
 

 

 
 
 
 
 

 
APPRAISAL REPORT ON: 
652 WEST MAIN STREET 

ASSESSOR’S MAP 23, LOT 01 
WEST BROOKFIELD, MASSACHUSETTS 

 
Prepared For:    Mr. James P. Daley 

Highway Superintendent 
Town of West Brookfield 

    2 East Main Street 
    West Brookfield, MA 01585 
 
Prepared By:   Howard S. Dono, MRA, IFAS, ASA 

HOWARD S. DONO & ASSOCIATES, INC. 
    217 West Boylston Street 
    West Boylston, MA  01583 
 
Owned By:    West Main Street Realty, LLC 

P.O. Box 60395 
    Worcester, MA  01606 
 
Project:    West Main Street (Route 9) 
F.A. Project No.:  T.B.D. 
Project No.:    606517 
Date of Valuation:   January 27, 2023 
 
Parcel No. Square Footage Rights taken 
S-6 376 Permanent easement 
S-8 7,069 Permanent easement 
TE-5 520 Temporary (5-year) construction easement 
TE-6 268 Temporary (5-year) construction easement 
TE-13 2,567 Temporary (5-year) construction easement 



 
 

Residential        Commercial        Industrial 

     February 1, 2023 
 
Mr. James P. Daley 
Highway Superintendent 
Town of West Brookfield 
2 East Main Street 
West Brookfield, MA 01585 
 
RE:  Appraisal of Parcel(s)  S-6, S-8, TE-5, TE-6, TE-13 

652 West Main Street, West Brookfield, MA 
 
Dear Mr. Daley: 
 
We are pleased to submit this appraisal report on damages to the subject property resulting 
from the proposed taking(s) and construction.  The purpose of this appraisal is to provide 
our opinion of the  market value of damages to the subject property as the result of the 
taking(s).  The intended use of this appraisal report is to provide just compensation for 
eminent domain acquisition of the rights taken by the intended user, the Town of West 
Brookfield.  The legal interest appraised is the fee simple estate.  The date as of which the 
value estimate shall apply is January 27, 2023, the date of our inspection of the subject 
property.   
 
The scope of the appraisal is suitable to produce a credible appraisal.  Howard S. Dono, 
MRA, IFAS, ASA conducted an inspection of the subject site from the street frontage.  The 
scope of the appraisal is limited to addressing the intended use of the appraisal and includes 
all steps customarily performed by our peers in the valuation of non-complex eminent 
domain acquisitions.  A summary description of the property, the sources of information, 
and the bases of the estimates are contained in the accompanying sections of this report.  
This appraisal assignment has been performed and completed in compliance with USPAP, 
the Code of Professional Ethics, Standards of Professional Appraisal Practice of the 
Massachusetts Board of Real Estate Appraisers, and the American Society of Appraisers, in 
accordance with the provisions of Title III of the Uniform Relocation Assistance and Real 
Property Acquisition Policies Act of 1970, as amended 49 CFR Part 24, and 23 CFR Part 
710, and to conform to requirements of the Federal Highway Administration.  Additionally 
this appraisal satisfies all of the checklist points of the LPA Appraisal Function Job Aid 
(LPA); the six-page LPA is included in the addenda of this report. 
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My opinion of the indicated market value of the direct damages to the subject property as 
the result of the proposed taking and construction, as of January 27, 2023, is: 

 
($3,500.00) 

 
Copies of the report may not represent our actual analyses and conclusion(s) of value, as we have no 
control over the security of the content.  This report must be considered in its entirety and we assume 
no liability for the use of this report by anyone other than the intended user, any use other than the 
intended use, and partial or fraudulent versions of our reports.  The accompanying prospective 
financial analyses are based on estimates and assumptions developed in connection with the 
appraisal.  Some assumptions, however, inevitably may not materialize, and unanticipated events and 
circumstances may occur; therefore, actual results achieved during the period covered by our 
analyses may vary from estimates, and the variations may be material.  Further, we have not been 
engaged to evaluate the effectiveness of management, and we are not responsible for future 
marketing efforts and other management actions upon which actual results will depend. 
 
Respectfully Submitted, 
 
HOWARD S. DONO & ASSOCIATES, INC. 
 
  
____________________________________ 
Howard S. Dono, MRA, IFAS, ASA  
President / CEO, Howard S. Dono & Associates, Inc. 
Massachusetts Certified General Real Estate Appraiser #1204 
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INTENDED USE AND RESTRICTION 
 
This appraisal report was prepared for the client (the Town of West Brookfield), and its use 
is intended solely for the client and its regulatory partners for internal decision making in 
determining and awarding just compensation for the property rights acquired by furnishing 
an opinion of the market value of damages.  This is an Appraisal Report prepared for a non-
complex appraisal assignment.  The information contained in this report is specific to the 
needs of the client and for the intended use stated herein.  The appraiser is not responsible 
for unauthorized use of this report by the client for any unintended use or for use by any 
unintended user. 
 

PURPOSE OF THE APPRAISAL  
 
The purpose of this appraisal is to provide our opinion of market value for awarding the 
legally compensable damages resulting from the acquisition of land and / or rights in land 
for municipal purposes as determined by the laws of the Commonwealth of Massachusetts.   
 

PROPERTY RIGHTS APPRAISED   
 
Where applicable the following definitions apply: 

 
A Fee Simple taking represents the just compensation for the loss in market value paid to the 
owner for an acquisition implying unencumbered absolute ownership for public use.   
 
A Permanent Easement damage award represents just compensation for the permanent use of 
a specific portion of a property, but not ownership in the fee interest of said parcel.   
 
A Temporary Easement damage award represents the just compensation to be paid for the 
temporary acquisition of portions of a parcel of land.  This is based on the market rental value 
with the present owner retaining custody and control of all property rights within the temporary 
easement area.  The term of this easement is for a defined period expressed in years. 

 



City / Town:      West Brookfield, MA 
Owner:              West Main Street Realty, LLC 
Project No.       606517 
Project Name:  West Main Street (Route 9) 
Parcel No(s).:   S-6, S-8, TE-5, TE-6, TE-13 
  

 

6 
 

GENERAL CONTINGENT AND LIMITING CONDITIONS 
 

This appraisal report, the Letter of Transmittal and the Certification of Value are made expressly 
subject to the following assumptions and limiting conditions contained in the report which are 
incorporated herein by reference. 
 
1.  No responsibility is assumed for matters legal in nature, nor is any opinion rendered as to title, 

which is assumed to be marketable.  The legal description contained in this report is assumed to 
be correct. 

 
2.  The Appraisers have made no survey of the property and no responsibility is assumed in 

connection with such matters.  The sketches contained in this report were not completed by an 
engineer and are included only to assist the reader in visualizing the property. 

 
3.  No title search was completed in connection with this appraisal report.  Therefore, no 

responsibility is assumed for matters of a legal nature affecting title to the property nor is an 
opinion of title rendered in this report.  The title is assumed to be good and marketable. 

 
4.  Information furnished by others is assumed to be true, factually correct and reliable.  A 

reasonable effort has been made to verify such information but the Appraisers assume no 
responsibility for its accuracy. 

 
5.  All mortgages, liens, encumbrances, leases and solitudes have been disregarded unless so 

specified within this report.  The property is appraised as though under responsible ownership 
and competent management. 

 
6.  It is assumed in this report that there are no hidden or unapparent conditions of the property, 

subsoil, or structures that would render it more or less valuable.  No responsibility is assumed 
for such conditions or for engineering, which may be required to discover them. 

 
7.  It is assumed that there is full compliance with all applicable federal, state and local 

environmental regulations and laws unless non-compliance is stated, defined and considered in 
the appraisal report. 

 
8.  It is assumed that all applicable zoning and use regulations and restrictions have been complied 

with unless non-conformity has been stated, defined and considered in the appraisal report. 
 
9.  It is assumed that all required licenses, consents or 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 estimate contained in this report is based. 

 
10.  It is assumed that the utilization of the land and the improvements is within the boundaries or 

property lines of the property described and there is no encroachment or trespassing unless noted 
within this report. 

 
11.  In this appraisal report, the existence of potentially hazardous material used in the construction 

or maintenance of any existing buildings, such as the presence of urea-formaldehyde foam 
insulation and/or the existence of toxic waste, was not observed by the appraiser.  The 
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appraisers, however, are not qualified to detect such substances.  The existence of urea-
formaldehyde insulation or other potentially hazardous waste material may influence the value 
of the property.  The appraiser urges the client to retain an expert in the field, if desired.  Please 
note the information supplied in the Site Description - Hazardous Substances Section. 

 
12.  In this appraisal, compliance with the Americans with Disabilities Act (ADA) accessibility 

requirements has been considered.  Unless otherwise noted in this report, no information was 
obtained to indicate compliance or lack thereof to ADA accessibility requirements.  The 
appraiser is not qualified to conduct an ADA accessibility assessment and urges the client to 
retain an expert in this field if desired. 

 
13.  The appraiser will not be required to give testimony or appear in court because of having made 

this appraisal, regarding the property in question, unless arrangements have been previously 
made prior to the completion of this assignment. 

 
14.  Possession of this report, or a copy thereof, does not carry within the right of publication.  It may 

not be used for any purpose by any person other than the party to whom it is addressed without 
the written consent of the appraiser. 

 
15.  The distribution of the total valuation in this report between land and improvements applies only 

under the reported highest and best use of the property.  The allocation of land and 
improvements in value must not be used in conjunction with any other appraisal and/or is invalid 
if so used. 

 
16.  Neither all nor any part of the contents of this report or copy thereof, shall be conveyed to the 

public through advertising, public relations, news, sales or any other media without the written 
consent and approval of the Appraisers nor shall the Appraisers, firm or professional 
organization of which the Appraisers are members or candidates be identified without written 
consent of the Appraisers.  

 
17.  The land area of the sales considered in the direct sales comparison approach were verified with 

public records from the Board of Assessors, the real estate brokers, the grantor and the grantees.  
However, the appraisers have not conducted field measurements of the comparable sale 
properties. 

 
18.  The term “inspection”, or any variation thereof, is commonly used by our peers to mean our 

visual observation of the accessible areas of the property as real property appraisers and is not 
intended to represent inspection by a trade professional unless specifically noted.  We have not 
been hired to, nor are qualified to, perform such inspections. 
 

19.  This is an "Appraisal Report" per USPAP and in compliance with state and federal law per the 
Right of Way Bureau of MassDOT.   
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EXTRAORDIANARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS 
 
No hypothetical conditions were necessary for the completion of this assignment.  As a title 
abstract was not provided this appraisal assumes, as an extraordinary assumption, that 
ownership and deed restrictions are as reported on the subject deed in effect as of the date of 
engagement to perform the requested services.  Total land areas and frontage are based on 
the best available information to the analyst. 

 
ESTIMATED EXPOSURE TIME  

 
Required by the Uniform Standards of Professional Appraisal Practice, a reasonable 
exposure time must be estimated.  The basis of our land value estimates were land sales that 
sold well within one year on the market at prices commensurate with value.  Land marketed 
today at trailing prices, and adjusted for market conditions if applicable, is taking no more 
time to market than actual marketing times.  Therefore, an exposure time of less than 12 
months is reasonable. 

 
DEFINITION OF MARKET VALUE  

 
Under established law, the criterion for just compensation is the market value of the 
property taken.  The courts in the Commonwealth of Massachusetts have defined market 
value, as used in eminent domain proceedings, as: 

 
"The highest price, in terms of money, which a hypothetical willing buyer 
would pay a hypothetical willing seller in an assumed free and open 
market, with neither party being under any obligation or compulsion to 

buy or sell".1 
 

This appraisal has been conducted under the jurisdiction of the Commonwealth of 
Massachusetts and therefore the definition of market value as determined by the courts of 
the Commonwealth of Massachusetts has been herein utilized. 
 

 
1 Epstein V. Boston Housing Authority, (1944) 58 N.E. 2nd 135, 317 Mass. 297 
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THE DATE OF THE VALUE ESTIMATE AND PROPERTY INSPECTION  
 

The appraiser inspected and photographed the subject of this report on January 27, 2023, 
the effective date of valuation. 

 
SCOPE OF WORK NECESSARY TO COMPLETE THE ASSIGNMENT  

 
The scope of work consisted of discussing project with its proponents, identifying correct 
deeded ownership, affording the property owner(s) an opportunity to accompany the 
appraiser on an inspection of the property and parcel(s) to be acquired, inspecting and 
photographing the area(s) proposed to be acquired, researching zoning, tax assessments, and 
infrastructure affecting the value of the subject, inspecting the neighborhood, analyzing the 
proposed taking(s), concluding highest and best use “as is” and after the taking, 
documenting and analyzing land sales, concluding land value, concluding just 
compensation, and delivering a report that is compliant with Uniform Standards of 
Professional Appraisal Practice.   
 
Per prior agreement with the client, the data, reasoning, and analysis utilized to arrive at the 
value opinion are only summarized in this concise appraisal report.  This appraisal is 
intended to conform to the existing MassDOT appraisal requirements, as well as the current 
Uniform Standards of Professional Appraisal Practice (USPAP), pertaining to an appraisal 
report.   
 
It should be clearly understood the proposed easement area is the only portion of the 
property being valued in this analysis.  Our price per square foot value opinion for the 
proposed easement area does not necessarily reflect the value of the parcel in its entirety.  
The property’s frontage is typically the most valuable portion of the site and is situated in 
the proposed easement area.  The concluded price per square foot for the land in the 
proposed easement area may be at higher price per square foot than the parcel as a whole. 
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MUNICIPAL DATA 
 

Massachusetts Worcester County West Brookfield

2020 Population 7,029,917 862,111 3,833
2010 Population 6,547,629 798,552 3,701
% Change Population 2010-2020 7.37% 7.96% 3.57%
Land Area (square miles) 7,840 1,510 21.10
Density (persons per square mile) 897 571 182

Source:  U.S. Census Bureau  

Thru % Thru % Thru % Thru % Thru % Thru % Thru %
National Jan-17 4.7% Jan-18 4.0% Jan-19 4.0% Jan-20 3.5% Jan-21 6.3% Jan-22 4.0% Dec-22 3.5%
Statewide Jan-17 3.9% Jan-18 3.7% Jan-19 3.2% Jan-20 2.8% Jan-21 7.8% Jan-22 4.8% Dec-22 3.3%
Worcester, MA - Metro Jan-17 5.1% Jan-18 4.9% Jan-19 4.4% Jan-20 3.9% Jan-21 7.9% Jan-22 5.0% Nov-22 3.0%

Seasonally Unadjusted Unemployment Rate (Source:  Bureau of Labor Statistics)

 
 
West Brookfield is located in the central section of Central Massachusetts, approximately 
20 miles south and west of Worcester, Massachusetts.  West Brookfield is bordered by New 
Braintree to the north, Ware to the west, Warren to the south and Brookfield and North 
Brookfield to the east.  Metropolitan Worcester benefits from direct access to Interstates 
290, 495 and 90 (Mass Turnpike).  West Brookfield is directly accessed from Worcester via 
Route 9.  West Brookfield is located 30 miles from Springfield, MA, 60 miles from 
Boston, MA and 165 miles from New York City.  
 
West Brookfield is accessed by Massachusetts Route 9 providing east / west traffic flow 
and Massachusetts Route 67 travels north and south.   
 
Except that the subject does not enjoy commuter rail access, it enjoys (or has ease of access 
to) all of the community services desired by residential and non-residential end-users and 
investors, including an average school system. 
 
The community, like most, periodically experiences disagreement between the municipality 
and taxpayers related to policies and spending.  But the community’s tax base is broad and 
its income and expenses appear stabilized.  No atypical changes are expected that will 
influence the community’s value as a residential or commercial location.    
 
Our review of secondary sources (Multiple Listing Service, Loopnet.com) and our personal 
observation of the subject and competing commercially zoned neighborhoods, shows very 
few vacancies (virtually none) and few listings of properties for sale or lease.   Lease terms 
generally increase at the rate of the consumer price index.  West Brookfield has a limited 
retail and office market largely along Route 9.   
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NEIGHBORHOOD DATA  
 
The portion of West Main Street (Route 9) in the project is area is surrounded by vacant 
land.  West Main Street (Route 9) is a well-traveled automotive corridor and runs east-west 
across Massachusetts.  The surrounding neighborhood has seen little demand for re-
development.   
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PROJECT OVERVIEW: - PROJECT NO. 606517  
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Project Narrative: 
 
Phase I of Route 9 is from the Ware Town Line to 850’ west of Welcome Road.  It is a 
Town owned section of Route 9 that has heavy truck and car volume.  This section of Route 
9 also has had many accidents and is very hard to maintain with no breakdown lane.  
 
Currently Route 9 has only 11’ travel lanes and a 1’ shoulder.  It also has many drainage 
problems as well as dangerous corners.  When reconstructed, the road will go to 12’ travel 
lanes with a 5’ breakdown lane.  The poor drainage issues will be resolved, the road will be 
straightened in several areas and road contour improved.  New guardrails and road 
markings will be installed.  
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                          SSUUBBJJEECCTT  TTIITTLLEE  AABBSSTTRRAACCTT,,  UUTTIILLIITTIIEESS  
 
Registry of Deeds Worcester County South 
Grantor Sixty-Five West, LLC 
Grantee / Current Owner West Main Street Realty, LLC 
Date of Sale 7/18/2006 
Purchase Price $200,000 
Deed Reference Bk.: 39395, Pg.: 150 
5-Year Sales History No sales evident in the previous 5 years. 
Encumbrances A title report was not provided.  We note no 

encumbrances believed to affect the value of 
the subject or impact of the easement.   

Location of Underground Services None noted on property plan. 
Municipal Water (Yes or No) No 
Municipal Sewer (Yes or No) No 
Utility of Electricity (Yes or No) Yes 
Utility of Gas (Yes or No) No 

 

ASSESSMENT / TAX OBLIGATION  
 
The subject is identified as Map 23, Lot 01.  The subject’s tax obligation is calculated below: 
 
Tax Year Land Area Land Building Total Tax Rate Taxes Land Assessment p.s.f. Zone

2023 3,779,000    141,800.00$     -$                    141,800.00$     11.99$  1,700.18$     0.04$                                   RR  
 

Massachusetts Superior Court accepts tax assessments as an indication of market value.  

The purpose of including a comment on the assessed land value is to assist the intended user 

in negotiations when the concluded value is higher than assessed value and inform the client 

on its potential exposure in litigation when assessed value is higher than the concluded 

value.    
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SSUUBBJJEECCTT  PPHHOOTTOOGGRRAAPPHHSS 

 
Howard S. Dono, MRA, IFAS, ASA, on January 27, 2023, photographed the subject of this 
report from the curb and other publicly accessible vantage points.  Photographs concentrate 
on the subject frontage and the area of easement(s) being taken.  Photographs minimally 
include “corners” of the subject lot and the street scenes running along the subject frontage 
being affected and taken from those corners.  Additional photographs are taken to document 
existing conditions as deemed necessary by the appraiser.   
 

 

 

 
E corner of subject  Street scene, westerly from E corner 

 

  

 
Easement Area  Easement Area 
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Easement Area  Easement Area 

 

  

Easement Area  Intentionally Left Blank 

 

 

 
W corner of subject  Street scene, easterly from W corner 
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DDEESSCCRRIIPPTTIIOONN  OOFF  LLAANNDD  AANNDD  IIMMPPRROOVVEEMMEENNTTSS  

 
The subject is an unimproved parcel of land.  The subject is a Rural Residence (RR) zoned 
parcel with a total land area of 3,779,000± square feet.  The assessor’s records are relied 
upon for the description of the improvements.  An interior inspection of the improvements 
is not required to produce credible results in this analysis.  As the building improvements 
are not the subject of this report salient information regarding the land generally is 
presented below: 
 
Land area: 3,779,000± square feet per ROW plans 
Frontage: 1,421.0± feet per ROW plans 
Shape: More or less regular 
Topography: More or less regular 
Wetlands / Development Constraints: None noted 
Flood Hazard Zone: Apparently no 
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PPRROOPPOOSSEEDD  RRIIGGHHTT  OOFF  WWAAYY    PPLLAANN  ((PPllaann  AApppprroovvaall  DDaattee  OOccttoobbeerr  2266,,  22002222)) 
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DESCRIPTION OF PARCELS TO BE ACQUIRED & EFFECT ON REMAINDER 

 

Parcel No. Square Footage Rights taken 
S-6 376 Permanent easement 
Purpose of easement Rock fill slope, stone wall removal, clearing & grubbing. 
Site Improvements taken None noted.  Site improvements, if affected, shall be restored 

within the construction contract.   
Adverse effects None noted.   
Specific benefits None noted.   

 

Parcel No. Square Footage Rights taken 
S-8 7,069 Permanent easement 
Purpose of easement Rock fill slope, stone wall removal, clearing & grubbing, stone 

lined drainage swale, erosion control. 
Site Improvements taken None noted.  Site improvements, if affected, shall be restored 

within the construction contract.   
Adverse effects None noted.   
Specific benefits None noted.   

 

Parcel No. Square Footage Rights taken 
TE-5 520 Temporary (5-year) construction easement 
Purpose of easement Driveway reconstruction, grading (2.0:1 max),  clearing & 

grubbing, remove and stack stone wall. 
Site Improvements taken None noted.  Site improvements, if affected, shall be restored 

within the construction contract.   
Adverse effects None noted.   
Specific benefits None noted.   

 

Parcel No. Square Footage Rights taken 
TE-6 268 Temporary (5-year) construction easement 
Purpose of easement Grading (3.0:1 max),  erosion control. 
Site Improvements taken None noted.  Site improvements, if affected, shall be restored 

within the construction contract.   
Adverse effects None noted.   
Specific benefits None noted.   
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Parcel No. Square Footage Rights taken 
TE-13 2,567 Temporary (5-year) construction easement 
Purpose of easement Grading (2.0:1 max),  erosion control, rock cut slope, clearing & 

grubbing. 
Site Improvements taken None noted.  Site improvements, if affected, shall be restored 

within the construction contract.   
Adverse effects None noted.   
Specific benefits None noted.   
 
Highest and best use will not be altered.  After the proposed taking(s) and construction the 
remainder property will be more or less identical to its condition as of the effective date of this 
appraisal. 
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ZONING AND RESTRICTIONS  
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Commonly Developed Permissible Uses in the Rural Residence (RR) Zoning District 
Residential Single-family detached dwelling; two-family 

dwelling. 
Commercial Home occupation; professional office or studio 

of a resident physician, dentist, attorney, 
architect, artist, musician, engineer, real estate 
or profession provided that no more than two 
other persons are regularly employed therein 
in connection with such use, and further 
provided that any display or advertising shall 
be in accordance with provisions of Section 
5.3. 

Industrial None. 
Other Church or other place of worship, parish 

house, rectory, convent, and other religious 
institutions; schools or playgrounds – public, 
religious, sectarian, or denominational; public 
buildings and premises for government use 
including public libraries. 

 
Dimensional Requirements for the Rural Residence (RR) Zoning District 

Minimum Lot Size 90,000 square feet 
Minimum Frontage 225 feet 
Minimum Front / Side / Rear Setbacks 70 feet / 50 feet / 50 feet 
Maximum Building Height 35 feet / 2.5 stories 
Parking Varies by use 
Limitations on use of easements for 
calculating lot area 

As the zoning bylaw does not speak to the 
subject, it is understood that easements can be 
included in lot area regardless of the location 
or use of the easements.  
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HIGHEST AND BEST USE   

 
Highest and best use as improved involves analyses only made possible after a thorough 
examination of the current schedule of use.  Such an analysis necessarily involves the 
interior inspection of improvements and exceeds the scope of work required for non-
complex appraisal problems.  
 
The subject property is in the Rural Residence (RR) Zoning District, a district intended for 
residential uses.  Highest and best use as if vacant appears to be for sale for residential 
development to the highest density allowed.  
 
Land sales were selected and analyzed based on this determination of highest and best use. 
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SALES COMPARISON APPROACH   

 
The income approach and cost approach were considered but are inapplicable to valuing 
land as it involves no costs to reproduce and is generally not income producing; therefore, 
Sales Comparison is the sole basis of valuation. 
 
An in-depth write-up of the comparable sales, including photographs, is incorporated into 
the addendum.  There is also a color map included therein indicating the location of the 
comparable sales in relationship to the subject property / project locus.  The analyst 
researched sales via the Warren Group and Multiple Listing Service beginning with West 
Brookfield itself and, finding sufficient sales the scope was not broadened to abutting 
communities.  We note that the taking(s) represent a non-complex acquisition; the 
appraiser’s standard for documenting his opinion of value is meant to be consistent with 49 
CFR 24.104 and 23 CFR 710.709.  
 
Effective land area of the subject property (where applicable): 
 
Parcels of 90,000 square feet are considered a prime size for residential development as 
related to the subject property; parcels exceeding 90,000 square feet are appraised on an 
effective land area of 90,000 square feet.  Large parcels of land typically sell for a lower 
price per square foot due to economy of scale, therefore appraising the parcel based on 
effective land area of the subject property will limit economy of scale adjustments due to 
excess/surplus land. 
 

Subject Sale #1 Sale #2 Sale #3
S-6, S-8, TE-5, TE-6, TE-

13 46 Ragged Hill Road 247 New Braintree Road 112 Tucker Road
West Brookfield, MA West Brookfield, MA West Brookfield, MA West Brookfield, MA

Sale Price TBD $65,000 $65,000 $60,000

Interest Transferred Fee Simple Fee Simple Fee Simple Fee Simple

0% 0% 0%

Financing/Sales None assumed None known None known None known

  Concessions 0% 0% 0%

Date of Sale 27-Jan-23 14-Jul-22 09-Jun-22 08-Jul-22

0% 0% 0%

Adj. Price/lot $65,000 $65,000 $60,000

Location Average / Traffic Good Good Good

-25% -25% -25%

Land Area (s.f.) 90,000 109,074 240,364 94,620

Effective  -20% -50% 0%

Site description Average Average Average Average

0% 0% 0%
Public Utilities Electric Electric Electric Electric

0% 0% 0%

Gross Adjustment 45% 75% 25%

Net Adjustment -45% -75% -25%

Adj. Price per lot $35,750 $16,250 $45,000

Indicate value per subject s.f. $0.40 $0.18 $0.50  
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Rationale for adjustments: 
 
Date of sale (market conditions): 
 
It appears that market conditions have been steadily improving from 2017 to 2022 for 
Worcester County. 
 

 
 
The overall median price increases are as follows: 
 
2017 to 2022 (YTD): 60.37% increase. 
2018 to 2022 (YTD): 52.29% increase. 
2019 to 2022 (YTD): 41.97% increase. 
2020 to 2022 (YTD): 27.32% increase. 
2021 to 2022 (YTD): 10.60% increase. 
 
Location: 
 
When applicable, comparable sales are adjusted based on the comparable sale being located 
in a more or less favorable neighborhood. 
 
Land area: 
 
When applicable, comparable sales are adjusted based on the size of the lot as a larger lot 
size is considered more favorable than a smaller lot size.  Comparable sales are adjusted at 
10% per an approximate 10,000 square feet (rounded) for the difference in land area.  This 
adjustment is capped at 50%. 
. 
 



City / Town:      West Brookfield, MA 
Owner:              West Main Street Realty, LLC 
Project No.       606517 
Project Name:  West Main Street (Route 9) 
Parcel No(s).:   S-6, S-8, TE-5, TE-6, TE-13 
  

 

26 
 

Site description: 
 
When applicable, comparable sales are adjusted for development constraints, which is 
considered adverse for residential development.  Approximate demolition costs are added 
when an existing building was razed for redevelopment.  Demolition costs are estimated at 
$3.00 per square foot and applied as a percentage adjustment. 
 
Utilities: 
 
When applicable, comparable sales are adjusted based on the access to municipal utilities. 
Market participants react more favorably to sites with municipal utilities available. 
 

CONCLUSION OF PER SQUARE FOOT VALUE OF LAND 

 

Based on the definition of market value as being the highest price, we conclude value at 
$0.50 per square foot.   
 

WORK INCLUDED IN CONTRACT, IN LIEU OF DAMAGES 
 

No work in lieu of damages is noted.
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VALUATION OF ACQUISITION(S) 

 

Ground rent for temporary easement via capitalization rate: 
 
Preface:  There are many schools of thought regarding establishing ground rent.  Most cite 
published surveys of land lease capitalization rates and others extract the land yields from 
improved properties.  The appraiser believes extracting capitalization rates from land leases 
is ideal but believes that citing published surveys is the easiest method to explain and 
defend; after all, the ground rent is the most significant factor in terms of ultimate 
compensation paid.  There are even more schools of thought about the discount rate and 
whether a discount rate in the case of temporary easements should even be thought of as a 
discount rate the way appraisers think of it with real property investments.  Although the 
disparity between how ground rent is discounted is only nominal it is best practice, 
whenever possible, for an appraiser and the review appraiser to come to an agreement on 
this issue as well as the more significant issue of ground rent. 
 
The square foot of land is applied to the easement area and a “rental” factor must be estimated.  
Ground lease comparables are generally not cited as being the basis for the ground rent.  
Rather, the ground rent is calculated by multiplying land value by a market-derived 
capitalization rate.  The following land lease capitalization and discount rate report was 
published by RealtyRates.com: 
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Published rates generally come from upper tier locations and / or high-grade investment assets.  
Citing RealtyRates.com therefore satisfies the definition of value prescribed by Massachusetts 
Superior Court.  The capitalization rate is multiplied by land value to derive yearly ground rent.  
The discount factor is applied to the total cash flow to reflect the internal rate of return required 
of investors; the discount rate reflects rent changes over the term of the lease and reversion, 
where applicable, of the improvements to be built by the lessee. 
 
Overall, RealtyRates.com shows the average land lease capitalization rate is 8.30 %.  
 
Residential, commercial and industrial land lease capitalization rates are as follows ranging 
from 7.26% to 7.73%, according to RealtyRates.com. 
 

Average Capitalization Rates Land Leases 
Average Apartment (Residential) Rate 7.28% 
Average Retail Rate 7.73% 
Average Office Rate 7.26% 
Average Industrial Rate 7.65% 
 
Most of our peers appear to generally agree that a rate between 5% and 8% is both reasonable 
and defensible although some arrive at much lower rates, particularly for residential, by 
segregating property yields from the land alone.  Sophisticated analyses may produce lower 
and higher results, but those analyses involve assumptions that are highly subjective to the 
opinions and judgments of the appraiser.   
 
The subject’s is vacant land.  Properties such as the subject are generally not leased in their 
entirety let alone partially as is the case in eminent domain for right of way purposes.  Still, 
based on our definition of market value, we conclude that the market data from 
RealtyRates.com informs the rate at which the land should be capitalized to establish the 
ground rent for valuation of damages purposes.   
 
Given the subject project’s neighborhood location and uses, we conclude the average 
residential capitalization rate of 7.25% (rounded) as reported by RealtyRates.com to be the 
most defensible ground rent capitalization rate for the subject. 
 

Concluded Residential Capitalization Rate 
7.25% 
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Discount rate: 
 
We refer to RealtyRates.com again to show current rates. 
 
Overall, RealtyRates.com shows the average land lease discount rate is 9.17%.  
 
Residential, commercial and industrial land lease discount rates are as follows ranging from 
8.26% to 8.73%, according to RealtyRates.com  
 

Average Discount Rates Land Leases 
Average Apartment (Residential) Rate 8.28% 
Average Retail Rate 8.73% 
Average Office Rate 8.26% 
Average Industrial Rate 8.65% 
 
Given the subject project’s neighborhood location and uses, we conclude the average 
residential discount rate of 8.25% (rounded) as reported by RealtyRates.com to be the most 
defensible ground rent discount rate for the subject. 
 

Concluded Residential Discount Rate 
8.25% 
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Discount factor: 
 
There is a 5-year duration of the easement.  
 
If $1.00 is due at the beginning of each “rental” term $5.00 would be paid at the rate of 
$1.00 per year.   
 
In the case of eminent domain, rent for the entire 5-year term is paid at the beginning of the 
term.  Therefore, the remaining $4.00 paid must be discounted (years two through five).   
 
Rather than provide a discounted cash flow over the lease term, we will instead employ a 
multiplier.   
 
The multiplier (Inwood Factor) is best understood through the addition of the income 
stream based on an easement payment of $1.00 each year.  As payment for the easement is 
presumed to occur on the 1st day of each discounting period, the first year’s payment is not 
discounted while the remainder is discounted in the final four years.   
 
The calculations are shown below: 

 
Year 1 2 3 4 5 Total

$ 1.00$      1.00$      1.00$      1.00$      1.00$      5.00$      
8.25% 1.000000 0.923788 0.853383 0.788345 0.728263 4.293779  

 
So for every $1.00 paid in Year 1 a multiplier of 4.293779 is applied to calculate the 
discounted value of the income stream due to the 5-year temporary easement. 
 
Valuation of temporary easement(s): 
 
Parcel No. Value p.s.f. X Taking Area X % Factor X 5-Year Discount Factor = Damages

TE-5 $0.50 X 520.00 X 7.25% X 4.293779 = $81
TE-6 $0.50 X 268.00 X 7.25% X 4.293779 = $42
TE-13 $0.50 X 2,567.00 X 7.25% X 4.293779 = $400

$0
$0

$522

Damage to the remainder property:
Direct damages to site improvements:

Total:  
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Valuation of permanent easement(s): 
 
Compensation for permanent easements is based on the percentage of the transferable rights 
lost due to the easement.  All permanent easements remove from fee simple interest the 
exclusive use of the easement area by the property owner.  In the case of Wales’s zoning 
bylaw, permanent easements apparently may be used to satisfy the zoning requirements for 
land area and setback regardless of the location or use of the easements.  Therefore a 
substantial percentage of the the fee simple rights are retained by the grantor of the 
easement. 
 
The permanent easement is mostly located within typical front setback areas that are not 
required by zoning; meaning that this land has as much use as any portion in order to develop.  
After the taking, the land will still serve to calculate land area so there is no severance damage.  
The grantor will lose the right to exclusively use this land for, e.g., parking / landscaping or that 
use will be subordinate to the rights to maintain the infrastructure improvements within the 
easement area.  
 
Air rights – “The right to undisturbed use and control of the designated air space above the 
specific land area within stated elevations.  Air rights may be acquired to construct a building 
above the land or building of another or to protect the light and air of an existing or proposed 
structure on an adjoining lot. Air rights do not always include development rights.”2 
 
An example of air rights are power lines running above a property limiting the height of a 
structure to be built. 
 
Surfaces Rights – “Refer to those ownership rights in a parcel of real estate that are limited to 
the surface. It does not included air rights or sub-surfaces rights.”3 
 
An example of surfaces rights is a sidewalk constructed on a property limiting the ability to 
park a vehicle. 
 
Sub-surfaces Rights – “ 1.  The rights to the use and profits of the underground portion of a 
designated property; usually refers to the right to extract coal, minerals, oil, gas, or other 
hydrocarbon substances as designated in the grant. 
 
2. The right to construct and maintain tunnels, subways, pipelines, sewers, etc.”2 
 
An example of sub-surfaces rights is a gas line running below the surface of a property limiting 
the use of land below the surface, such as the construction of a basement or in-ground pool. 

 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 
2015). 
3 U.S. Legal.com. (2019, March 12). Retrieved from .https://definitions.uslegal.com/s/surface-rights/. 
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The appraiser’s opinion of the percentage of the transferable right taken is calculated by 
allocating and then segregating the percentage of fee rights acquired by the easement holder as 
follows: 
 
Transferable Rights

% of fee Easement Holder Retained Fee Easement Holder Retained Fee
Air Rights 50% 80% 20% 40.00% 10.00%
Surfaces Rights 25% 80% 20% 20.00% 5.00%
Sub-Surfaces Rights 25% 80% 20% 20.00% 5.00%
Total Rights 100% 80% 20%

Percentage of Fee RightsRights Allocation

 
 
In the appraiser’s considered opinion, the remaining rights to the grantor represent roughly 
20% of the fee simple interest in the land and those damages are roughly 80% of the fee simple 
value.   
 
Damages are calculated as follows: 
 
Parcel No. Value p.s.f. X Taking Area X % Factor X 5-Year Discount Factor = Damages

S-6 $0.50 X 376.00 X 80.00% X N/A = $150
S-8 $0.50 X 7,069.00 X 80.00% X N/A = $2,828

$0
$0

$2,978

Direct damages to site improvements:
Damage to the remainder property:

Total:  
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RECONCILIATION & ALLOCATION OF DAMAGES 
 
Valuation has been completed based on applying a per square foot of land value based on 
analysis of comparable land sales data only as this is the only valuation methodology 
applicable to the appraisal problem.  There was adequate land sales data to produce a highly 
credible and defensible appraisal of damages.  Damages are allocated as follows: 
 
Parcel No. Value p.s.f. X Taking Area X % Factor X 5-Year Discount Factor = Damages

TE-5 $0.50 X 520.00 X 7.25% X 4.293779 = $81

TE-6 $0.50 X 268.00 X 7.25% X 4.293779 = $42

TE-13 $0.50 X 2,567.00 X 7.25% X 4.293779 = $400

S-6 $0.50 X 376.00 X 80.00% X N/A = $150
S-8 $0.50 X 7,069.00 X 80.00% X N/A = $2,828

$0
$0

$3,500

$3,500

Direct damages to site improvements:
Damage to the remainder property:

Total:

Rounded to read:  
 
Therefore, the indicated market value of the direct damages to the subject property resulting 
from the proposed taking, as of January 27, 2023, is: 
 

($3,500.00) 
 
  
____________________________________ 
Howard S. Dono, MRA, IFAS, ASA  
President / CEO, Howard S. Dono & Associates, Inc. 
Massachusetts Certified General Real Estate Appraiser #1204 
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I herby certify that, to the best of my knowledge and belief:  
 
- That on January 27, 2023, I personally made a field inspection of the property herein appraised and afforded the owner, or 
his/her designated representative, the opportunity to accompany me on the inspection.  I have also, on January 27, 2023 or 
prior dates, personally made field inspections of the individual comparable sales relied upon in making said appraisal.  The 
property being appraised, and the comparable sales relied upon in making this appraisal, were as represented in this appraisal. 
 
- The statements of fact contained in this report are true and correct, subject to the limiting conditions herein set forth. 
 
- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and 
are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.  
 
- I have no present or prospective interest in the property that is the subject of this report and no personal interest or bias with 
respect to the parties involved.  I will not directly or indirectly benefit from the acquisition of such property appraised. 
 
- My engagement in 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 current 
Uniform Standards of Professional Appraisal Practice.   
 
- Jason Dono, MA Trainee 1027267, provided real property appraisal assistance to the person signing this certification. 
 
- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and 
legal instructions, and are my personal, unbiased professional analyses, opinions and conclusions. 
 
- That to the best of my knowledge no portion of the value assigned to the property appraised consists of items which are non-
compensable under the established law of the Commonwealth of Massachusetts. 
 
- That I have no direct or indirect present or contemplated future personal interest in such property or in any benefit from the 
acquisition of such property appraised.   
 
- That I have not revealed the findings and results of such appraisal to anyone other than the client and I will not do so until so 
authorized by said client, or until I am required to do so by due process of law, or until I am released from this obligation by 
having publicly testified as to such findings. The use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives. 
 
- I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report 
within the three-year period immediately preceding the acceptance of this assignment. 
 
- That any decrease or increase in the market value of real property prior to the date of valuation caused by the public 
improvement for which such property is acquired, or by the likelihood that the property would be acquired for such 
improvement, other than that due to physical deterioration within the reasonable control of the owner, was disregarded in 
determining the compensation for the property. 
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- That I have collected and analyzed relevant data, and applied appropriate valuation techniques and methods.  As a result of 
my analysis, it is my opinion that the value of the property to be acquired and the damages to the remainder, if any, based upon 
my independent appraisal and the exercise of my professional judgment as of the effective date of appraisal, January 27, 2023, 
is $3,500.00, and that the conclusion set forth in this independent appraisal is based upon the exercise of my professional 
judgment. 
 
___________________________  February 1, 2023 
Signature    Date 
Howard S. Dono, MRA, IFAS, ASA 
MA General Certification #1204 
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 Qualifications of the Appraiser 
 LPA Appraisal Function Job Aid 
 Comparable Sales Location Map and Sales Detail Sheets 
 Subject Deed  
 Letter, Affidavit & Certified Mail Receipt (communication received if applicable) 
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License 
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Comparable Sales Location Map 
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Comparable Sale 1 
 

Property Location: 46 Ragged Hill Road, West Brookfield, MA 
Property Type: One Residential Lot 
Date of Sale: 7/14/2022 
Sales Price / Price Per Square Foot: $65,000 / $0.60 
Land Area / Frontage: 109,074± square feet / 228.11± feet per deed/plan 
Assessors Reference: 25-15-1 
Assessment: $52,300 (FY 2023) 
Zoning: RR 
Grantor: Beard, Barbara W. 
Grantee: Root, Donald R. & Kiraly-Thomas, Christine 
Worcester County South Deed Ref.: 67904-40 
Financing: None noted 
Sales History None in five years 
Data Source: Broker, Assessment, Deed, MLS,PIN 
 
COMMENTS:  The property was marketed in the MLS,PIN as #72985034 for $60,000 on 
5/19/2022 for a total of 21 days.  The property transferred on 7/14/2022 for $65,000.   
 
Per the broker, town water, sewer, and gas is not available to the site. 
 
Per the broker, the lot was not cleared at the time of the transfer. 
 
The lot is currently vacant. 
 
The comparable property is located in a superior location to the subject property as the 
subject property is located on West Main Street (Route 9) which is a well-traveled road with 
increased exposure to traffic and the related traffic noise. 
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Comparable Sale 1 Map and Photo 
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Comparable Sale 2 
 

Property Location: 247 New Braintree Road, West Brookfield, MA 
Property Type: One Residential Lot 
Date of Sale: 6/9/2022 
Sales Price / Price Per Square Foot: $65,000 / $0.17 
Land Area / Frontage: 240,364± square feet / 250.2± feet per deed/plan 
Assessors Reference: 24-4-3 
Assessment: $58,000 (FY 2023) 
Zoning: RR 
Grantor: Horgan, Patrick 
Grantee: Regin, Hannah & Mitchell, Henry 
Worcester County South Deed Ref.: 67720-257 
Financing: None noted 
Sales History The subject property transferred on 2/18/2022 for 

$99 in an apparent non-arms length transaction.  
The subject also transferred on 12/8/2021 for $99 
in an apparent non-arms length transaction. 

Data Source: Broker, Assessment, Deed, MLS,PIN 
 
COMMENTS:  The property was marketed in the MLS,PIN as #72962486 for $65,000 on 
4/5/2022 for a total of 9 days.  The property transferred on 6/9/2022 for $65,000.   
 
Per the broker, town water, sewer, and gas is not available to the site. 
 
Per the broker, the lot was not cleared at the time of the transfer. 
 
The lot is currently vacant. 
 
The comparable property is located in a superior location to the subject property as the 
subject property is located on West Main Street (Route 9) which is a well-traveled road with 
increased exposure to traffic and the related traffic noise. 
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Comparable Sale 2 Map and Photo 
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Comparable Sale 3 
 

Property Location: 112 Tucker Road, West Brookfield, MA 
Property Type: One Residential Lot 
Date of Sale: 7/8/2022 
Sales Price / Price Per Square Foot: $60,000 / $0.63 
Land Area / Frontage: 94,620± square feet / 843.46± feet per deed/plan 
Assessors Reference: 30-15-12 
Assessment: $50,800 (FY 2023) 
Zoning: RR 
Grantor: Burgess, Craig R. & Jennifer L. 
Grantee: Kiernan, Amy Joy & Terrence 
Worcester County South Deed Ref.: 67877-378 
Financing: None noted 
Sales History The subject property transferred on 2/26/2021 for 

$100,000 in a bulk land sale transaction. 
Data Source: Broker, Assessment, Deed, MLS,PIN 
 
COMMENTS:  The property was marketed in the MLS,PIN as #72974118 for $69,900 on 
4/29/2022 for a total of 49 days.  The property transferred on 7/8/2022 for $60,000.   
 
Per the broker, town water, sewer, and gas is not available to the site. 
 
Per the broker, the lot was cleared at the time of the transfer. 
 
The lot is currently vacant. 
 
The comparable property is located in a superior location to the subject property as the 
subject property is located on West Main Street (Route 9) which is a well-traveled road with 
increased exposure to traffic and the related traffic noise. 
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Comparable Sale 3 Map and Photo 
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Subject Deed 
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Letter, Affidavit & Certified Mail Receipt (communication received if applicable) 
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