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Transmittal Letter

Sincerely,

Dalton Appraisal Company

Scott H. Bray 

daltonappraisalcompany@gmail.com

PO Box 103
Dalton, MA 01227

November 08, 2023

Mr. Mitchell Plaine 

55 West Housatonic St 

Pittsfield, MA 01201

RE: Appraisal Report for the property located at 55 W Housatonic St, Pittsfield, MA 01201

Dear Mr. Plaine:

In accordance with your authorization, I have conducted the investigation necessary to form an opinion of value in the

above captioned subject property.  The appraisal report that follows sets forth the identification of the property, the

assumptions and limiting conditions, pertinent facts about the area and the subject property, comparable market data,

the results of the investigation, and the reasoning leading to the conclusions set forth. The report that follows is

considered to be a summary of my analysis and conclusions. Supporting documentation concerning the data, reasoning,

and analyses are retained in my file. The depth of discussion contained in this report is specific to the needs of the client

and for the intended use stated in the report. I am not responsible for the unauthorized use of this report. 

Per conversations with the client and the intended use of the report, the scope of work in this report is intended to be

consistent with industry standards and has been performed so as to develop a credible report.  This letter is invalid as an

opinion of value if detached from the report, which contains the text, exhibits, and Addenda. 

Value Conclusions

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value

55 West Housatonic St Current Market Value As Is Leased Fee 10/20/2023 $700,000
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Certification - Scott H. Bray

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

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and are my personal, impartial and unbiased professional analyses, opinions and conclusions.
I have no present or prospective interest in the property that is the subject of this report, and no personal interest
with respect to the parties involved.
I have no bias with respect to the property that is the subject of this report or to the parties involved with 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.
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 acceptance of this assignment.
Scott H. Bray performed the following type of inspection of the subject property: Interior and Exterior Inspection
No one provided significant real property appraisal assistance to Scott H. Bray.
Scott H. Bray has not provided prior services, as an appraiser or in any other capacity, within the three-year period
immediately preceding acceptance of this agreement.
I certify that, to the best of my knowledge and belief, the reported analyses, opinions and conclusions were
developed, and this report has been prepared, in conformity with the requirements of the Code of Professional
Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute.
I certify that the use of this report is subject to the requirements of the Appraisal Institute relating to review by its
duly authorized representatives.
As of the date of this report, Scott H. Bray has completed the Standards and Ethics Education Requirements for
Candidates of the Appraisal Institute.

Scott H. Bray
Effective Date of Appraisal: October 20, 2023 
Date of Report: November 08, 2023 
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Introduction

Current Owner

Fifty Five W Housatonic St LLC

Sales History

The subject has not sold in the past three years.  It last transferred in April of 2016

Purpose of the Appraisal

The purpose of the appraisal is to estimate the leased fee market value of the subject property.  

Intended Use and User of the Report 

This appraisal was prepared for use by Mitchell Plaine for his personal use. 

No additional Intended Users or Uses are identified or intended by the appraisers.   Due to the relationship between the

client and the appraiser, reliance on this report by any other parties for any use whatsoever is prohibited. 

Property Inspection

Appraiser Extent of Inspection Date Inspected

Scott Bray Full 10/20/2023

Scope of Work

A physical inspection of the property was undertaken by Scott H Bray. These inspections included the subject site

and current improvements. The inspection consisted of physically measuring the subject improvements and

photographing both the site and the interior and exterior of the improvements.

Interior observations included a total of one unit, representing  approximately 10,822 sqft  of both rentable area

and GBA

I was provided a profit and loss statement by the current owner.

The subject’s market was researched resulting in the gathering of information on comparable sales, and

comparable rentals. To find appropriate sales and rental data, an in-house database, as well as the online sources

of the local Berkshire County Multiple Listing Services (FlexMLS), Loopnet Inc., the CoStar Group, and Berkshire

County Registry of Deeds were reviewed. Sufficient comparable data in all categories were available in the

subject’s market. All comparable sales and rentals were verified and are assumed to be correct.

I analyzed data and applied the sales comparison, and income capitalization approaches, excluding the cost

approach to value, to form an opinion of the  “as is” market value of the leased fee interest in the subject

property.

I reconciled two of the three approaches to value to reach my final opinion of the market value of the fee simple

interest in the subject property.

As part of this appraisal, I have completed a thorough investigation and analysis of the data considered pertinent to

valuing the subject property. 
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Property Identification

 The property has been identified using the following sources:

Postal address

Public Records

Legal description

Type and Extent of Data Researched

The following information was reviewed in preparing this report:

Flood zone status

 Zoning Requirements 

Applicable Tax Data 

Demographics

Public Record Data

Comparable Data

Type and Extent of Analysis

The data has been gathered and analyzed through the use of appropriate and accepted appraisal methodology to arrive

at a probable value indication via each applicable approach to value.

Approaches Performed

I have performed the sales comparison and income approaches to value.    

Data Sources

Item Source (s)

Site Size Assessor Records

Zoning Assessor Records

Gross Building Area Inspection

Rentable Area Inspection

Year Built Assessor Records

Parking Spaces Appraiser Estimated

Definitions

Pertinent definitions, including the definition of market value, are included in the Glossary, located in the Addenda to this

report.
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Assumptions and Conditions

This appraisal is subject to the following general assumptions and limiting conditions.

1. Title to the property is assumed to be good and marketable and the legal description correct.

2. No responsibility for legal matters is assumed.  All outstanding taxes, liens, mortgages, or other encumbrances

have been disregarded and the property is appraised as though free and clear, under responsible ownership and

competent management.

3. All sketches in this report are intended to be visual aids and should not be construed as surveys or engineering

reports.

4. All information in this report has been obtained from reliable sources.  We cannot, however, guarantee or be

responsible for the accuracy of information furnished by others.

5. Unless otherwise stated, this opinion of value applies to land and improvements only; the value of trade fixtures,

furnishings and other equipment has not been included. 

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

existing program of utilization.  The separate valuations for land and building must not be used in conjunction

with any other appraisal and are invalid if so used.

7. Subsurface rights (minerals, water and oil) were not separately evaluated in making this appraisal.

8. The comparable sales data relied upon in this appraisal are believed to be from reliable sources; however, it was

not possible to inspect the comparables completely, and it was necessary to rely upon information furnished by

others as to said data, therefore, the value conclusions are subject to the correctness and verification of said data.

9. I inspected, as far as possible, by observation the land and the improvements thereon; however, it was not

possible to personally observe conditions beneath the soil or hidden structural components within the

improvements. Likewise no tests were made on the roof, mechanical, plumbing or electrical systems.  Unless

otherwise stated, no representations are made as to geotechnical conditions of the land or the quality and

condition of the roof, heating, cooling, ventilating electrical and plumbing equipment. 

10. Unless otherwise stated in this report, the existence of hazardous substances were not called to our attention nor

did we become aware of such during our inspection.  We have no knowledge of the existence of such materials on

or in the property unless otherwise stated.  However, I am not qualified to test such substances or conditions.  No

responsibility is assumed for any such conditions, nor for any expertise or engineering knowledge required to

discover them. The client is urged to retain an expert in the field or environmental impacts upon real estate if so

desired.

11. Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, public

relations, news, sales, or other media, without the written consent and approval of the author, particularly as to

the valuation conclusions, the identity of the appraiser or firm with which he is connected, or any reference to the

Appraisal Institute.

 

Extraordinary Assumptions and Hypothetical Conditions

This appraisal is subject to the following assumptions and limiting conditions that are specific to the subject property or

to this report. 

1. None.
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Neighborhood

Area Overview

Berkshire County is located in the westerly part of Massachusetts.  It borders with Vermont to the north, New York to the

west, and Connecticut to the south.  Berkshire County consists of two cities and 30 towns.  Pittsfield is located in central

Berkshire County and is approximately 38 miles from Albany, New York, and 150 miles from Boston and New York City.

According to the U.S. Census Bureau, the county has a total area of 946 square miles, of which 927 square miles is land

and 20 square miles, 2.1% is water.  It is the second-largest county in Massachusetts by land area. The highest natural

point in Massachusetts, Mount Greylock at 3,492 feet is located in Berkshire County.

Running north-south through the county is the Hoosac Range of the Berkshire Hills in the eastern part of the county and

the Taconic Mountains in the western part of the county. They are a source of pride for their beauty and have marked the

county's character. Due to their elevation, the Berkshires attracts tourists and summer residents eager to escape the

heat of the lowlands.

 As of the 2010 census, the population was 131,219. Its largest city and the traditional county seat are Pittsfield. The

county was founded in 1761.

The Berkshire Hills are centered on Berkshire County. It exists today only as a historical geographic region, and has no

county government, with the exception of the retirement board for former county workers, and certain offices such as

the sheriff and registry of deeds.

As of the 2010 United States Census, there were 131,219 people, 56,091 households, and 33,618 families residing in the

county. The population density was 141.6 inhabitants per square mile. There were 68,508 housing units at an average

density of 73.9 per square mile. The racial makeup of the county was 92.5% white, 2.7% Black or African American, 1.2%

Asian, 0.2% American Indian, 1.2% from other races, and 2.1% from two or more races. Those of Hispanic or Latino origin

made up 3.5% of the population.

Of the 56,091 households, 25.9% had children under the age of 18 living with them, 43.9% were married couples living

together, 11.5% had a female householder with no husband present, 40.1% were non-families, and 33.0% of all

households were made up of individuals. The average household size was 2.23 and the average family size was 2.82. The

median age was 44.7 years.

The median income for a household in the county was $48,907 and the median income for a family was $64,783. Males

had a median income of $47,401 versus $35,964 for females. The per capita income for the county was $28,300. About

7.9% of families and 11.6% of the population were below the poverty line, including 15.5% of those under age 18 and

7.3% of those age 65 or over

The county is serviced by three municipal airports: the Pittsfield Municipal Airport, the Walter J. Koladza Airport in Great

Barrington and the Harriman and West Airport in North Adams.  All airports are visited mostly by single-engine and

corporate aircraft.

Rail transportation is available on an east-west CSX line through Pittsfield, West Stockbridge, Richmond, Dalton, Hinsdale,

Washington, and Becket.  A second line travels through Williamstown, North Adams, and Florida.  It is also operated by

CSX.  Rail passenger service is provided by Amtrak with a downtown Pittsfield station.

Interstate bus service is provided by Greyhound, and Peter Pan bus lines.  There is a bus terminal located in Pittsfield. 

The Berkshire Regional Transit Authority (BRTA) provides bus service throughout Berkshire County.
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Berkshire County is home to approximately one dozen business and industrial parks, most of which are located in the

city of Pittsfield.  The Pittsfield central business district also consists of 2.2 million square feet of office and retail space.

In the 19th century, Berkshire County became popular with the American elite, which built what they called "cottages"

throughout the countryside. The Gilded Age ended in the early 20th century with the income tax, World War I, and

the Great Depression. In the 20th, century some of these cottages were torn or burned down, while others became prep

schools, historic sites, or bed-and-breakfast inns.

Today Berkshire County is known throughout the East Coast and the country as the summer home of the Boston

Symphony Orchestra. It includes attractions such as Tanglewood, the Norman Rockwell Museum, Mass MOCA, and

Hancock Shaker Village.

 

Town Overview

Pittsfield is the largest city and the historic county seat of Berkshire County, Massachusetts, United States. It is the

principal city of the Pittsfield, Massachusetts Metropolitan Statistical Area which encompasses all of Berkshire County.

The population was 44,737 at the 2010 census. Although the population has declined in recent decades, Pittsfield remains

the third largest municipality in western Massachusetts, behind only Springfield and Chicopee.

In 2017, the Arts Vibrancy Index compiled by the National Center for Arts Research ranked Pittsfield and Berkshire

County as the No. 1 medium-sized community in the nation for the arts.

According to the United States Census Bureau, the city has an area of 42.5 square miles, of which 40.5 square miles is

land and 2.0 square miles, or 4.70%, is water. Pittsfield is bordered by Lanesborough to the north, Dalton to the

east, Washington to the southeast, Lenox to the south, Richmond to the southwest, and Hancock to the west. Pittsfield is

48 miles northwest of Springfield, 99 miles west of Worcester, 135 miles west of Boston, and 39 miles east of Albany, New

York.

Pittsfield is at the crossroads of U.S. Route 7 and U.S. Route 20 which join together in the city. Massachusetts Route

8 passes through the northeast corner of town, with a portion of it combined with Route 9, the central east-west road

through the western part of the state, whose western terminus is in the city at Route 20. Route 41 begins in the

southwest corner of town, heading south from Route 20. The nearest interstate highway, Interstate 90 is about 10 miles

south in Lee.

Long-distance ground transportation in Pittsfield is based at the Joseph Scelsi Intermodal Transportation Center which

serves as the station for Amtrak trains and Peter Pan buses. The Berkshire Regional Transit Authority (BRTA), the transit

provider for Pittsfield and vicinity, is based at the Intermodal Center and also uses it as a hub for most of its lines. Rail

freight transportation is provided by CSX Transportation and the Housatonic Railroad.

The FBO at Pittsfield Municipal Airport offers access to the region via private and chartered aircraft ranging from single-

engine piston to multi-engine jet. They also offer scenic rides and flight training. The nearest airport with national service

is Albany International Airport.

In 2010, there were 19,704 households out of which 27.3% had children under the age of 18 living with them, 42.9% were

married couples living together, 13.1% had a female householder with no husband present, and 40.0% were non-families.

34.0% of all households were made up of individuals and 14.3% had someone living alone who was 65 years of age or

older. The average household size was 2.26 and the average family size was 2.89.

In 2010 in the city, the population was spread out with 23.2% under the age of 18, 6.9% from 18 to 24, 28.3% from 25 to

44, 23.0% from 45 to 64, and 18.6% who were 65 years of age or older. The median age was 40 years. For every 100

females, there were 90.6 males. For every 100 females age 18 and over, there were 86.2 males.
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The median income for a household in the city in 2010 was $35,655, and the median income for a family was $46,228.

Males had a median income of $35,538 versus $26,341 for females. The per income capita for the city was $20,549. About

8.9% of families and 11.4% of the population were below the poverty line, including 16.7% of those under age 18 and

7.1% of those age 65 or over.

Pittsfield operates a public-school system that has over 6,000 students. There are eight elementary, two middle schools,

and two high schools.

Pittsfield is the home to the main campus of Berkshire Community College and Mildred Elley's Pittsfield campus. The

nearest state college is the Massachusetts College of Liberal Arts in North Adams, and the nearest state university

is Westfield State University. The nearest private colleges are Williams College in Williamstown and Bard College at

Simon's Rock in Great Barrington.

Downtown Pittsfield serves as the crossroads of two US Highways: US 7 & US 20

 

Neighborhood Overview

For the purposes of this report, the neighborhood boundaries are best described as follows: 

North  Hancock Rd

South Town of Lenox

East Holmes Rd

West Rte 41

 

The neighborhood is primarily influenced by its location in the central business district

Neighborhood land use includes a mix of commercial, hospitality, and residential uses. 

Access to the area is by Route 20 and 7

I have performed a 3-ring analysis, which shows demographic information in 1, 3, and 5-mile rings surrounding the

subject. They can be viewed in the demographic summary at the end of this section,

The neighborhood appears to be in the stable stage of its life cycle.  Given the history of the neighborhood and the

growth trends noted in the area analysis, it is my opinion the outlook for the neighborhood is stable.
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1-3-5 Mile Radius Map
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1-3-5 Mile Summary
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1-3-5 Mile Summary
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1-3-5 Mile Summary
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Executive Summary
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Executive Summary
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Berkshire County Map
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Site Description

Location

MSA 38340

Market Type Medium

Census Tract 9001

Plat Book Map Number H8

Block 2

Lot 105

Legal Description B: 4465 P: 78 Berkshire Middle District

Location Classification Good

Location Description Corner of West Housatonic St and Elizabeth Ave

Size

SF / Acres 21,461 / 0.49

Number of Lots 1

Access

Traffic Count 16,387

Traffic Counter Description Average Daily Traffic Volume

Primary Frontage Feet 174

Primary Frontage Type Other Principal Arterial

Primary Frontage Curb Cuts 1

Secondary Frontage Feet 118

Secondary Frontage Type Local

Secondary Frontage Curb Cuts 1

Signalization Yes

Encumbrances

Flood Zone OUT

Flood Map Number 2500370015D

Flood Map Effective Date 01/16/1987

Site Characteristics

Shape Rectangular

Topography Gently Sloping

Grade At Grade

Drainage Appeared Adequate

View / Appeal Good

Available Utilities Electricity, Gas, Sewer, and Water

The subject site (21,461 sqft)  is a well-positioned lot on the corner of West Housatonic St (Rte 20) and Elizabeth Streets.

Rising slightly above road grade, visibility, and parking are both good.

The rear/side of the lot is asphalt in average condition with approximately 20 parking spaces, 

The front of the subject is well-landscaped with grass and shrubbery

There are no other improvements to the site. 
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Assessor's Map
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Flood Map
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Flood Map
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Traffic Count Map
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Deed
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Deed
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Deed
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Zoning Map
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Zoning

55 W Housatonic St
General Zoning Information

Current Use Commercial: Retail

Zoning Jurisdiction Pittsfield Zoning Board

Zoning Code DCD

Zoning Description Please refer to the addenda

Permitted Uses Current use, please refer to the addenda for a complete list

Conformity Conclusion

Conforming
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Improvement Description

CLASS: Commercial & Retail        PUCS TYPE: General Purpose

Size

Gross Building Area 10,822

GBA Source Inspection/Assessor

Rentable Area 10,822

Efficiency 100.00

# of Buildings 1

# of Stories 3

# of Units 1

# of Tenants 1

General

Year Built 1920

Investment Class B

Tenancy Type Single

Occupancy Type Regional

Utility Good

Current Use Commercial; Retail

Renovation Year Details (2011) According to city records in 2011 an HVAC system was installed as well as the addition of a two-
story warehouse/retail space.

Year Built Details (1920) SF Built: 10,822, Comments: ---

Year Built Details (Totals) Year Built: 1920, SF Built: 10,822

Structural

Construction Quality Good

Building Condition Good

Storefronts 1

Exterior Walls Vinyl

Building Frame Wood Frame

Foundation Type Poured Concrete

Basement Type Walkout

Roof Type Arched

Roof Material Composition Shingle

Interior

Interior Wall Type Drywall

Interior Wall Cover Paint

Lighting Mixed

Floor Cover Mixed

Basement Area SF 1,940

Basement Finish Description Mostly finished with both retail and repair space

M.E.P.

Heating Type Forced Hot Air

Cooling Type Central

Restrooms Description 2 restrooms
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Site Improvements

Type of Parking Surface

# of Surface Parking Spaces 20

Total Parking Spaces 20

Parking Description Adequate

Truck Staging Area Yes

Retail

Showroom Area SF 5,590

Service Area SF 1,380

The subject is a commercial property constructed in 1920, currently, it is used as a commercial/retail space with

approximately 10,822 sqft of GBA/rentable area.

The exterior walls are vinyl, the roof is arched design with composition shingles, the windows are fixed and double-hung 

On the interior, the flooring is mixed, the walls are painted drywall,  lighting is fluorescent. 

The basement is full with the majority utilized as retail space 

The subject is in good condition. No repairs are needed. 

The subject's effective age is 15 years, with a remaining useful life of 45 years. 

Aerial View
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Taxes and Assessment

2023 Real Estate Taxes

Total Tax Value $421,600

Tax Assessed Value $421,600

Mill Levy/Tax Rate 39.210

Real Estate Taxes $16,530

Special Assessments $0

Total Taxes $16,530

Taxes per SF GBA $1.53

The taxes for 2023 for the subject are shown in the table above. The current breakdown is $104,400 land, $317,200

improvements, $421,600 total with a $39.21 mill rate for a total tax of $16,530 for 2023. 
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Subject Photos

Front View

 

Rear View

Rear View

 

Side View

Alternate Rear View

 

Interior
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Interior

 

Interior

Interior

 

Mechanicals

Mechanicals

 

Mechanicals
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Eastern Street View

 

Western Street View

Northern Street View
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Highest and Best Use

Highest and Best Use as Vacant

The highest and best use of the site is to develop a new mixed use development at the maximum allowable density.

Highest and Best Use as Improved

The highest and best use as improved is to for continued use as presently developed

Process – The highest and best use of the property must be determined for both the subject site as though vacant and

for the property as currently improved (if applicable). The highest and best use is: 

1. Physically possible for the site.

2. Permitted or reasonably probable under the zoning laws and deed restrictions that apply to the site. 

3. Economically feasible. 

4. The use that will produce the highest net return on investment (i.e. highest value) from among the possible,

permissible, and economically feasible uses.

Highest and Best Use; Current use; Retail

Physically Possible Use - The subject is adequately served by utilities and has an adequate shape and size, sufficient access,

etc., to be a separately developable site. There are no known physical reasons why the subject site would not support any

legally probable development (i.e. it appears adequate for development).

Legally Permissible - The site is zoned DCD-Commercial.  Permissible uses include but are not limited to the subject's

current use as well as the attached addenda at the end of this section.  

Feasible Use - retail, office, hospitality. 

The improvements contribute significant value to the site and cannot be easily converted to another use.  

Accordingly, the existing use is concluded to be feasible.  The  buyer for the subject property would typically be owner-

occupied

There are no alternative uses that could reasonably be expected to provide a higher present value than the current use. 

The value of the subject under the existing use exceeds the potential value associated with the alternatives. 

Furthermore, the value produced by the existing improvements exceeds the value of the site, as if vacant.  For these

reasons, the existing use is concluded to be maximally productive, and the highest and best use of the site as improved.
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Sale Comparison Approach

I have valued the subject according to its highest and best use, as improved which is commercial-retail/office. A summary

of the five sales follows.  I have selected a sales price per gross building area as the primary unit of comparison.    

 

# Property
Name

Sale
Date

Year
Built

GBA
SF

RA
SF

Units Sale
Price

Sale
Price /

Unit

Sale
Price /

SF

Analysis
Sale Price

Analysis
SP / SF

1 711 Tyler St, Pittsfield
MA

12/10/2021 1968 10,500 10,500 1 $700,000 $700,000 $66.67 $700,000 $66.67

2 579 Fenn St, Pittsfield
MA

6/28/2023 1970 3,674 3,674 1 $260,000 $260,000 $70.77 $260,000 $70.77

3 3 Federico Dr,
Pittsfield MA

1/30/2023 1988 29,175 29,175 1 $1,278,350 $1,278,350 $43.82 $1,278,350 $43.82

4 306 South St,
Pittsfield MA

3/25/2022 1900 4,346 4,346 1 $350,000 $350,000 $80.53 $350,000 $80.53

5 392 Merrill Rd,
Pittsfield MA

1/13/2022 1957 3,192 3,192 1 $300,000 $300,000 $93.98 $300,000 $93.98
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Property Information

Property Name 711 Tyler St, Pittsfield MA

Property Class Commercial & Retail

Address 711 Tyler St, Pittsfield, MA 01201

County Berkshire

Property Type & Sub-Type General Purpose / ---

Site Information - 711 Tyler St, Pittsfield

SF / Acres 19,602 / 0.45

Zoning Code BG

Improvement Information - 711 Tyler St, Pittsfield

Gross Building Area 10,500

Rentable Area 10,500

Year Built 1968

# of Stories 1

# of Units 1

Transaction Information

Sale Status Closed

Sale Date 12/10/2021

Sale Price $700,000

Analysis Sale Price $700,000

Price per SF GBA $66.67

Analysis Sale Price per SF GBA $66.67

Sale #1 - 711 Tyler St, Pittsfield MA

Front View
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Property Information

Property Name 579 Fenn St, Pittsfield MA

Property Class Commercial & Retail

Address 579 Fenn St, Pittsfield, MA 01201

County Berkshire

Property Type & Sub-Type General Purpose / ---

Site Information - 579 Fenn St

SF / Acres 502,856,640 / 11,544.00

Zoning Code CWS

Improvement Information - 579 Fenn St, Pittsfield

Gross Building Area 3,674

Rentable Area 3,674

Year Built 1970

# of Stories 1

# of Units 1

Transaction Information

Sale Status Closed

Sale Date 06/28/2023

Sale Price $260,000

Analysis Sale Price $260,000

Price per SF GBA $70.77

Analysis Sale Price per SF GBA $70.77

Sale #2 - 579 Fenn St, Pittsfield MA

Front View
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Property Information

Property Name 3 Federico Dr, Pittsfield MA

Property Class Industrial

Address 3 Federico Dr, Pittsfield, MA 01201

County Berkshire

Property Type & Sub-Type Manufacturing / Light

Site Information - 3 Federico Dr

SF / Acres 66,211 / 1.52

Zoning Code LDI

Improvement Information - 3 Federico Dr

Gross Building Area 29,175

Rentable Area 29,175

Year Built 1988

# of Stories 2

# of Units 1

Transaction Information

Sale Status Closed

Sale Date 01/30/2023

Sale Price $1,278,350

Analysis Sale Price $1,278,350

Price per SF GBA $43.82

Analysis Sale Price per SF GBA $43.82

Sale #3 - 3 Federico Dr, Pittsfield MA

Front View
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Property Information

Property Name 306 South St, Pittsfield MA

Property Class Office

Address 306 South St, Pittsfield, MA 01201

County Berkshire

Property Type & Sub-Type General Purpose / ---

Site Information - 306 South St, Pittsfield

SF / Acres 14,534 / 0.33

Zoning Code RM

Improvement Information - 306 South St, Pittsfield

Gross Building Area 4,346

Rentable Area 4,346

Year Built 1900

# of Stories 2

# of Units 1

Transaction Information

Sale Status Closed

Sale Date 03/25/2022

Sale Price $350,000

Analysis Sale Price $350,000

Price per SF GBA $80.53

Analysis Sale Price per SF GBA $80.53

Sale #4 - 306 South St, Pittsfield MA

Front View
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Property Information

Property Name 392 Merrill Rd, Pittsfield MA

Property Class Office

Address 392 Merrill Rd, Pittsfield, MA 01201

County Berkshire

Property Type & Sub-Type General Purpose / ---

Site Information - 392 Merrill Rd

SF / Acres 9,620 / 0.22

Zoning Code IG

Zoning Description Minimum lot size 7,500 sf, there are no frontage requirments.

Shape Rectangular

Flood Zone OUT

Topography Basically Level

Available Utilities Electricity, Gas, Oil, Water, Sewer, Cable TV, Telephone, Fiber Optics, and Trash

Improvement Information - 392 Merrill Rd

Gross Building Area 3,192

Rentable Area 3,192

Year Built 1957

Construction Quality Good

Building Condition Good

# of Stories 2

# of Units 1

Total Parking Spaces 14

Transaction Information

Sale Status Closed

Sale Date 01/13/2022

Sale Price $300,000

Analysis Sale Price $300,000

Price per SF GBA $93.98

Analysis Sale Price per SF GBA $93.98

Sale #5 - 392 Merrill Rd, Pittsfield MA

Front View
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Elements of Comparison -- Related to the Transaction

I have evaluated comparable sales based on differences in various elements of comparison.  The first of these are

elements that must be compared in every analysis and are related to the property rights conveyed, the terms/financing,

conditions of the sale, expenditures after the sale, excess land value, and market conditions. 

Property Rights

The property rights involved in the sales did not appear to have a significant impact on the prices, and no adjustments

were required.

Terms / Financing

The terms/financing involved in the sales did not appear to have a significant impact on the prices, and no adjustments

were required.

Conditions of Sale

The conditions involved in the sales did not appear to have a significant impact on the prices, and no adjustments were

required.

Expenditures After Sale

The expenditures after the sale involved in the sales did not appear to have a significant impact on the prices, and no

adjustments were required.

Excess Land Value

The excess land value involved in the sales did not appear to have a significant impact on the prices, and no adjustments

were required.

Market Conditions

As can be seen, the sales have occurred relatively recently,  Available market data does not indicate any significant change

in prices of comparable properties during this period.
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Sale Reconciliation

Due to the lack of recent sales, I considered five sales of both retail and office space which were analyzed to arrive at a

price per gross building area.   

Comparable 1: 711 Tyler St, Pittsfield;  This comparable was selected for its similar use,  condition, and location. A single-

tenant retail property with good visibility and similar size to the subject it was updated within the past ten years by being

converted from a hardware store to an upper-end liquor store.  I previously inspected this property. 

Comparable 2: 579 Fenn St, Pittsfield; This comparable was selected for its recent sale date,  and similar use as a single-

tenant retail property. Its location would be considered slightly inferior due to less traffic volume and overall GBA as well.

It was last updated during its prior sale over ten years ago. I previously inspected this property. 

Comparable 3: 3 Federico Dr, Pittsfield; A mixed-use office/light industrial facility, this property was selected for its recent

sale date and larger GBA as well as to show the possibility of alternative use as mixed-use space. This comparison

represents the lower end of the range due to its mixed-use. 

Comparable 4: 306 South St, Pittsfield; Located in the same neighborhood as the subject this office space was selected for

its similar location. Smaller than the subject but with a similar finish it shows the subject's potential use as office space

Comparable 5: 392 Merrill Rd, Pittsfield; Presently utilized as office space due to its location and parking it could be

utilized as a mixed-use retail/office space, smaller than the subject with a similar finish this comparable shows the

potential uses for the subject as well. I inspected this property for the sale.  

Based on these observations and taking into account the subject's size, condition, location, and appeal, a price per

rentable area of $65.00 per sqft was utilized.  

Therefore:  10,822 sqft of Gross Building Area   X   $65 =  $703,430                     Rounded:      $700,000

Sales Comparison Value

Unit of Comparison (UoC) Gross Building Area

Sales Comparison Value / UoC $65.00

Sales Comparison Value $703,430

Rounded $700,000
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Sales Comparison  Reconciliation 

In the sales comparison approach, the value of a property is estimated by comparing it with similar, recently sold

properties in the surrounding or competing area. Inherent in this approach is the principle of substitution, which holds

that when a property is replaceable in the market, its value tends to be set by the cost of acquiring an equally desirable

substitute property, assuming that no costly delay is encountered in making the substitution.

Through the analysis of sales of verified arms-length transactions, market value and price trends are identified. The sales

utilized are comparable to the subject in physical, functional, and economic characteristics. The basic procedure is as

follows: Identify the most recent relevant sales from which to select and analyze truly comparable sales, with

consideration given to the date of sale.

1. Identify any changes in economic conditions between the date of sale and the date of value.

2. Calculate the cash equivalent price for any sale that includes favorable financing.

3. Reduce the sale price to a unit of comparison such as the sale price per square foot or sale price per unit.

4. Make appropriate adjustments to the prices of the comparable sale properties for differences in the relevant

elements of comparison.

5. Interpret the results to derive a value indication from the sales comparison approach.

Based on these observations and taking into account the subject's size, condition, location, and appeal, a price per

rentable area of $65.00 per sqft was utilized.  

Therefore:  10,822 sqft of Gross Building Area   X   $65 =  $703,430                     Rounded:      $700,000
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Income Approach

In the income capitalization approach, the present value of the future benefits of property ownership is measured. A

property’s income and resale value upon reversion may be capitalized into a current, lump-sum value. There are two

methods of income capitalization: direct capitalization and yield capitalization. In direct capitalization, the relationship

between one year’s income and value is reflected in either a capitalization rate or an income multiplier. In yield

capitalization, the relationship between several years’ stabilized income and a reversionary value at the end of a

designated period is reflected in a yield rate. The most common application of yield capitalization is discounted cash flow

analysis.

In this appraisal report, the direct capitalization method of income capitalization was used. In direct capitalization, a

single year’s net operating income is divided by an overall capitalization rate to arrive at an indication of value. The

general formula for the income approach is as follows:

1.   Estimate the potential gross income (PGI).

2.   Estimate the vacancy and collection loss.

3.   Subtract the vacancy and collection loss from the potential gross income to derive the effective gross income.

4.   Estimate the total operating expenses for the subject and deduct them from the effective gross income to derive net

operating income (IO).

5.   Estimate an overall capitalization rate (RO).

6.   Divide the net operating income by the overall capitalization rate to derive a value indication by the income

capitalization approach.

Operating Income

The subject's potential gross income is a function of rental payments under the terms of current and anticipated leases. 

This can include base rent as well as expense reimbursements and escalations.

Existing Contract Leases

There is currently a lease in place and it was utilized in this report.     

Rent Roll

Lessee Start
Date

Expiration
Date

Leased
SF

Eff. Rent
per SF

LCE Rent
per SF

Lease
Structure

TI
by Lessor

Tenant 06/01/2022 06/01/2027 10,822 $11.09 $0.00 Modified Gross $0.00

Total 10,822 $11.09 $0.00

The subject is a single-tenant structure, in Berkshire County single tenants are typically owner-occupied, for this reason, a

market rent was developed to support the current income. 

Market Rent

In order to determine an opinion of market rent, I have reviewed both recent leases and current listings.  A map of the

comparables, as well as a brief summary of the comparable leases,  follows.  
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# Property Name Leased SF Lease Start Date Eff Rent/SF

1 694 East St 24,336 01/01/2022 $4.93

2 1450 East St, Pittsfield
MA

1,625 09/17/2021 $13.50

3 439 Pittsfield Rd 1,750 01/01/2020 $18.00

4 55 Pittsfield Rd 7,464 12/01/2017 $13.50

Market Rent

Units 1

Unit of Comparison (UoC) Gross Building Area

Market Rent / UoC $0.00

Taking into account the subject's size, condition, and current use as well as the comparable leases provided, the subject's

current lease was utilized with a price per rentable area of $11.09 per sqft or $10,000 monthly for a PGI of $120,000. As

the subject is a single tenant with only an annual tenant option for renewal, the income approach was utilized to support

the sales comparison approach, as that approach is what market participants place the most reliance on when making

similar purchases. 

In-Place

Lease Units Unit of Comparison Rent / SF As Of Period Scenario Total

Tenant | 2022-06-01 10,822 Gross Building Area $11.09 10/20/2023 Annual Effective $120,016

Subtotal $120,016

Total Rental Income $120,016

Retail/Office Space
5
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Total % of EGI

Income

Rental Income $120,000.00 102.04%

Total Rental Income $120,000.00 102.04%

Total Adjusted Rental Income $120,000.00 102.04%

Potential Gross Income (PGI) $120,000.00 102.04%

Less Vacancy & Credit Loss $2,400.00 2.04%

Effective Gross Income (EGI) $117,600.00 100.00%

Fixed Expenses $22,000.00 18.71%

Real Estate Taxes $17,000.00 14.46%

Insurance $5,000.00 4.25%

Variable Expenses $1,000.00 0.85%

Utilities $1,000.00 0.85%

Total Operating Expenses $23,000.00 19.56%

Net Operating Income $94,600.00 80.44%

Subject History

I&E #1

Scenario Owner's Pro Forma

12-Month Period Ending 06/01/2024
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Expense Reimbursements

Expense reimbursements are based on the structure of the leases currently in place.  

Income was estimated based on a net lease structure, with the tenant being responsible for most operating expenses. 

However, for a single-tenant building such as the subject, the tenant typically pays most expenses directly, and we have

not projected estimates for these individual expenses.  Accordingly, no expense reimbursements were included in our

cash flow forecast.

This following table shows the division of expense responsibilities between the owner and tenants: 

 Owner Tenant

Real Estate Taxes x  

Insurance x  

General/Administrative  x

Utilities  x

Repairs &
Maintenance

 x

CAMs  x

Cleaning/Janitorial  x

 

Estimated Vacancy and Collection Loss

The subject has a current occupancy rate of 100%.  It is also prudent to consider the potential loss due to bad credit and

collection problems.   Based on these indications, we have estimated stabilized vacancy and collection loss for the subject

at 8% of potential gross income.

Other Income

No significant other income is anticipated for the subject and none was included in the forecast for this analysis.

Operating Expenses

Operating expenses were estimated based on our analysis of historic expenses for the subject as well as expenses for

other similar properties in the area.  Please note the Appraiser's Pro Forma column in the Subject Operating History

Table is our pro forma estimated in the Stabilized Income and Expense Summary.  It is shown in the the same table for

comparison purposes.  
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Total % of EGI Total % of EGI Total % of EGI

Income

Rental Income $119,000.00 67.61% $73,200.00 108.70% $77,340.00 105.26%

Total Rental Income $119,000.00 67.61% $73,200.00 108.70% $77,340.00 105.26%

Total Adjusted Rental Income $119,000.00 67.61% $73,200.00 108.70% $77,340.00 105.26%

Recoveries and CAM $57,000.00 32.39% $0.00 0.00% $0.00 0.00%

Potential Gross Income (PGI) $176,000.00 100.00% $73,200.00 108.70% $77,340.00 105.26%

Less Vacancy & Credit Loss $0.00 0.00% $5,856.00 8.70% $3,867.00 5.26%

Effective Gross Income (EGI) $176,000.00 100.00% $67,344.00 100.00% $73,473.00 100.00%

Fixed Expenses $57,000.00 32.39% $8,490.00 12.61% $11,000.00 14.97%

Real Estate Taxes $49,000.00 27.84% $4,990.00 7.41% $6,000.00 8.17%

Insurance $8,000.00 4.55% $3,500.00 5.20% $5,000.00 6.81%

Variable Expenses $0.00 0.00% $6,967.20 10.35% $5,804.19 7.90%

Management Fees $0.00 0.00% $3,367.20 5.00% $1,469.46 2.00%

Utilities $0.00 0.00% $1,200.00 1.78% $1,200.00 1.63%

Repairs & Maintenance $0.00 0.00% $2,400.00 3.56% $2,400.00 3.27%

Total Operating Expenses $57,000.00 32.39% $15,457.20 22.95% $16,804.19 22.87%

Net Operating Income $119,000.00 67.61% $51,886.80 77.05% $56,668.81 77.13%

Expense Comparables

Comparable #1 Comparable #2 Comparable #3

City Pittsfield Pittsfield Pittsfield

Year Built 1974 1899 1920

Size (SF) 24,336 6,500 8,834

12-Month Period Ending 03/30/2023 12/31/2023 12/31/2023
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Direct Capitalization

In order to capitalize the estimated net operating income into a value estimate for the property, I utilized direct

capitalization.  Direct capitalization involves the capitalization of anticipated net operating income for the next year at an

overall rate of return.  This rate is also commonly referred to as the 'going-in' capitalization rate.  When adequate data is

available, the overall rate is best derived from comparable sales. Unfortunately, there have not been enough sales with

adequate income to base a capitalization rate, I, therefore, have utilized the band of investment technique to establish

the capitalization rate. Data is based on current commercial interest rates and terms, the equity dividend rate is based on

the 3-year average of levered returns for REITs and similar real estate holdings, which mirror the similarly levered

position of the subject. The following equation was used for this calculation  

Band of Investment

Mortgage Ratio   70.00%

Equity Ratio   30.00%

Interest Rate   7.50%

Equity Rate   20.00%

Loan Period Years   20

Mortgage Ratio  Mortgage Constant Weighted Rate

70.00% x 0.096571% 0.067600%

Equity Ratio  Equity Dividend Rate  

30.00% x 0.20% 0.060000%

  Rate 0.127600%

  Rounded 13.00%

Direct Capitalization OAR Amount
Per Rentable

Area SF

Net Operating Income $86,400 $7.98

Capitalized Value 13.00% $664,615 $61.41

 

 

 

Pro Forma

Total % of EGI

Income

Rental Income $120,000 108.70%

Potential Gross Income (PGI) $120,000 108.70%

Less Vacancy & Credit Loss $9,600 8.70%

Effective Gross Income (EGI) $110,400 100.00%

Fixed Expenses $22,000 19.93%

Real Estate Taxes $17,000 15.40%

Insurance $5,000 4.53%

Variable Expenses $2,000 1.81%

Utilities $2,000 1.81%

Total Operating Expenses $24,000 21.74%

Net Operating Income $86,400 78.26%
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Income Approach  Reconciliation 

This approach was developed to help support the value indicated by the sales comparison approach. Single tenant

properties such as the subject property are not typically purchased on their potential income stream, but rather owner-

occupied, with market participants relying on the sales comparison approach to base their decisions. 

Direct Capitalization Discounted Cash Flow Income Approach

$660,000 N/A $660,000
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Reconciliation

Indicated Values

Description Indicated Value

Land Value N/A

Cost Approach N/A

Sales Comparison Approach $700,000

Income Approach $660,000

Final Estimate of Value

Reconciliation is a process of bringing together all related facts into a unified conclusion.  This requires a re-examination

of data, techniques, and procedures used throughout the various approaches to value and reviewing each estimate of

value by the completeness of reasoning and overall reliability.

Exposure Time and Marketing Period

Based on statistical information about days on market, escrow length, and marketing times gathered through national

investor surveys, sales verification, and interviews of market participants, marketing and exposure time estimates of 12

months, respectively, is considered reasonable and appropriate for the subject property assuming aggressive

professional marketing. 

Cost Approach

The Cost Approach to value is typically most reliable when the improvements to the property are new or are nearly new

with limited depreciation and there is sufficient data from which to estimate the value of the land.  It is considered most

applicable when the market would consider building a property rather than buying an existing property or the supply of

existing properties is limited.  As this is not the case with the subject this approach has been omitted. 

Sales Comparison Approach

The Direct Sales Comparison Approach was used to estimate the value of the subject property as improved.  The

weakness of this approach is that no two properties are ever exactly alike, amenities in purchase considerations are

intangible qualities and difficult to compare, the exact conditions of each sale are sometimes unknown and the impact of

leases and occupancy may not be fully known.  The strength of this approach is that it measures the actions of buyers

and sellers in the marketplace.  If a property is improved to its highest and best use and the sales are truly comparable, a

reasonable relationship is indicated by the market. The indicated value by this approach is $700,000

Income Approach

The Income Approach utilized a Direct Capitalization method to yield an indication of value for the subject property.  The

current tenant is on a one-year renewable lease, as mentioned earlier single occupancy in Berkshire County is typically

owner-occupied.  This approach was developed to support the sales comparison approach only.  The value indication by

the Income Approach is estimated to be $660,000
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Reconciliation Conclusion

The greatest weight was placed on the Sales Comparison Approach as market participants of similar types of properties

would put the greatest reliance on this approach,  supported by the Income Approach, indicating a value to the subject

of:

$700,000

Seven Hundred Thousand Dollars

 

 

 

Value Conclusions

Description Perspective Type of Value Premise Property Interest Effective Date Indicated Value

55 West Housatonic St Current Market Value As Is Leased Fee 10/20/2023 $700,000
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Addenda

 
Qualifications
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Permitted Use
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Permitted Use
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Permitted Use
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Glossary
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