least several more months before enough
market data is available to determine the impact of the Pandemic shutdown on real estate valuations.
With the blessing of political leaders, the Federal Reserve and the U.S. Treasury have opened the
floodgates to seemingly endless stimulus, which will add to the already overburdened debt loads and
further currency debasement. At the end of 2019, the federal debt totaled $21.7 trillion and the U.S.
Federal Budget Deficit was about 1.0 trillion. The CARES Act and the new stimulus is expected to
add several trillion dollars to the Federal deficit in 2020. The national debt is growing five percent
faster than GDP. In addition, household debt is $13.5 trillion, corporate debt is $15.5 trillion and
U.S. student debt is $1.5 trillion. Total U.S. debt is about $77 trillion. Including unfunded liabilities
like government pensions, Social Security, Medicare and Medicaid, total government debt is an
estimated $244 trillion.
Consumer savings rates were already on the decline the past five years after having been fairly stable
in the first half of the current recovery / expansion. Emerging and potential bubbles that continue
to bear watching include corporate bonds, declining automobile sales, sub-prime auto loans, student
loan debt and energy sector debt. Keep in mind that operating expenses are expected to continue to
increase faster than rents for all classes of CRE, as market cycles reach maturation.
The Coronavirus Pandemic will continue to have a dramatic impact on world health as well as all
sectors of the world economy. The U.S. economy is resilient but the recovery is expected to be slow,
based on the Fed’s June 2020 pronouncement that interest rates will remain at or near zero until at
least the end of 2022. Most certainly there will be bankruptcies and business closures that will be
permanent and vacancies will rise for most classes of CRE. The lack of certainty with respect to the
depth and breadth of the economic impact will result in challenges in the property valuation area in
the near term, until several more months of market data is available.
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PROPERTY DESCRIPTION
The subject property is a highly irregular-shaped parcel that is situated along the southerly side of
Chandler Road. The most accurate depiction of the property is on a “Plan of Land” that was drawn
by Scott L. Giles P.L.S. of Richard F. Kaminsky & Associates, Inc. of Lawrence, Massachusetts for
the Town of Andover. The referenced plan is dated May 24, 2010 and was adopted by the Town of
Andover Planning Department on June 11, 2014. It was recorded at the North Essex County Registry
of Deeds on
September 5, 2014
as Plan Number
17152. The subject
property is “Parcel
C” on this plan. A
copy of the portion
of this plan
depicting the subject
property is shown
on Page 26 and a
copy of the
complete plan is
included in the
Ad dend u m . An
aerial image of the
site is shown at the
right.
According to the
referenced plan of
land, the subject
property has land
area of 38.883 acres
with frontage (in
two courses) of 460
feet at the easterly
end and 219 feet at the westerly end. Based on town wetland maps, it appears that the site is about
70 percent upland and 30 percent wetland. Topography of the site varies from generally flat and
level to gently sloping, generally downward from the east to the west, toward I-93. The property was
used for many years for agricultural purposes, but has been dormant for several years. The site is
clear of large trees for the most part and is covered with scrub vegetation throughout.
Chandler Road is owned and maintained by the Town of Andover. The roadway is paved with
bituminous concrete and there is some municipal storm drainage. There is no curbing or sidewalk.
Utilities available to the subject include water, natural gas, electricity, telephone, cable television
and internet. A new water main was just installed in the fall of 2020. Utility cables are mounted on
poles at the edge of the roadway.
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TOWN ASSESSORS MAP
Map Is Oriented North / South
(not to scale)
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PLAN OF LAND
Taken From Registry Plan #17152
(not to scale)
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Town sewer is not available to the subject property at the present time but based on town sewer
mapping it is available nearby on Chongris Circle. A “cross-country” extension of about 300 feet
could bring town sewer across Chandler Road to the border of the subject property. In order to
provide town sewer to the subject for a potential development, it is likely that a force main / pump
station would be required. The costs associated with this will be discussed later in the Sales
Comparison Approach.
The subject property lies in Andover’s SRC - Single Residence C zoning district, where singlefamily residential uses are predominant. Multi-family residential uses are not allowed in this zoning
district. The minimum dimensional requirements in the SRC district include 43,560 square feet (one
acre) of land area and 180 feet of frontage. The minimum setback requirements include 50 feet at
the front and 30 feet each at the sides and rear. A maximum building height of 35 feet is allowed as
well.
In 2010, the owner commissioned a “yield survey” in order to determine the maximum development
potential of the subject property. A set of plans were drawn by DK Engineering Services of
Windham, New Hampshire dated May 20, 2010. The plan assumed a 36 unit project under the
“Attached Cluster” provision of Andover’s Zoning Bylaw in Section 7.3. Under this section,
attached unit projects can be approved by the Planning Board on lots of not less than 10 acres and
not more than 25 acres, with 50 feet of frontage. It is noted that town sewer is required for this type
of development. As discussed previously, town sewer is available nearby and could be extended to
the property in order to facilitate this type of project.
In 2010, the land area of the subject property was assumed to be 49.3 acres, which is greater than
the current land area of 38.883 (say 38.9) acres based on the 2014 Plan of Land referenced
previously. It is noted once again that the owner conveyed two parcels to the Town of Andover in
2014, which accounts for the subject’s smaller lot size than at the time the yield plan was drawn.
With less land area than in 2010, the lot/unit yield for the subject property would be less now that
it was in 2010, when the yield plan was done. The current yield is based on the amount of available
upland that would be required for a typical building lot, or one acre in the SRC district. The wetlands
were based on the town mapping at that time, which seems to be about the same now as it was in
2010, or about 30 percent of the total land area, or 70 percent upland.
The current land area of the subject property of 38.9 acres represents about 79 percent of the land
area of 49.3 acres that was used to determine the potential yield in 2010. With 36 lots/units assumed
at that time, the current yield would be 28.44 (36 lots/units times 79%) say 28. The yield plan
assumed a subdivision of two lots, each with more than 10 acres but less than 25 acres and each
having at least 50 feet of frontage on Chandler Road.
All on-site roadways that would provide access to the lots/units would be privately maintained, but
would be constructed to town standards, with 30 feet of width and adequate circulation for fire
department vehicles. Perhaps two curb cuts depicted on the 2010 yield plan could be consolidated
into a single curb cut for safety reasons. This would also reduce the infrastructure construction and
project maintenance costs.
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2010 YIELD PLAN - DEVELOPMENT AREA SHOWN ONLY
Provided By The Owner
(not to scale)
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Proposed buildings would range in capacity from three to six units each, as required by zoning.
Recent projects of this type in town have units that range between 2,200 and 2,400 square feet of
net living area (NLA) each, with two or three bedrooms, 2.5 bathrooms and a two car garage. Most
have first floor master bedroom suites, as projects of this type tend to appeal to “empty nesters” and
active seniors. Units are typically bought with very large down payments or all cash.
It is worth mentioning that the owner also had a lot yield survey done by a local engineer about 20
years ago that determined the yield for a conventional single-family residential subdivision to be 12
lots. While no roadways were depicted on this plan, it seems likely that a conventional subdivision
development would require between 2,000 and 2,500 feet of roadway and would require several
wetland crossings. It would seem that the roadway and infrastructure costs for a conventional
subdivision of 12 lots would be at least as much if not greater than for an attached cluster
development of 28 lots/units. In addition, the cluster option is sufficiently distant from I-93 so as
to render it much less of a nuisance than a conventional subdivision.
Further, the subject property lies in Andover’s WPOD - Watershed Protection Overlay District. The
primary reason for the WPOD is to preserve and protect surface and ground water resources in the
Fish Brook/Haggetts Pond Watershed area, which are part of the town’s water supply. The WPOD
imposes additional restrictions on development, particularly setback from the water bodies. Fish
Brook runs in close proximity to the subject property but the portion of the site assumed to be
developed for the attached cluster project is well in excess of the 200 foot setback requirement from
the water body. This appraisal assumes that the attached cluster development scenario under
consideration in this appraisal would not be adversely impacted by the WPOD.
According to the "List of Confirmed Disposal Sites and Locations to be Investigated," published by
the Massachusetts Department of Environmental Protection (DEP), the subject site is not included
on a list of either confirmed or suspected toxic waste sites. As stated previously, the subject property
abuts a former town landfill that was closed and capped in the mid 1970s. There are plans to re-cap
the former landfill in the future. There are no known soils contamination issues for the subject
property resulting from the proximity to the former landfill. This appraisal assumes that the subject
property is not adversely impacted by soils contamination.
There is 150 foot wide New England Power easement that traverses the subject property from
Chandler Road to I-93 along its easterly border (northerly to southerly). The attached cluster
development option would not be impacted by the power easement. The power lines are very high
and the poles are sufficiently distant from one another so as not to be a dramatic visual nuisance. If
any adverse easement is found, we can render an opinion regarding the impact of any such easement
on the value of the subject property at that point in time, if desired.
According to FIRM Map Community Panel Number 25009C0212F, dated July 3, 2012, the subject
property is in Flood Hazard Area Zone X, "Areas of Minimal Flood Hazard.” A copy of the
appropriate section of the referenced flood map is included in the Addendum.
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HIGHEST AND BEST USE
Highest and Best Use is "The reasonably probable and legal use of vacant land or an improved
property, which is physically possible, appropriately supported, financially feasible, and that results
in the highest value."3 Highest and best use assumes that a parcel of land is vacant or that it can be
made vacant through the demolition of any improvements. In this analysis, the question asked is,
if the land was vacant, what use should be made of it? To answer this question, the following tests
are made.
Legally Permissible: Legal permissibility generally speaks to the development potential of a
property and must address all issues with respect to capability for a proposed development to
comply with requirements set forth by all laws, bylaws, ordinances, rules, regulations and standards.
The subject property is in Andover’s SRC - Single Residence C zoning district, where single-family
residential uses are predominant. There is an “Attached Cluster” provision in Andover’s Zoning
Bylaw that allows attached units provided that certain conditions are met. As discussed previously,
the subject property is assumed to qualify under this provision.
Physically Possible: This appraisal assumes that development is physically possible on the subject
site at a reasonable cost. However, no engineering or other site studies have been performed as part
of this assignment to determine the suitability of the site for development. The values in this
appraisal are based, in part, upon subsoil conditions that would allow for site preparation without
incurring costs beyond what is considered normal. Given the shape, soils, topography and frontage,
it is reasonable to assume that any of the legally permissible alternatives are physically possible.
Financially Feasible: In appraisal terminology, financially feasible is any use in which there "is a
positive net income or rate of return."4 In other words, there must be profit after the cost to construct
and land value are extracted from the market value. It is the function of the Highest and Best Use
analysis to investigate the zoning, assumed physical capacity of the land and the market value of the
legally permissible and physically possible alternatives. Based on our knowledge of the marketplace,
any of the legally permissible and physically possible uses for the subject property would be
financially feasible.
Maximally Productive: Among financially feasible uses, "the use that provides the highest rate of
return, or value (given a constant rate of return), is the highest and best use."5 As discussed in the
Property Description, is appears that as many 28 attached residential units are possible under
Attached Cluster provision of the Zoning Bylaw. This appears to provide the greatest yield to the
land at the lowest per unit cost. Therefore, we conclude that the development of a 28 unit attached
cluster subdivision is the Highest and Best Use of the subject property.

3

Appraisal Institute, The Appraisal of Real Estate, 11th ed.. Chicago: Appraisal Institute, 1996, page 50.

4

Ibid.

5

Ibid.
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THE VALUATION PROCESS
Appraisers commonly think of value in three ways: 1. The value indicated by recent sales of
comparable properties in the market, known as the Sales Comparison Approach. 2. The current cost
of replacing a property, less depreciation from all sources, that is, physical deterioration as well as
functional and external obsolescence, known as the Cost Approach. 3. The value which the
property's net earning power will support, based upon a capitalization of net income, known as the
Income Approach.
In this appraisal, the Sales Comparison Approach was developed. The Cost Approach was not used
in this appraisal, as only land is being valued. The Income Approach was not used, as residential
land is almost never rented. The Sales Comparison Approach is the primary approach for a property
like the subject property and is sufficient to provide a reliable market value opinion that meets the
needs of the client.

SALES COMPARISON APPROACH
The Sales Comparison Approach is developed in almost every appraisal of the value of real
property. The value opinion by this approach frequently is defined as "the price at which a willing
seller would sell and a willing buyer would buy, neither being under abnormal pressure." This
definition assumes that both buyer and seller are fully informed as to the property and state of the
market for that type of property, and that the property has been exposed in the open market for a
reasonable time.
The application of this approach produces an opinion of value of a property by comparing it with
similar properties of the same type and class that have been sold recently or are currently offered
for sale in the same or competing areas. In this appraisal, the Sales Comparison Approach will be
used as a component of a “development analysis.” To this end, we have analyzed recent sales of
newly and recently-constructed condominium units located in Andover. The sales will be used to
establish the value of a typical condominium unit to be constructed on the subject property under
an attached cluster development scenario. These sales are shown on the grid on the following page.
A location map and exterior images of the sale properties are included in the Addendum.
Sales C1 - C4 are recent sales of condominium units located in Andover. Sales C1 - C3 are newlyconstructed and C4 is the re-sale of a unit that was constructed in 2011. This sale was included
because it is located in close proximity to the subject, in the Northfield Commons development, off
of North Street about one mile from the subject property. Sale C2 is a detached unit, while the other
three sales are attached units, either townhouse or duplex. It is noteworthy that Sales C1 and C4 are
part of Chapter 40B complexes, where 20 percent of the total units in the project are “affordable”
and set aside for moderate income buyers. Sale C2 is part of an age-restricted project, where 15
percent of the units are affordable. Sale C3 is part of a three unit project that was the rehabilitation
of existing structures and was allowed under a special permit with no affordable unit requirements.
Under the attached cluster subdivision assumed for the subject property, there is no affordable unit
requirements. There have been a large number of units developed and constructed under this
provision at the nearby Andover Country Club.
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Comparable Sales - Condominium Units
Sale

Location

#
SUBJECT

138 Chandler Road

Sale

Year

Sale

Room Ct

Unit

Price/s.f.

Date

Built

Price

Parking

s.f.

NLA

N/A

prop.

N/A

6 / 3 / 2.5

2,300

N/A

2,400

$304.17

2,250

$325.34

2,354

$318.56

2,165

$303.00

Andover
C1

36 Taylor Cove

2-car gar
11/3/20

Andover
C2

1 Hood Drive, U191

174 Lowell Street, U3

12/30/20

13 Boardwalk Drive

2020

10/6/20

2020

$732,020

10/30/20

2011

8 / 3 / 3.0
2 car gar

$749,900

renov.

Andover

6 / 3 / 2.5
2 car gar

new

Andover
C4

$730,000

new

Andover
C3

2020

7 / 3 / 2.0
2 car gar

$656,000

6 / 3 / 3.5
2 car gar

All four sales have three bedrooms and at least two full bathrooms. All have two car garages and
custom kitchens. Sale C3 was the only unit with a second floor master bedroom, while the other
three have first floor master bedrooms.
For condominium units, sale price per square foot of net living area (NLA) is considered a reliable
unit of comparison and has been used here. The sale price per square foot indicated by the four sales
is $303.00 to $325.34, which is narrow. The sale units range in size from 2,165 to 2,400 square feet
of NLA. The typical subject unit is assumed to be 2,300 square feet. The prices per square foot of
Sales C1 and C4 are at the low end of the range. Sale C1 is the least desirable location of the four
sales, being in the Ballardvale section of town. Sale C4 is a ten year old unit. Sale C2, at the high
end of the range, is a detached unit, which tends to be more desirable than attached units. Sale C4
is a complete renovation, while “as new” inside, still a bit less desirable than new construction from
the ground up.
For a typical proposed unit for the subject property, a value of $320 per square foot is reasonable.
For the typical assumed 2,300 square foot subject unit, the value is $320 times 2,300 square feet
equals $736,000, say $735,000. For 28 potential units, the gross sellout is 28 times $735,000 equals
$20,580,000.
Development Analysis
The gross sellout of 28 potential condominium units is not the market value of the subject property.
Since this appraisal is for the valuation of raw land (with no development approvals), all costs
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associated with developing, constructing and selling the project must be deducted, with what
remains being the value of the underlying raw land.
The cost to obtain development approvals for the project will be significant. The project must be
engineered, units designed, and presentations must be made to various town agencies as part of the
approval process. It is reasonable to assume a cost for this process of $250,000, or about $8,900 per
unit, which is fairly consistent with projects of this type in the local market area. On Page 12, the
Chapter 61 Rollback (to remove the lien) was estimated to be $110,000. This is deducted as a project
cost as well.
Under local zoning, an attached cluster development must have town sewer. As stated previously,
town sewer is available nearby on Chongris Circle, about 300 feet from the border of the subject
property at Chandler Road, along its easterly course of frontage. From that point, the sewer would
need to be extended another 600 or so feet to the development site. So, a total of 900 feet of cross
country sewer line would need to be approved by the town and installed. This could be done either
along Chandler Road or on the subject site crossing what appears to be a good deal of wetland.
While neither of these options is optimal, it would seem that the wetland crossing would be the least
intrusive and costly, as the disturbed wetland areas can be restored. This assumes of course, that
there are no protected habitat in the areas to be disturbed.
Since the elevation of the subject property is lower than the connection point on Chongris Circle,
a lift station / force main would be required for the sewer connection. Gravity sewer extensions with
manholes typically range in cost from $50 to $100 per running foot. Assuming the highest cost, a
900 foot sewer extension at $100 per foot would be $90,000. A lift station / force main can add
another $250,000 as a lump sum, for a total of $340,000. Adding $10,000 for contingency, we
assume that the sewer extension is a $350,000 project cost.
Infrastructure costs for the project include all site work including clearing and grading, utilities (all
inground) including all laterals for the individual units, drainage (all on-site), roadway gravel and
pavement, curbing and landscaping. Our estimate is that between 1,400 and 1,600 feet of common
roadway would need to be constructed to provide access to all units. This assumes that the town
would allow a common entrance for the two lot / 28 unit project. Based on recent projects in this
market area, per foot roadway costs typically range between $750 and $1,000-plus per running foot.
We assume 1,500 feet of roadway at a cost of $1,000 per foot or $1,500,000.
Building/unit construction costs include all site work and building construction for several three to
six unit buildings. For the typical 2,300 square foot unit, a construction cost estimate of $150 per
square foot is consistent with activity in the marketplace at the present time. The cost per unit is
$150 times 2,300 square feet equals $345,000, times 28 units equals $9,660,000.
Other costs to be deducted from the gross sellout of the 28 unit project include brokerage
commissions, which are estimated to be about 4.0 percent of the gross sellout. Also deducted is
developer overhead (including real estate taxes and other carrying costs), estimated to be 2.0 percent
of the gross sellout. Developer profit (not including cost of capital) for a raw site equal to 15 percent
of the gross sellout is reasonable in the current marketplace.
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Finally, the cost of capital for the entire holding / sellout period must be deducted. Net cash flows
are discounted at 8.0 percent, which assumes both debt and equity capital. The holding period is
assumed to be 48 months, which includes a 12 month period for engineering, approvals, a six month
period for the construction of site infrastructure and the first units and a 30 month period to construct
the remaining units and sell them to the public. The discount factor is calculated at 32 months, as
sales will not begin until the 19th month and from that point forward as cash flows are expected to
be collected more or less evenly throughout the sellout period.
This development analysis calculation is shown below.
Gross Sellout

$20,580,000

Less Costs
Engineering / Approvals
Chapter 61 Rollback
Sewer Extension
Roads & Infrastructure
Unit Construction
Sales Commissions (4%)
Overhead (2%)
Profit (15%)
Total Costs

$

250,000
110,000
350,000
1,500,000
9,660,000
823,200
411,600
3,087,000
(16,191,800)

Net Cash Flows
discounted @ 8% / 32 months

$ 4,388,200
0.808810

Indicated Market Value
say

$ 3,549,220
$ 3,550,000

The indicated value of $3,550,000 is the value of the subject property “as is,” with no approvals for
development. This value equates to $91,260 per acre for the 38.9 acre site.
Test of Reasonableness - Acreage Sales
The development analysis valuation can be tested by a brief analysis of recent sales of large
residentially-zoned parcels of land. A sampling of these are shown on the grid below.
Acreage Sales
Sale
#

Address

Town

Sale
Date

Size
Acres

Sale
Price

Price/
Acre

L1
L2
L3

183 Low Street
Dole Place
255 Princeton Street

Newburyport
W. Newbury
Chelmsford

11/25/19
3/1/19
4/15/19

14.23
15.25
34.00

$1,310,000
$800,000
$3,245,000

$92,059
$52,459
$95,441
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Sales L1 - L3 are sales of raw acreage located in the market area. They include one each in
Newburyport, West Newbury and Chelmsford. All three took place in 2019. They are all
residentially-zoned and range in size from 14.23 to 34.00 acres. The indicated sale price range is
$52,459 to $95,441 per acre, which is broad. However, Sale 2 had an anticipated yield of only two
single-family lots, as West Newbury does not have town sewer. Newburyport and Chelmsford both
have sewer and both were acquired for potential multi-family development. These two sales indicate
a much narrower price range per acre of $92,059 to $95,441, which supports the subject’s value per
acre by the development analysis of $91,260. Therefore, these sales are a good “test of
reasonableness” for the subject’s valuation by the Sales Comparison Approach of $3,550,000.
Value by the Sales Comparison Approach
$3,550,000

RECONCILIATION
In this appraisal, the Sales Comparison Approach was developed. The Cost and Income Approaches
were not developed for reasons discussed earlier. The Sales Comparison Approach valuation was
$3,550,000 or $91,260 per acre for the 38.9 acre subject property. This valuation was the result of
a “development analysis,” which assumes that the subject property has the capacity for a 28 unit
attached cluster development as allowed under local zoning. A 2010 “yield study” that showed the
capacity for 36 units was reduced to 28 units, as about 10 acres of land was subdivided and sold to
the Town of Andover in 2014, thereby reducing the amount of upland available for development.
Sales of newly-constructed condominium units were analyzed in order to develop a market value
opinion for the typical unit that could be developed on the subject property. Various development
and construction cost were deducted from the gross sellout of 28 units, with the remainder being the
market value of the subject property “as is.” Once this was completed, recent sales of fairly large
residentially-zoned parcels of land were then analyzed as a “test of reasonableness.”
The Sales Comparison Approach with a development analysis is typically considered the most
reliable methodology for the valuation of developable vacant land, as it reflects the actions of a
prudent, informed investor / developer. Therefore, our conclusion of the fee simple market value of
the subject property, as of January 8, 2021 is $3,550,000. This appraisal assumes marketing and
exposure times of two to four months.
If offered for sale, the market value range is $3,000,000 to $4,000,000. The reason the range is
provided is that certain assumptions made in the analysis are subjective. Further, the lack of
definitive information regarding the subject’s actual development yield and the costs associated with
such a project are factors in the range as well. Finally, the range allows for potential unforeseen
changes in market conditions in the coming weeks and months.

MARKET VALUE

$3,550,000

MARKET VALUE RANGE

$3,000,000 to $4,000,000
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CERTIFICATION OF APPRAISER
I certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal, unbiased professional analyses, opinions, and conclusions.
I have no present or prospective interest in the property that is the subject of this report, and I have
no personal interest or bias with respect to the parties involved.
I have no bias with respect to the property that is the subject of this report or to the parties involved
in this assignment.
My engagement in this assignment was not contingent upon developing or reporting predetermined
results.
My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the amount
of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal.
My analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP).
I have made an inspection of the property that is the subject of this report and performed nearly all
of the tasks involved in completing the assignment.
No one provided significant professional assistance to the persons signing this report, except as cited
within the body of this report.
I have not performed any professional services (appraisal or otherwise) on the subject property in the
three years prior to the acceptance of this appraisal assignment.

________________________________
Peter F. Reilly, Appraiser
Mass. Certified General Appraiser #100
January 25, 2021
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CERTIFICATION OF APPRAISER
I certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal, unbiased professional analyses, opinions, and conclusions.
I have no present or prospective interest in the property that is the subject of this report, and I have
no personal interest or bias with respect to the parties involved.
I have no bias with respect to the property that is the subject of this report or to the parties involved
in this assignment.
My engagement in this assignment was not contingent upon developing or reporting predetermined
results.
My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the amount
of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal.
My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP).
I have made an inspection of the property that is the subject of this report and performed a
supervisory role in completing the assignment.
No one provided significant professional assistance to the persons signing this report, except as cited
within the body of this report.
I have not performed any professional services (appraisal or otherwise) on the subject property in the
three years prior to the acceptance of this appraisal assignment.

__________________________________
Mark R. De Lisio, Supervisory Appraiser
Mass. Certified General Appraiser #70494
January 25, 2021
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal is subject to the following General Assumptions and Limiting Conditions:
1. No responsibility is assumed for the legal of description provided and/or used, or for
matters pertaining to legal or title considerations. Title to the property is assumed to be good
and marketable unless otherwise stated.
2. The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.
3. Responsible ownership and competent property management are assumed.
4. The information furnished by others is believed to be reliable, but no warranty is given
for its accuracy.
5. All engineering studies are assumed to be correct. The maps and illustrative material in
this report are included only to help the reader visualize the property.
6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil,
or structures that render it more or less valuable. No responsibility is assumed for such
conditions or for obtaining the engineering studies that may be required to discover them.
7. It is assumed that the property is, as of the Effective Date of the Appraisal, in full
compliance with all applicable federal, state and local environmental regulations and laws
unless the lack of compliance is stated, described, and considered in the appraisal report.
8. It is assumed that the property conforms, as of the Effective Date of the Appraisal, to all
applicable zoning and use regulations and restrictions unless a non-conformity has been
identified, described, and considered in the appraisal report.
9. It is assumed that all required licenses, certificates of occupancy, consents, and other
legislative or administrative authority from any local, state, or national governmental or
private entity or organization have been or can be obtained or renewed for any use on which
the value opinion contained in this report is based.
10. It is assumed that the use of the land is confined within the boundaries or property lines
of the property described and that there were no encroachment or trespass unless noted
within the report.
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11. No environmental impact studies were provided nor performed with regards to this
appraisal.
12. Unless otherwise stated in this report, the existence of hazardous materials, which may
or may not be present on the property, was not observed by the appraisers. The appraisers
have no knowledge of the existence of such materials on or in the property. The appraisers,
however, are not qualified to detect such substances. The presence of substances such as
asbestos, urea-formaldehyde foam insulation, and other potentially hazardous materials may
affect the value of the property. The value opinion is predicated on the assumption that there
were no such material on or in the property, as of the Effective Date of the Appraisal, that
would cause a loss in value. No responsibility is assumed for such conditions or for any
expertise or engineering knowledge required to discover them. The client is urged to retain
an expert in this field, if desired.
13. The appraisers, by reason of this appraisal, are not required to give further consultation
or testimony or to be in attendance in court with reference to the property in question unless
arrangements have been previously made.
14. Possession of this report, or a copy thereof, does not carry with it the right of publication.
It may not be used for any purpose by any person other than the client, the Town of
Andover, without the written consent of the appraisers, and in any event, only with proper
written qualification and only in its entirety.
15. Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraisers, or the firm with which the appraisers are connected)
shall be disseminated to the public through advertising, public relations, news, sales, or other
media without the prior written consent and approval of the appraisers.
16. The forecasts, projections, or operating estimates contained herein are based on current
market conditions, anticipated short-term supply and demand factors, and a continued stable
economy. These forecasts are as of the Effective Date of the Appraisal and are, therefore,
subject to changes with future conditions.
17. The use of this report is subject to the requirements of the state board of registration
relating to review by its duly authorized representatives.
18. There is no guarantee, written or implied, that the property would will sell for our market
value opinion.
19. The appraisers hereby reserve the right to alter, amend, revise, or rescind any portion of
the value or any other opinions expressed herein, resulting from any subsequent data
discovered.
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20. The value opinion contained in this report considers the property in an "as is" condition
on the Effective Date of the Appraisal.
21. The value opinion is predicated on the assumption that the property is not, as of the
Effective Date of the Appraisal, considered contaminated under any and all state laws.
22. The gross areas stated for the subject and the comparables are based on the current
municipal Assessor's Office field card data, architect drawings and/or our measurements.
The areas stated for the comparables are based on data provided by the field cards and/or
confirming sources. No responsibility is assumed for the accuracy of these building areas.
23. Acceptance of this appraisal report and payment of the fee, constitutes acceptance of the
foregoing General Assumptions and Limiting Conditions and any Extraordinary
Assumptions or Hypothetical Conditions.
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APPRAISER’S QUALIFICATIONS

PETER F. REILLY
MASSACHUSETTS CERTIFIED GENERAL APPRAISER #100
NEW HAMPSHIRE CERTIFIED GENERAL APPRAISER #NHCG397
136 Andover Street, Andover, MA 01810

EXPERIENCE
1985 - Present
1979 - 1982

Peter F. Reilly, Self-Employed Real Estate Appraisal Contractor
M.M.C., Inc., Staff Appraiser - Ad Valorem Revaluation

CERTIFICATIONS
Present

Certified General Real Estate Appraiser
Commonwealth of Massachusetts #100, expires 3/23/2022
State of New Hampshire NHCG#397, expires 3/31/2022

RECENT APPRAISAL EDUCATION

2016
2008
2008
2019
2017
2016
2015
2008
2018
2016
2015
2008
2008
2014

Appraisal Institute
“Contract or Effective Rent: Finding the Real Rent”
“Analyzing Distressed Real Estate”
“Appraising from Blueprints and Specifications”
Massachusetts Board of Real Estate Appraisers
“USPAP Update Course - 2021-2021 Version” (also 2018-2019 Version)
“Appraiser’s EXPO - Commercial Program” (also 2007, 2009, 2012, 2013 & 2016)
“USPAP Update Course - 2016-2017 Version”
“Supervising the Trainee Appraiser”
“Buildings with Problems”
McKissock, Inc.
“Appraisal of Fast Food Facilities”
“Managing Appraiser Liability”
“Appraisal of Self-Storage Facilities”
“The Dirty Dozen”
“Income Capitalization”
JMB Real Estate Academy
“USPAP Update Course - 2014-2015 Version”

GENERAL EDUCATION

1979
1975

University of Rhode Island, Kingston, Rhode Island
Bachelor of Science, Business Administration
Andover High School, Andover, Massachusetts

OTHER ACTIVITIES
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1989 - 2008
2005 - 2012
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DEP Approved Septic System Inspector, Comm. of Mass.
Town of Andover, Zoning Board of Appeals
Andover Little League Baseball, Bd. of Directors (President 2010-2012)
F.A.A. Licensed Private Instrument Pilot
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