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File Number:

In accordance with your request, I have appraised the real property at:

The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as vacant.
The property r ights appraised are the fee simple interest in the site.

In my opinion, the defined value of the property as of i s :

The at tached repor t  conta ins the descr ip t ion,  analys is  and suppor t ive data for  the conclus ions,
final opinion of value, descriptive photographs, assignment conditions and appropriate certif ications.

20-06156

Walnut Street Appraisals

Braintree, MA 02184

161 Walnut Street

Walnut Street Appraisals

Eric J. O'Neil

Nine Hundred Thousand  Dollars

$900,000

October 28, 2020

Hanover, MA  02339

0 Washington St. Plot 58-14
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550 Hanover Street
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October 29, 2020
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Land Appraisal Report File No.

The purpose of this appraisal report is to provide the client with a credible opinion of the defined value of the subject property, given the intended use of the appraisal.

Client Name/Intended User E-mail

Client Address City State Zip

Additional Intended User(s)

Intended Use

P
U

R
P

O
S

E

Property Address City State Zip

Owner of Public Record County

Legal Description

Assessor's Parcel # Tax Year R.E. Taxes $

Neighborhood Name Map Reference Census Tract

Property Rights Appraised Fee Simple Leasehold Other (describe)

S
U

B
J

E
C

T

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Prior Sale/Transfer: Date Price Source(s)

Analysis of prior sale or transfer history of the subject property (and comparable sales, if applicable)

Offerings, options and contracts as of the effective date of the appraisal

S
A

L
E

S
 H

IS
T

O
R

Y

Neighborhood Characteristics One-Unit Housing Trends One-Unit Housing Present Land Use %

Location Urban Suburban Rural Property Values Increasing Stable Declining PRICE AGE One-Unit %

Built-Up Over 75% 25-75% Under 25% Demand/Supply Shortage In Balance Over Supply $(000) (yrs) 2-4 Unit %

Growth Rapid Stable Slow Marketing Time Under 3 mths 3-6 mths Over 6 mths Low Multi-Family %

Neighborhood Boundaries High Commercial %

Pred. Other %

Neighborhood Description

Market Conditions (including support for the above conclusions)

N
E

IG
H

B
O

R
H

O
O

D

Dimensions Area Shape View

Specific Zoning Classification Zoning Description

Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Highest and best use of the subject property 

Utilities Public Other (describe) Public Other (describe) Off-site Improvements—Type Public Private

Electricity Water Street

Gas Sanitary Sewer Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments

S
IT

E

ITEM SUBJECT

DESCRIPTION

Address

Proximity to subject

Sales Price $

Price $ /

Data Source

Date of Sale and

Time Adjustment

Location

Site/View

Sales or Financing

Concessions

Net Adj. (Total)

Indicated Value

of Subject

COMPARABLE NO. 1

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 2

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 3

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

Summary of Sales Comparrison Approach

M
A

R
K

E
T

 D
A

T
A

 A
N

A
L

Y
S

IS

This appraisal is made "as is," subject to the following: 

Based on the scope of work, assumptions, limiting conditions and appraiser's certification, my (our) opinion of the defined value of the real property

that is the subject of this report is $ as of , which is the effective date of this appraisal.R
E

C
O

N
C

IL
IA

T
IO

N

This form Copyright © 2005-2010 ACI Division of ISO Claims Services, Inc., All Rights Reserved.
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To ascertain the market value of the identified undeveloped land.

The intended user is the: Hanover Open Space Committee for the Community Preservation Act and their 

assignees. The appraiser does not identify or authorize and other user(s)

02339MAHanover550 Hanover Street

meugdunn@gmail.comMary Dunn & Harold Thomas

X

5031.02Four Corners

885.63202058-14

Book: 27195 - Page: 167 - Plymouth County Registry of Deeds

PlymouthClayton S. Robinson

02339MAHanover0 Washington St. Plot 58-14

The owner intends to donate the land which consist of 10.15 acres to the 

Conservation Commission for the Town of Hanover.

The subject has not been sold during the three years prior to 

the date of appraisal. The comparables have not been sold in the twelve months prior to the cited sales herein.

MLS - Assessor's Public Records

X

From 2012 to 2020 there has been a prolonged period of market value increases, 

therefore market values have increased substantially due to a chronic lack of inventory. However, inventories have increased and are 

now in balance. It appears that market values have plateaued.

See Attached Addendum

15Vac/Sch

8

0

2

75

55

300

1

575

1,618

224

The boundaries of the subject neighborhood include: Route 3 to the 

north and east, Union St to the south and Main Street to the west.

X

X

X

X

X

X

See Attached Addendum

07-17-201225023C0206JXX

XAsphalt

None

At StreetX

At StreetX

At StreetX

X

150 feet and 30,000 sq. ft. min. lot size.Residential A

ResidentialMostly Rectangular10.15 acresApproximate Frontage: 560 feet

3 @ 3.38 AcresTotal Lots

Lot is ClearEng/Lot Clear

At StreetElectric/Gas

At StreetWater/Sewer

10.15 Acres/Res

Residential

Hanover, MA 02339

0 Washington St. Plot 58-14

270,0000.0

0.0

100,000X

1

75,000Debris/Clear

At Street

At Street

25,0001.5 Acres/Res

Residential

03/11/2020

MLSPIN #72522633-DOM:141

170,000

4.05 miles NW

Hanover, MA 02339

137 Whiting St

315,0000.0

0.0

50,000X

1

25,000Clear Cut

At Street

At Street

25,0001.38 Acres/Res

Residential

08/09/2019

MLSPIN #72503297-DOM:24

265,000

2.09 miles NW

Hanover, MA 02339

148 Main Street

347,9000.0

0.0

50,000X

1

25,000Clear Cut

At Street

At Street

25,0000.78 Acres/Res

Residential

07/25/2019

MLSPIN #72502036 - DOM:78

297,900

2.30 miles NW

Hanover, MA 02339

259 Main Street

See Attached Addendum

October 28, 2020900,000

This appraisal is made "AS IS" with no special conditions.X

Walnut Street Appraisals



Land Appraisal Report File No.

ITEM SUBJECT

DESCRIPTION

Address

Proximity to subject

Sales Price $

Price $ /

Data Source

Date of Sale and

Time Adjustment

Location

Site/View

Sales or Financing

Concessions

Net Adj. (Total)

Indicated Value

of Subject

COMPARABLE NO. 4

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 5

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 6

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

Summary of Sales Comparrison Approach
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ITEM SUBJECT

DESCRIPTION

Address

Proximity to subject

Sales Price $

Price $ /

Data Source

Date of Sale and

Time Adjustment

Location

Site/View

Sales or Financing

Concessions

Net Adj. (Total)

Indicated Value

of Subject

COMPARABLE NO. 7

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 8

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE NO. 9

DESCRIPTION +(-) Adjust.

$

+ - $

Net Adj. %

Gross Adj. % $

Summary of Sales Comparrison Approach
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A
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S

IS

Additional Comparables
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3 @ 3.38 AcresTotal Lots

Lot is ClearEng/Lot Clear

At StreetElectric/Gas

At StreetWater/Sewer

10.15 Acres/Res

Residential

Hanover, MA 02339

0 Washington St. Plot 58-14

300,0000.0

0.0

25,000X

1

25,000Clear

At Street

At Street

2.88 Acres/Res

Residential

08/05/2020

MLSPIN #72603381-DOM:209

275,000

2.14 miles NE

Norwell, MA 02061

Lot 1 Green Street

295,0000.0

0.0

0X

1

25,000Clear

At Street

At Street

-25,0005.66 Acres/RivFr

Residential

02/14/2020

MLSPIN #72545986 - DOM:76

320,000

4.55 miles NE

Marshfield, MA 02050

70 Carolyn Circle

300,0000.0

0.0

50,000X

1

25,000Clear

At Street

At Street

25,0003.07 Acres/Retrt

Residential

02/12/2018

MLSPIN #72089021-DOM:424

250,000

1.73 miles SW

Hanover, MA 02339

50A Dana Drive

3 @ 3.38 AcresTotal Lots

Lot is ClearEng/Lot Clear

At StreetElectric/Gas

At StreetWater/Sewer

10.15 Acres/Res

Residential

Hanover, MA 02339

0 Washington St. Plot 58-14



ADDENDUM

Client: Mary Dunn & Harold Thomas File No.: 20-06156

Property Address: 0 Washington St. Plot 58-14 Case No.:

City: Hanover State: MA Zip: 02339

Addendum Page 1 of 2

Appraiser:  Subject Appraisal History:

The subject property has not been appraised by the appraiser, nor has the appraiser performed any other services at this
address during the previous three years to the date of acceptance by the appraiser for this appraisal assignment.  

Undue Influence Statement:  

No employee, director, officer or commission staff, or any third party acting as a joint venture partner or independent
contractor has  influenced or attempted to influence the development, reporting results or review of this assignment through
coercion, extortion, collusion, compensation, instruction, inducement, intimidation, bribery or in any other manner.

I have not been contacted by anyone other than the intended user or designated contact to make an appointment to enter
the property. I agree to immediately report any unauthorized contacts either personally by phone or electronically to the
intended user(s) of this report

Geographic/Market Competency:

The subject property is located 15 miles from the appraiser's office. The assignment requires geographic / market
competency as part of the scope of work. I am confirming that I have spent sufficient time to gain adequate knowledge,
experience and resources to communicate a credible opinion of value for the subject property. The necessary understanding
of the local market conditions provides the connection between a sale and a comparable sale or a rental and comparable
rental. This opinion is based on the appraiser's full time, working knowledge of the subject's specific marketing area,
including local supply and demand factors which relate to the subject's property type and its specific location. Additionally,
the appraiser's credentials include on-going formal education, analysis of current market-driven statistics, subscriptions and
review of published real estate periodicals and cost manuals, and regularly networking with individuals involved in real estate
transactions.  

Clarification of Intended Use and Intended User:

Intended User(s)

The Intended User(s) of this appraisal report is the  Hanover Open Space Community for the Community Preservation Act
and their assignees. No other intended user(s) are identified or authorized by the appraiser.

The Intended Use(s):  

The intended use is to evaluate the property that is the subject of this appraisal to ascertain asset valuation, subject to the
stated scope of work, purpose of the appraisal, reporting requirements of this appraisal report form and definition of market
value. No other use(s) are identified or authorized by the appraiser.  

Source of the Definition of Market Value:

For the purpose of this report, the source for the definition of market value is from the regulations published by federal
regulatory agencies pursuant to Title XI of the Federal Institute Reform, Recovery and Enforcement Act (FIRREA) of 1989.

+++++++++

Neighborhood Description

The subject is located in a mature neighborhood of predominately single-family dwellings that are differ in age and style.  
Major roads such as: Route: 3, 53, 18, 28 and 139 are in close proximity and provide easy access to employment
opportunities, educational facilities and entertainment venues. Dwelling fits in well with surrounding structures.  Commercial
influence is very low and consists of local retail and restaurants and is not considered a negative factor or adverse to the
marketability of this property.

Site Comments

The subject property is a 10.15 acres plot of land that is undeveloped. The land slopes gently from the street towards the
back of the property. The land is clear of over-growth or trees, except along the perimeters where there are old growth tree.
All along the front of the property there is a two foot stone wall. Without additional engineering it appears to the appraiser
that the land would support three Form A lots with approximately 187 feet of frontage and 3.38 acres each. It should be
noted that there is some wet-land in the center of the lot, but it appears to the appraiser that the building of homes could be
constructed while avoiding and adhering to the wet-land requirements for set backs.  



ADDENDUM

Client: Mary Dunn & Harold Thomas File No.: 20-06156

Property Address: 0 Washington St. Plot 58-14 Case No.:

City: Hanover State: MA Zip: 02339

Addendum Page 2 of 2

Comments on Sales Comparison

To discover six sales of vacant land the appraiser had to search out five miles, back three years and utilize sales from the
contiguous Towns of Norwell and Marshfield.  

The appraiser makes the Extraordinary Assumption (based on current zoning requirements) that the subject contains three
Form A lots of approximately 187 feet of frontage and 3.38 acres each.  

Each of the comps above are 1 lot and are conforming to zoning.  

C#1 was sold fro $340,000 and contained two conforming lots per listing. For the prupose of this report and for clarity we
have divided the sale into two pieces resulting n the value for each lot. The lot contain old cesspools, old structures that
would have to be demolished and removed. The further costs of clearing the land is factored into the adjustment  
C#1 is also adjusted for lot size differential.  

C#2 is adjusted for lot size differential, as the smaller lot provides less privacy and utility.
C#2 is adjusted for the necessity to clear and prepare the land.

C#3 is adjusted for lot size differential, as the smaller lot provides less privacy and utility.
C#3 is adjusted for the necessity to clear and prepare the land.

C#4 is adjusted for the necessity to clear and prepare the land.

C#5 is adjusted for lot size differential and the fact that it has frontage on the North River.   
C#5 is adjusted for the necessity to clear and prepare the land.

C#6 adjusted for the fact that the lot is a retreat lot and the cost to bring the utilities to the lot are e necessary cost to
develop.  
C#6 is adjusted for the necessity to clear and prepare the land.

Based on the analysis of the six sales the appraiser concludes that a Form A lot would be worth $300,000 and therefore
based on the Extraordinary Assumption that the subject contains three Form A lots the value of the land "As Is" would be
$900,000.  

Final Reconciliation:

The appraiser placed the most weight on lots in Hanover, C#1, 2, 3 & 6. C#4 & 6 are given considerable weight as these lots
are similar in size. The appraiser eliminated the high and low adjusted values and concluded that the value of each subject
lot would be $300,000 and therefore the value of the subject's total 10.15 acres would be $900,000.  
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SUBJECT PROPERTY PHOTO ADDENDUM

Client: File No.:
Property Address: Case No.:
City: State: Zip:

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date:
Appraised Value: $

STREET SCENE

02339MAHanover

0 Washington St. Plot 58-14

20-06156Mary Dunn & Harold Thomas

900,000

October 28, 2020
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0 Washington St. Plot 58-14
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Street Scene Other Direction

View to the Right at the Street

View to the Left at the Street
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0 Washington St. Plot 58-14
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View Along the Right Property LIne

View Towards the Right Property Line

111 Washington Street

House in the background is

View to the Right Property LIne at Street
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02339MAHanover

0 Washington St. Plot 58-14

20-06156Mary Dunn & Harold Thomas
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View Back Towards the Street

167 Washington Street

House in the Background is

Towards the Street

View Along the Front of the Property



COMPARABLE PROPERTY PHOTO ADDENDUM

Client: File No.:
Property Address: Case No.:
City: State: Zip:

COMPARABLE SALE #1

Sale Date:
Sale Price: $

COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $

02339MAHanover

0 Washington St. Plot 58-14

20-06156Mary Dunn & Harold Thomas

170,000

03/11/2020

Hanover, MA 02339

137 Whiting St

265,000

08/09/2019

Hanover, MA 02339

148 Main Street

297,900

07/25/2019

Hanover, MA 02339

259 Main Street



COMPARABLE PROPERTY PHOTO ADDENDUM

Client: File No.:
Property Address: Case No.:
City: State: Zip:

COMPARABLE SALE #4

Sale Date:
Sale Price: $

COMPARABLE SALE #5

Sale Date:
Sale Price: $

COMPARABLE SALE #6

Sale Date:
Sale Price: $

02339MAHanover

0 Washington St. Plot 58-14

20-06156Mary Dunn & Harold Thomas

275,000

08/05/2020

Norwell, MA 02061

Lot 1 Green Street

320,000

02/14/2020

Marshfield, MA 02050

70 Carolyn Circle

250,000

02/12/2018

Hanover, MA 02339

50A Dana Drive



LOCATION MAP
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FLOOD MAP
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