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February 28, 2013 
 
Andrew Bisignani 
Town Administrator, Town of Nahant 
abisignani@nahandt.org 
 
 
RE: Restricted Use Advisory Letter 
 One Improved Parcel on 3.35± Acres 
 A Proposed 25-Unit Plan 
 Located off Castle Rd., Nahant, Massachusetts 
 
 
Dear Mr. Bisignani: 
 
At your request, we have prepared this advisory letter for the above-captioned 
residential real estate (hereinafter the subject property).  The purpose of the letter 
is to provide you with an appraisal of the “Option B Plan” developed by The 
Planner’s Collaborative in 2005, a proposed 25 mixed unit plan included in the 
Appendix. The subject property was inspected by Slater Anderson on February 
25, 2014 which serves as the effective valuation date of this letter. 

 
The real property rights appraised are assumed to represent ownership of the fee 
simple interest, unencumbered by easements, encroachments, or other conditions 
that affect the market value, either positively or adversely other than those noted 
in this letter.  

 
Our opinion is reported in the Restricted Use format in compliance with the 
Uniform Standards of the Professional Appraisal Practice (USPAP) as 
promulgated by The Appraisal Foundation and the Code of Professional Ethics 
(CPE) and Standards of Professional Practice (SPP) of the Appraisal Institute.  It 
is our understanding that this appraisal will be used to determine the current fair 
market value of the property for development of the subject property. This 
appraisal is not suitable for unauthorized third-party use. 
 
It is our opinion that the 3.35± acre subject property if developed with the 
proposed 25-unit Option Plan B has a market value of $2,220,000 as of February 
25, 2014. 
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A.  SUBJECT PROPERTY IDENTIFICATION 
 

The subject property is a 3.35± acre parcel recorded in the Essex Registry of Deeds in 
Book 24011, Page 401 on March 2, 2005 with a recorded transfer price of $2,000,000. 
The current owner of record is the Town of Nahant. The Town has been planning how to 
reuse the property which is currently improved with 12 army houses. Of three reuse plans 
presented during the Selectman’s meeting in January 2005, the plan to remove the 
existing military homes and construct 25 units was approved for further study at Town 
meeting.  This 25-unit Option B Plan in included in the Appendix. 
  
Tax Assessment 
 
The subject property is identified by the Town of Nahant for municipal taxation purposes 
as Parcel No. 12D-0-41. The property is zoned R2 Single Family Residential, 5,000 – 
14,999 sq. ft. The 2014 residential tax rate in Nahant is $11.03 per $1,000 of assessed 
valuation. A summary of the current tax assessment for the subject property is provided 
below. 
 

Fiscal Year 2014 Tax Assessment 
 

 
 

Property Description 
 
The subject property is a 3.35± acre parcel improved with 12 military houses built in 
1950 at Bass Point.  The parcel abuts the Johnson Elementary School to the north, Kelly 
Greens Golf Course to the east, Bailey’s Hill Park to the south and the Bass Point 
neighborhood to the South.  From the eastern side of the parcel, four of the twelve houses 
have frontage on Castle Terrace. The next two houses face Gardner Rd. which meets 
Goddard Drive where six houses share on the eastern side of the parcel. There is little 
vegetation on the site; however, there are thin tree lines that outline the boundary on a 
few sides of the parcel. Utilities (electric, sewer, water, and gas) are available on the 
subject property.  The subject has a distant ocean view from its eastern side somewhat 
obstructed by Bailey’s Hill Park to the southeast. 
 

B.  REGULATORY FACTORS 
 

The subject property is located in both the R2 Single-Family Residential District in 
Nahant. In the R2 District, the maximum allowable density is one dwelling unit per 
6,000-feet (0.13± acres) with a minimum of 60 feet of road frontage. 
  
Examples of relevant permitted uses in the R2 District include single-family residences, 

Address Yard Total
Map/Lot Assessment Assessment

$6,300 

Acres Land 
Assessment

Building 
Assessment

Annual Tax 
Burden

294 Castle Hill Road 3.35± $1,120,100 $1,382,400 $2,508,800 $27,672.06 
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community uses (library, convents, parishes, etc), public service (fire station and police 
station), and open space. Specially permitted uses include day care centers, municipal 
courthouse, substations, and community centers. 
 
We have assumed that the proposed 25-unit Option B Plan represents the highest 
and best use of the subject property for purposes of this appraisal.  
 
Wetlands 
 
No wetlands were identified on the subject property.  

 
C.  HIGHEST AND BEST USE 

 
We have assumed that the highest and best use of the subject property is the proposed 25-
unit Option B Plan. 
 

D.     VALUATION METHODOLOGY 
 
There are three accepted approaches to appraising real estate.  These include the Cost 
Approach, the Sales Comparison Approach and the Income Approach. We have relied on 
the Cost of Approach in developing our market value opinion.  
 
Nahant Market Overview 
 
Nahant is a unique market due to its isolated location, size (3,400 residents), single point 
of access, and extensive water frontage.  The town also lacks basic amenities like a 
grocery store and does not have schools after Grade 6. However, the isolation of Nahant 
is also perceived as positive with its quiet residential setting compared to Lynn and 
Swampscott and the traffic running along Route 1A. As a result, there is a wide range in 
real estate values with some high-end seasonal properties mixed in with modest retiree 
and family homes.  
 
Given that the subject property and surrounding neighborhood is within a single-family 
zone, and that the subject property could be developed for single-family residential use, 
we have researched overall trends in this segment of the market over the past ten years.  
Research is based on historical figures from The Warren Group. 
 
Looking at the overall market for single-family homes in Nahant going back to 2002 
according to Banker and Tradesman statistics, median sale prices for the single-family 
residential market peaked in 2005 with a median sale of $560,000, rounded. Not 
coincidentally, 2005 was also the record year over the past 10 years with 42 recorded 
sales. The current median price is $390,000, rounded, or roughly -30% below peak 
values. The table on the following page summarizes the single-family sales activity in 
Nahant over the past 10 years.  However, median prices are continuing to increase and 
development activity has clearly increased across the greater Boston market.  The 
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increase in median price and decline in number of sales is indicative of an improving 
market. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Currently there are 10 houses on the market ranging in price from $389,000 to $999,000. 
Buyers are still drawn to Nahant’s easy access to Boston but in a quiet waterfront setting. 
Due to Nahant’s unique “island-like” feel and topography with extensive coastline, many 
off-the-water properties benefit from elevated water views similar to the subject site. 
 
New Single-Family Construction in Nahant & Surrounding Towns 
 
There have been few new homes built in Nahant in recent years.  We have also looked at 
Swampscott and Marblehead for comparison, especially for the proposed detached 
“family units” (5 market rate units) as well as the “front row” water-view detached 55+ 
units on the eastern half of the subject property.  The sales are summarized in the 
following table.  These sales give a good indication of the potential market for the subject 
units. 
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Active Adult (55+) Market 
 
The proposed 25-unit plan includes 17 “active adult” or 55+ units.  This market remains a 
very strong market on the North Shore and currently there is no competing project in 
Nahant.  Based on a survey of demographic data of Essex County, Nahant also has the 
highest percentage of 55+ residents of all 33 Essex County communities at 36%.  The 
County average is 27% so there clearly is potential demand for 55+ units in the local 
market.  Combined with an improving real estate market that makes it more likely that 
“empty nesters” can now sell their larger homes and “downsize” into a lower 
maintenance smaller unit with adjacent recreational facilities, the market for the 55+ units 
on the subject property is expected to be healthy.  From a pricing standpoint, regionally, 
these type units typically trade in the $200 to $250 per sq. ft. range or in the $400,000 to 
$600,000+ range.   

 
E.  PROPOSED 25-UNIT ARMY HOUSING REUSE PLAN (OPTION B) 

 
The Option B plan as seen in the “Reuse of Military Housing at Bass Point” report has 18 
market rate units and 7 affordable units. This denser village approach doubles the number 
of units on the site that would otherwise be allowed, but includes open space and a 
recreational trail. The plan has 8 detached family units (3 & 4 bedrooms) approximately 
2,200-3,300± square feet in size along Castle Road.  Four detached homes will be 
constructed along a new road that borders the Flash Road Recreation area. A second new 
road will create its own block containing four attached units within the block and 9 
detached units surrounding the block along its south and east sides, many water views.  
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Approximately 17 units will be 2,100± square feet on the east side of the site and will be 
restricted to individuals 55+ and older.  Of the 25 total units seven will be affordable 
including four of the age-restricted units and three of the family units on the west side of 
the site.  Units on Castle Road will only be 1.5 stories to limit visual impacts on the 
neighborhood. Units bordering Flash Road Recreation Area could be as high as 2.5 
stories if they are situated along the downward slope of the site to limit visual impacts.  

 
F.  MARKET VALUE OF 25-UNIT TOWNHOUSE PLAN 
 

We have relied on a discounted cash flow model to develop our market value for the 
vacant 3.35± acre subject property based on the proposed 25-Unit Option B Plan.  The 
cash flow model takes into account hard and soft costs, projected revenue, and profit 
allowance over a holding period with net revenue discounted back to a present value.   
 
The following table summarizes the mix of units with sizes, bedrooms, views, and 
whether they are attached/detached, age-restricted, market rate, or affordable units.  The 
range of unit types allow for a range of market price points which should be attractive to 
developers.  The untis range in price from $210,000 for the affordable units to $790,000 
for the 3,000 square foot family units with unobstructed park and water views.  We have 
based on the affordable unit pricing on a standard income affordability formula.   

 
Summary of Option B Plan Components 

Note that $12,210,000 represents the aggregate value of all retail sales; it does not 
represent the property’s market value, which is derived by deducting all relevant costs 
and discounting the future value to a net present value (as noted below).  Construction 
costs range from $100 to $130 per sq. ft. to reflect the finishes expected by buyers at 
different price points.  These costs translate to higher unit sale prices for the market rate 
units ($230 to $280 per sq. ft.).  The highest unit sale price is for a 2,200 sq. ft. detached 
family unit.  We note that the larger units are priced at a slightly lower unit value of 
$260/SF to reflect a typical dynamic where larger homes often sell for less than smaller 
units on a per sq. ft. basis.  This simply reflects the principle of diminishing returns and 
the unwillingness of buyers to pay above certain retail price points in a given market.  It 
is our opinion that $800,000 likely represents such a threshold for the front row family 
units in the Option B Plan.  The 55+ market rate units are priced at lower unit values 
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based on a survey of other “active adult” developments on the North Shore with the 
attached units priced slightly below the detached units and the front row water-view units 
achieving the highest prices.   
 
Cost of Development Analysis 
 
We have utilized a discounted cash flow model to value the subject concept plan.  The 
component values discussed above represent the income to the developer.  We have 
assumed that approvals of this plan will be favorable and supported by the town and thus 
we have relied on a conservative discount rate of 15% over the three-year project term 
that includes one year for approvals and two years of development and sellout.  Gross 
sellout amounts to $12,210,000. 
 
Direct costs include construction of the 25 units, the access roads, driveways, 
landscaping, and demolition of existing improvements.  Direct costs total approximately 
$6,880,000.  Indirect costs include legal and engineering for approvals, construction 
financing, real estate taxes, project management, contingency, condo fees during holding 
period for reserves, marketing, and closing costs.  The indirect costs amount to 
$1,910,000.       
 
Utilizing the preceding cost and revenue projections, we have calculated the value of the 
“as vacant” subject property under the proposed 25-Unit Option B Plan to be $2,220,000 
as of February 28, 2014.  This value conclusion equates to approximately $89,000 per 
overall unit, or $123,000 per market rate unit.   We have identified five bulk land sales 
that provide support for our valuation conclusion.  These sales are summarized in the 
table below. 

 
Bulk Development Land Sales 
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Our value conclusion of $123,000 per market rate unit is consistent with this survey of 
recent bulk land sales thus is considered reasonable.  Given the range of unit types on the 
subject property it is likely that the five market rate family units are closer to the 
$150,000 to $165,000 of the first two sales while the 14 55+ units are closer to the two 
55+ comparable sales in Topsfield and West Gloucester which sold for $69,000 and 
$96,000 per market rate unit.    
 
Thank you for the opportunity to provide professional valuation services and please do 
not hesitate to call if you have any questions. 
 
Sincerely, 

 
Slater W. Anderson  
Senior Appraiser     
LandVest - Real Estate Consulting Group  
MA Certified General License # 70909  
 
 
 
Cc: David A. Rosen, LandVest, Inc.

 
 

 



 

APPENDIX 
 

Subject Plans and Public Record Information 
 

Standard Limiting Conditions 
 

Certification of Value 
 

Qualifications of Appraisers 
  

 
 

 



 

Subject Plans and Public Record Information 
  

 
 

 



9

29

39

49

19

59

68

78

68

39

78

Plan B Overlay
Project Number: 9610

Date: February 21, 2014

Scale: 1" = 100'
0 100 20050

Feet

294 Castle Rd
Property
Nahant, 

Massachusetts

Service Layer Credits:

°
This plan is conceptual only and is not
represented as an engineered plan. Ten Post Office Square, Boston, MA 02109

Credits: Image captured 2008
using ESRI World Imagery
MapService, MA.gov
USDA, and NOAA



12D-0-41
3.35±Ac

Kelley Greens
Golf Course

Baileys
Hill

387'

199'

369
'

340'

9

29

39

19

49

59

68

78

68

39

78

GARDNER ROAD

CASTLE ROAD

GODDARD DRIVE

COLBY WAY

BAY VIEW AVENUE

TRIMOUNTAIN ROAD

CAST
LE

 TE
RRACE

BREEZY HILL TERRACE KENNY AVENUE

Base Plan
Project Number: 9610

Date: February 21, 2014

Legend
Subject Property- 3.35 ±Ac
Existing Building Footprints
Contours (in feet)
Abutting Parcels

DEP Wetlands
Scale: 1" = 100'

0 100 20050
Feet

294 Castle Rd
Property
Nahant, 

Massachusetts

Service Layer Credits:

°
This plan is conceptual only and is not
represented as an engineered plan. Ten Post Office Square, Boston, MA 02109





























 

Standard Limiting Conditions 

 
 

 



 

STANDARD LIMITING CONDITIONS 
 

1. The appraiser(s) assumes no responsibility for matters of a legal nature affecting 
the property appraised or the title thereto, nor does (do) the appraiser(s) render 
any opinion as to the title, which is assumed to be good and marketable.  The 
property is appraised as though under responsible ownership. 

 
2. Sketches, maps, plans, and exhibits in the report may show approximate 

dimensions and are included to assist the reader in visualizing this property.  The 
appraiser(s) has (have) made no survey of the property.  Data relative to size and 
area were taken from sources considered reliable.  It is assumed that no 
encroachments exist. 

 
3. The appraiser(s), by reason of this appraisal, is (are) not required to give further 

consultation, testimony, or attend court with reference to the property that is the 
subject of this appraisal, unless arrangements have otherwise been made. 

 
4. Any distribution of the valuation in the report between land and the improvements 

applies only under the existing program of utilization.  The separate valuations for 
land and buildings must not be used in conjunction with any other appraisal and 
are invalid if so used. 

 
5. The appraiser(s) assumes (assume) there are no hidden or unapparent conditions 

of the property, subsoil, or structures, which would render it more or less 
valuable.  The appraiser(s) assumes (assume) no responsibility for such conditions 
or for engineering which might be required to discover such factors. 

 
6. Information, estimates, and opinions furnished to the appraiser, and contained in 

the report, were obtained from sources considered reliable and believed to be true 
and correct.  However, no responsibility for the accuracy of such items furnished 
can be assumed by the appraiser(s). 

 
7. Neither all, nor any part of the content of the report, or copy thereof, including 

conclusions as to the property value, the identity of the appraiser(s), professional 
designations, reference to any professional appraisal organizations, or the firm 
with which the appraiser(s) is (are) connected, shall be used for any purposes by 
anyone but the client specified in the report, the borrower if appraisal fee paid by 
same, mortgage insurers, or professional appraisal organizations, without the 
previous written consent of the appraiser(s); nor shall it be conveyed by anyone to 
the public through advertising, public relations, news, sales, or other media, 
without the written consent and approval of the appraiser(s). 

 
8. On all appraisals subject to satisfactory completion, repairs, or alterations, the 

appraisal report and value conclusions are contingent upon completion of the 
improvements in a workman-like manner. 

9. Unless otherwise stated in this report, the existence of hazardous material, which 

 
 

 



 

may or may not be present on the subject property, was not observed by the 
appraiser(s).  The appraiser(s) has (have) no knowledge of the existence of such 
materials on or in the property.  The appraiser(s), however, is (are) not qualified 
to detect such substances.  The presence of substances such as asbestos, urea-
formaldehyde foam insulation, or other potentially hazardous materials may affect 
the value of the subject.  The value estimate is predicated on the assumption that 
there is no such material on or in the subject property that would have an impact 
on value.  No responsibility is assumed for any such conditions, or for any 
expertise or engineering knowledge required to discover them.  The client is 
urged to retain an expert in this field, if desired.   

 
10. The date of value is expressed within this report.  Any forecasts included in this 

report are based on existing market conditions and expectations.  The appraiser(s) 
takes (take) no responsibility for any events, conditions, economic factors, 
physical factors, or other circumstances occurring after the date of value that 
would affect the opinions expressed in this report. 

 
11. Except as otherwise noted, it is assumed that there are no encroachments, building 

violations, code violations, or zoning violations affecting the subject property. 
 

12. Responsible ownership and competent property management are assumed. 
 

13. It is assumed that there is full compliance with all applicable federal, state, and 
local environmental regulations and laws unless noncompliance is stated, defined, 
and considered in the appraisal report. 

 
14. It is assumed that all applicable zoning and use regulations and restrictions have 

been complied with, unless a nonconformity has been stated, defined, and 
considered in the appraisal report. 

 
15. It is assumed that all required licenses, certificates of occupancy, consents, or 

other legislative or administrative authority from any local, state, or national 
government 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  

 
 

 



 

Certification of Value 
  

 
 

 



 

I hereby certify that: 
 

1. Slater Anderson made an inspection of the property that is the subject of this 
appraisal on February 25, 2014. 

 
2. To the best of my knowledge and belief, the statements of fact and the opinions 

contained in this report are correct; 
 

3. The reported analysis, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are my personal, unbiased professional 
analysis, opinions, and conclusions. 

 
4. I have no present or prospective interest in the property that is the subject of this 

report, and have no personal interest or bias with respect to the parties involved. 
 

5. LandVest’s compensation is not contingent upon the reporting of a predetermined 
value or direction in value that favors the cause of the client, the amount of the value 
estimate, the attainment of a stipulated result, or the occurrence of a subsequent 
event. 

 
6. My analysis, 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 Practice of The Appraisal Institute, as well as the 
Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation. 

 
7. As of the date of this report, I (Slater W. Anderson) have completed the Standards 

and Ethics Education Requirement of the Appraisal Institute for Associate Members. 
 

8. The use of this report is subject to the requirements of The Appraisal Institute 
relating to review by its duly authorized representatives. 

 
9. No one provided significant professional assistance to the person signing this report.  
 
10. I have appraised the subject property in the prior three years. 

 
   Date:  2/28/14______________________________ 

   LANDVEST INC., Real Estate Consulting Group 
 
Appraiser:

 _________________ 
    Slater Anderson, Senior Appraiser 
  MA Certified General Lic. No. 70909 



 

Qualifications of Appraiser 
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QUALIFICATIONS OF SLATER W. ANDERSON 
 
SLATER W. ANDERSON 
     
    Mr. Anderson is a Senior Advisor with the Real Estate Consulting 

Group (RECG) and Co-Director of the Energy & Environmental Asset 
Group (EEAG) at LandVest, Inc., a broad-based real estate company 
involved in all aspects of land planning, real estate brokerage, 
consulting, appraisal, development, and conservation planning.  As 
Senior Advisor, he is responsible for residential and commercial 
appraisals, expert testimony, development feasibility studies, land use 
planning and design, and implementation of development and 
conservation projects. As Co-Director of EEAG, he is responsible for 
project development and management. Mr. Anderson has been with 
LandVest since August 1999. 

 
EDUCATION   Undergraduate Studies: 
 
    Connecticut College  
    Bachelor of Arts, Liberal Arts / 1992 
 
    Graduate Studies: 
     
    University of Massachusetts – Amherst 
    Master of Regional Planning / 1996 
     
 
LICENSES AND   Certified General Real Estate Appraiser -   
MEMBERSHIPS      Massachusetts (LIC # 70909) 
        Connecticut (LIC # 0001089) 
        Rhode Island (LIC # A013335G) 
        California (LIC # AG044670 - Inactive) 
        Vermont (LIC # 080.0093284 - Inactive) 
 
    Appraisal Institute - 
        Associate Member 
 
    American Institute of Certified Planners - 
        Certified Planner (Inactive)    
 
    Real Estate Salesperson Licenses –  
        Massachusetts (#9034418) 
        Rhode Island (#S33130) 
 
EXPERT WITNESS  Massachusetts Appellate Tax Board and in local jurisdictions. 
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QUALIFICATIONS OF SLATER W. ANDERSON 
 
PROFESSIONAL    
HISTORY    Prior to joining the firm, Mr. Anderson was GIS Manager and Planner 

with the Metropolitan Area Planning Council where his 
responsibilities included management of GIS mapping projects, 
proposal writing, and public outreach.  The Metropolitan Area 
Planning Council serves 101 cities and towns surrounding Boston, 
Massachusetts.  From 1992 to 1994, Mr. Anderson worked for an 
architectural firm in Jackson, Wyoming assisting in the design of 
residential homes. 

 
REAL ESTATE EDUCATION 
 

 

Real Estate Courses Provider Date Hours
Basics of RE Appraisal JMB Oct-99 30
USPAP JMB Oct-00 15
Appraising Income Properties JMB Mar-02 30
Advanced Income Property Appraising JMB Aug-02 35
Appraising 1-4 Family Properties JMB Feb-03 30
Appraising the Single Family Residence MBREA Apr-03 36
Practical Residential Appraising MBREA Nov-03 18
Lead Hazard Awareness Class RI Feb-12 3
National USPAP Update MBREA Dec-07 7
MA Real Estate Sales CE AREA Oct-08 10
Appraising Income Properties JMB Nov-08 30
Intro to Commercial Appraisal MBREA Dec-08 3.5
Residential Cost Approach MBREA Dec-08 7
2008-2009 National USPAP Update MBREA Dec-09 7
National USPAP Update MBREA Dec-09 7
UASFLA Yellow Book Course AI Feb-10 7
MA Real Estate Sales CE AREA Oct-10 10
2010-2011 USPAP Update MBREA May-11 7
Intro to Commercial MBREA Sep-11 3
Appraising Apartments McKissock Sep-11 7
Income Approach MBREA Sep-11 7
Inro to Comm. Green Bldgs. AI Sep-11 7
Sales Comparison Approach MBREA May-11 7
Mortgage Fraud MBREA May-11 7
CT Mandatory Appraisal Law McKissock Aug-12 3
Business Practices & Ethics AI Oct-12 5
MA Real Estate Sales CE AREA Oct-12 12
2012-2013 USPAP Update JMB Oct-13 7
Residential Appraisal Review McKissock Oct-13 7
Even Odder - More Oddball Appraisals McKissock Oct-13 7
Land & Site Valuation McKissock Oct-13 7

Total: 378.5  
 
CORRESPONDENCE LandVest, Inc. 
    Ten Post Office Square 
    Boston, MA 02109 
    Direct: (617) 357-8990 
    Office: (617) 723-1800 
    Fax: (617) 482-7957 
    E-Mail: sanderson@landvest.com 


