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STATEMENT OF WORK (SOW)

Appraisal and Valuation Services Office (AVSO)
Non-Federal agency contracted appraisal for private party, City of Lowell, an incorporated
municipality in the state of Massachusetts
(This is not a contract; the appraisal contract will be with City of Lowell
& this SOW by reference is a necessary attachment to the contract permitting AVSO
participation)
Appraiser Instructions
1. Prior to non-Federal payment for valuation services contract award, submit all questions in writing by
email to both the third-party facilitator and Richard A. Murphy, AVSO review appraiser at
richard_murphy@ios.doi.gov. A list of contacts for this assignment will be provided.
2. This offering will be bundled with P180019 described in a separate accompanying statement of work.
Please send one response for both appraisal assignments.
3. The engaged appraiser must have extensive knowledge of and experience with Uniform Appraisal
Standards for Federal Land Acquisitions (UASFLA) and previous experience appraising similar
properties in the region surrounding and including Lowell, Massachusetts. He or she must be a licensed
certified general appraiser in the state of Massachusetts or able to obtain a temporary general
certification.
4. Submit your contract response (bid package) for this appraisal assignment to the private party nonFederal agency, City of Lowell.
5. The third-party contracting agent (City of Lowell) will provide any supplemental information not
included in the statement of work. Furthermore, the contract appraiser may contact the Appraisal and
Valuation Services Office review appraiser for this appraisal assignment with further request for
assistance with information or procedures.
6. Please read through the entire statement of work (SOW) which reflects a complex appraisal assignment
regarding a potential non-Federal government organization, City of Lowell, exchange of an easement
in gross for lands and easement rights owned by the USA. This SOW must be followed and included
in the addenda of each appraisal report involved in the exchange. The contract appraiser must agree to
participate in Appraisal and Valuation Services Office appraisal review process which could involve
site visits, conference calls, responding to reviewer’s comments and possible subsequent revised
reports.
7. The appraisal process must conform to guidelines and procedures as outlined in the 6th Edition of the
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA). The appraisal report must
follow both in content (Appendix A) and format (Appendix C) as applicable for the property type.
Copies of UASFLA 6th Edition may be downloaded or purchased from the Appraisal Foundation.
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SECTION 1 – Subject Identification & General Information
Identification

Case Name

Lowe VC Parking Lot Exchange ACQUISITION (Non-Federal)

Location

Middlesex County, Massachusetts

Acreage

1.48 +/- acres (See attached Draft Easement to US, Exhibit A-1),
plus, 0.18 +/- acres (See attached Draft Easement to US, Exhibit
A-2)
Total contiguous acreage in the ownership is identified as 17.16
acres, with additional unidentified acreage citywide and
encompassing the (0.18 acre) bus lot. Land area owned is
expected to be considered and discussed in a larger parcel
determination per UASFLA 1.2.7.3.1, 1.4.3-1.4.7, 2.3.3.1, & 4.3.
However, only the specific property involved in the exchange is
to be appraised.

Property Type Parking garage (under construction) and bus lot
Case Type

This case is a property exchange between the National Park
Service and The City of Lowell. The USA acquisition property
(easement in gross) is named Lowe VC Parking Lot Exchange
ACQUISITION owned by the City of Lowell (P180018) and the
exchange disposal property is named LOWE VC Parking Lot
Exchange DISPOSAL (P180019) owned by the USA. The
exchange parcels are further described in the Preliminary
Exchange Agreement that is included in this SOW as an exhibit
attachment. This statement of work describes and includes
instructions regarding IVIS # P180018. A separate statement of
work bundled with this case IVIS # P180019 describes the other
property involved in the exchange.

Client

U.S. Department of Interior, Appraisal and Valuation Services Office (AVSO)

Intended Users

The appraisal report will be used by the City of Lowell and the National Park
Service on behalf of the United States of America.

Intended Use

The appraisal report will be used as a value basis for the exchange of the identified
properties involved, in accordance with the preliminary exchange agreement. An
unsigned draft exchange agreement is provided for use in the appraisal. This
appraisal is not intended for any other use.
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Lot 14 Parking Garage Tract 106-06 Site Exhibit
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Existing Property Boundaries and Configuration
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Lot 14 Site Plan as Proposed and Under Construction
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Basement Tier Improved Parking Plan Lot 14
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Bus Lot Tract 103-12 (shaded strip along boulevard)
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Proposed Land and Easement Exchange Map
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Photographs of Lot 14 Taken 1st week of February 2020
by NPS Realty Specialist
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Project Description
The National Park Service (NPS) and the City of Lowell have signed an agreement to exchange properties
necessary to accommodate completion of City of Lowell’s parking garage under construction that will
mutually benefit the National Park Service. The (U.S.A.) proposes to dispose properties they hold
ownership in fee and others in easement currently improved with a surface parking lot in exchange for an
exclusive perpetual easement in a fully completed parking garage encumbering at a minimum 130 parking
spaces, out of a planned 900 plus or minus total parking spaces; and, on a separate parcel a bus lot with a
capacity for eleven buses. The remaining unencumbered seven tiers in the parking garage will serve in the
near short term the public at large including projected demand of 1,200 parking spaces daily in sequence
throughout business hours generated by the Commonwealth of Massachusetts Court House nearing
completion nearby. The activity involving the subject and nearby properties represent beginning of
anticipated community growth anticipated to generate additional demand for parking. As a reference
assisting in developing cost and time to complete the appraisal, the attached document labeled Hamilton
Canal District Master Plan is available.
The existing surface parking lots held in ownership by National Park Service comprising the disposal
exchange properties (P180019) are necessary to complete and eventual occupy the parking garage on Lot
14. A minor portion of the parking garage under construction is located on U.S.A Tract 106-05 whose
ownership is held as a non-exclusive right of way easement, and the underlying fee owner is City of Lowell.
Eventual access to the parking garage is across the southerly portion of U.S.A. Tract 106-01, held in fee
ownership. The perpetual exclusive easement represents alternative parking spaces benefitting (NPS)
replacing current surface parking lots constituting the disposal parcels.
Property Description
Lot 14
The property comprising 1.48 acres of land is located at 350.4 Dutton Street currently under construction
being improved with a multi-level concrete and steel parking structure with associate yard improvements.
Several documents attached to this (SOW) portray the proposed improvements under construction. The
physical location is best described as northwest side of Lower Pawtucket Canal and southeast of Dutton
Street and Broadway Street immediately behind the Lowell National Historical Park Visitor Center parking
lot. Construction of both on and offsite yard improvements is underway and eventually will create a paved
bi-directional access road extending from Dutton Street to the parking garage through the current NPS
surface parking lot, or Street G Extension. The proposed easement in gross will encumber the entire
basement tier and most of the parking ramp connecting with the street level tier. Based on review of
improvement plans the easement area contains about 130 parking spaces (basement tier and 12 on the access
ramp). Information in the following table was gleaned from attached documents for purposes of estimating
time and cost and must be independently verified for use in the appraisal.
Level
Canal Level
(Basement)
Street Level
Garage
Parking Office
Food Service
2nd Level

Floor Area (square
feet)
41,000
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37,500
1,350
1,200
41,000

Occupancy Load

Parking Stalls

205

125

188
14
12
205

113
150
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41,000
27,500
27,500
27,500
10,900
256,450

205
138
138
138
55
1,298

144
112
112
113
37
906

Bus Lot
The bus parking lot comprising 0.18 acre is located on the northeasterly side of Father Morissette Boulevard
between Aiken and Pawtucket Streets. The bus parking lot will comprise existing car parallel parking
spaces and a portion of the existing traffic lane reconfigured for parallel parking sufficient in length to
accommodate the minimum 11 bus parking spaces.
Based on a recent photo of Lot 14 above, a construction fence is in place and excavation and site work is
underway. Both lots are proposed to be encumbered by a perpetual and exclusive use easement in gross.
The draft easement attached to this SOW must be considered and included in the appraisal. Information
abstracted from the document referenced as Draft Easement to US 10-18-19, follows.
Property I.D.

Land Area

0136 2470 0469
0000
Address:
469 Father
Morissette Blvd.

0.18 acre

0160 3200 0350.4
0000
Address:
350.4 Dutton
Street

1.48 acres

Access

Paved
controlled
driveway
through existing
ground level
parking lot.
Existing paved
public street

Primary Characteristics

Lot 14 – Proposed vehicle parking
garage containing about 900 parking
spaces on eight tiers. Proposed
easement would encumber permanently
about 130 parking spaces on the
basement tier and ramp.
Bus Lot - Bus parking lane
approximately 13-foot width along
easterly side of Father Morissette
Boulevard northerly of its intersection
with Aiken Street with a capacity of at
least 11 bus parking spaces.

Proposed Improvements
Lot 14 is proposed to be improved with an eight-tier parking garage structure containing 900 parking spaces,
as well as driveways, landscaping and other traffic apparatuses on the site. Detailed plans and drawings
are provided in the attachment labeled, “13 Garage Plans Structural & Signage.” The selected appraiser
will be provided additional information such as civil and electrical plans plus fire protection, HVAC,
landscaping, plumbing and structural and signage plans. If the appraiser requires a full set or roll of paper
drawings and cost other than those provided with this (SOW) the appraiser must obtain them from the City
of Lowell. The appraiser must have the knowledge to read and interpret the drawings to glean the
appropriate information and facts needed to complete the valuation. In addition to parking spaces, the
finished structure will also include an office, electrical room, restrooms, pump room, closet room, and gate
control apparatuses. An architect’s profile drawing view of the structure follows.
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Structure Plans Cover Page
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Legal Descriptions
It is noteworthy that Exhibit A-1 describes the land parcel underlying the parking garage containing the
partial portion proposed to be encumbered by the easement area. A legal description of the exact perpetual
easement area is not provided but encompasses the basement tier plus most of the ramp. If the appraiser
determines the square footage of the total parking structure and size of the proposed easement is necessary
to complete the appraisal, the appraiser is responsible for gathering or calculating size information from the
documents provided or from the City of Lowell. Exhibit A-2 (unedited) describes the land area underlying
the proposed bus lot easement.

Exhibit A-1
Tract 106-06 (Parking Garage Easement Area)
Parcel ID No. 0160 3200 0350.4 0000
All that lot or parcel of land situated in the City of Lowell, Middlesex County, Commonwealth of
Massachusetts, depicted as "Parcel 14" on the drawing titled “Plan of Land Located In Lowell,
Massachusetts, Middlesex County", prepared by Meridian Associates, dated January 21, 2015, and
recorded July 20, 2015, with the Middlesex North Registry of Deeds in Plan Book 239 as Plan
142, and more particularly described as:
Beginning at a drill hole in a stone canal retaining wall on the southwesterly side of the wasteway
depicted on said drawing, approximately 18.5 feet northwesterly of said wall's intersection with a
stone canal retaining wall on the northwesterly side of the Lower Pawtucket Canal, being a point
on the northwesterly line of land now or formerly of the Commonwealth of Massachusetts pursuant
to the taking recorded with said Registry in Book 3830 at page 70, and located at Massachusetts
Mainland State Plane Coordinate System NAD83, Northing 3,059,359.03 and Easting 706,651.93
(US survey feet);
Thence South 67° 11' 27" West, 193.58 feet, along said northwesterly line of land of the
Commonwealth of Massachusetts, to a point;
Thence North 23° 30' 29" West, 268.22 feet, through lands now or formerly of the City of Lowell
pursuant to the deeds recorded with said Registry in Book 18047 at page 214 and Book 2560 at
page 609, to a point;
Thence along southeasterly and easterly lines of land of the United States of America pursuant to
the deed recorded with said Registry in Book 2560 at page 608, the following two (2) courses and
bearings:
1) North 32° 41' 15" East, 116.02 feet, to a point, and
2) North 11° 54' 03" West, 37.99 feet, to a point;
Thence along the southwesterly line of land now or formerly of Cottonwood Realty, LLC, pursuant
to the deed recorded with said Registry in Book 17840 at page 144, the following four (4) courses
and distances.
1) South 56° 54' 04" East, 56.67 feet, to a point,
2) North 32° 41' 15" East, 0.55 feet, to a point,
3) South 56° 54' 13" East, 151.31 feet, to a point, and
4) S 22° 53' 53" East, 199.30 feet, to a point; and
AVSO Statement of Work
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Thence South 67° 11' 27" West, 23.30 feet, across said wasteway to the point of beginning.
Containing 1.48 acres of land, more or less.
The parcel described above, known as Tract 106-06 adjacent to Lowell National Historical Park,
is intended to be a portion of the lands now or formerly owned by the City of Lowell pursuant to
two deeds from the Commonwealth of Massachusetts dated May 25, 1982, recorded September
30, 1982, with the Middlesex North Registry of Deeds in Book 2560 at page 609, and from
Freudenberg Nonwovens Limited Partnership dated November 4, 2004, recorded November 5,
2004, with said Registry in Book 18047 at page 214, and a Confirmatory Order of Taking by the
City of Lowell dated March 11, 2009, recorded March 17, 2009, with said Registry of Deeds in
Book 22821 at page 81.
Exhibit A-2

Tract 103-12 (Bus Lot Easement Area)
Portion of Parcel ID No. 0136 2470 0469 0000
All that lot or parcel of land situated in the City of Lowell, Middlesex County, Commonwealth of
Massachusetts, depicted as "Proposed Parking Easement Area" on the drawing titled “Easement
Plan of Land, City of Lowell, Father Morissette Boulevard, City of Lowell, Middlesex County,
Commonwealth of Massachusetts", prepared by Control Point Associates, Inc., dated October 8,
2019, recorded _________________, with the Middlesex North Registry of Deeds in Plan Book
____ as Plan ____, and more particularly described as:
Beginning at the subject property's northeast corner being a point on the line between the northeast
side of Father Morissette Boulevard and lands now or formerly of the City of Lowell (469 Father
Morissette Boulevard or Parcel ID 0136 2470 0469 0000), located South 89° 50' 25" East, 511.01
feet, from a drill hole on the northwest side of Pawtucket Street, at NAD83 Massachusetts State
Plane Mainland Zone (US feet), Northing 3,062,408.1450 and Easting 704,237.7624;
Thence, along that portion of the line between Father Morissette Boulevard and said lands of the
City of Lowell, where Father Morissette Boulevard is reduced from 80 feet wide to approximately
62.25 feet wide, the following four (4) courses:
(1) South 23° 47' 31" West, 13 feet, to the subject property's northwest corner,
(2) Along a curve to the right with a radius of 752.05 feet, a chord bearing South 61° 09' 28"
East for 134.54 feet, and an arc length of 134.72 feet, to a point,
(3) South 56° 10' 49' East, 470.89 feet, to the subject property's southwest corner, and
(4) North 33° 52' 13" East, 13.00 feet, to the subject property's southeast corner; and
Thence, through said lands of the City of Lowell the following two (2) courses:
(1) North 56° 08' 53" West, 473.00 feet, to a point, and
(2) Along a curve to the left with a radius of 819.08 feet, a chord bearing North 61° 20' 51"
West for 134.75 feet, and an arc length of 134.90 feet, to the point of beginning;
Containing 7,951 square feet or 0.18 acres, more or less.
AVSO Statement of Work
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The above-described parcel, designated Lowell National Historical Park Tract 103-12 [proposed],
is intended to be a portion of the real property ("Ford Street (Aiken Street to Pawtucket Street)")
taken by the City Development Authority by Northern Canal Renewal Area, Project No. Mass. R16, Order of Taking #14, dated July 21, 1970, and recorded August 7, 1970, with the Middlesex
North Registry of Deeds in Book 1930 at page 38, that merged with adjacent lands conveyed to
the City of Lowell by the City Development Authority pursuant to the deed dated October 2, 1978,
and recorded October 20, 1978 with said Registry of Deeds in Book 2332 at page 534, following
the City of Lowell order to discontinue and abandon a portion of Father Morissette Boulevard
approved by the City Manager on October 16, 2019 and recorded October 28, 2019, with said
Registry of Deeds in Book 33494 at page 160.
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Exhibit B-1
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Exhibit B-2
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Property Interest
Property interest to be appraised is an exclusive and perpetual easement in gross, subject to the exceptions
indicated in the preliminary title report and reservations, if any, by the property owner. See Outstanding
Rights section below. A preliminary title report is provided for Lot 14 (Tract 106-06) that omits the Bus
Lot (Tract 103-12)
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA), Section 4.6.5, 2nd paragraph in
part states, “An easement in gross benefits a person or entity, and typically has utility in and of itself or in
conjunction with other easements...” In this instance the easement has utility in and of itself, does not
benefit a particular piece of land but will benefit, an entity being the Department of Interior, National Park
Service.
The appraiser must immediately notify the AVSO review appraiser of any indications of rights contrary to
these described are discovered. This may result in amended instructions.
For valuation purposes the perpetual easements will encumber 130 parking spaces in the parking garage
and 11 bus spaces in the bus lot.
Compensation for the acquisition of a dominant easement interest is measured by “the difference in the
value of the servient land before and after the Government’s easement was imposed.” Accordingly, federal
acquisitions of dominant easement interests must be valued using a before and after methodology, reflecting
compensable damage and special (direct) benefits to the remainder, as with all other partial acquisitions.
Source: Uniform Appraisal Standards for Federal Land Acquisition, 6th Edition, Section 4.6.5.1
The draft easement document is lengthy accommodating both the acquisition and disposal properties. The
partial terms and conditions of the easement are abstracted below for purposes of estimating time and effort
for bidding purposes only. The complete draft easement document must be considered and included in the
appraisal is attached to this (SOW) identified as Draft Easement to US 10-18-19.docx.
Partial Terms and Conditions of Easement
GRANTOR does hereby grant and convey to the UNITED STATES OF AMERICA and its assigns with
quitclaim covenants, a perpetual and exclusive easement over the City Parcels defined by and subject to
the following terms and conditions which shall be binding on GRANTOR and its successors and assigns
and inure to the benefit of GRANTEE and its assigns:
• GRANTOR and GRANTEE agree that this Easement shall be an assignable easement in gross, not an
appurtenant easement, for the benefit of the United States of America and its assigns.
•

GRANTOR (hereinafter including any assigns, successors, employees, agents, developers, contractors
or affiliates designated, delegated or authorized by GRANTOR) shall provide GRANTEE perpetual and
exclusive rights to use:
•

all vehicle parking spaces on the lowest level of a parking garage to be built by GRANTOR on Lot
14 described in Exhibit A-1 (hereinafter, Garage), as depicted in Exhibit B-1 attached hereto and
incorporated herein by reference, plus any adjacent vehicle parking spaces located on the ramp
leading to said lowest level needed for a total of ________ (###) assigned vehicle parking spaces
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(hereinafter, Vehicle Spaces) in the Garage for the movement and parking of vehicles and related
matters that serve GRANTEE.
•

eleven (11) bus parking spaces (hereinafter, Bus Spaces) in a paved asphalt surface parking lot on
the property described in Exhibit A-2 (hereinafter, Bus Lot), as depicted in Exhibit B-2 attached
hereto and incorporated herein by reference, for the movement and parking of buses and related
matters that serve GRANTEE.

•

Said rights to use the Vehicle Spaces and Bus Spaces shall be without any cost whatsoever to GRANTEE
other than the consideration stated above.

•

The Vehicle Spaces shall:
•

•

have the following minimum dimensions:
•

spaces perpendicular to or on an angle to the access lane shall include a rectangular area
at least eight feet and 6 inches (8' 6") wide and eighteen feet (18") long, and

•

spaces parallel to the access lane shall be at least eight feet (8') wide and twenty-four feet
(24') long.

include at least _____ (#) spaces in compliance with the Americans with Disabilities Act of 1990
(ADA), including at least one (1) van-accessible space [NOTE: if a van-accessible space in
compliance with the ADA cannot be accommodated on the lowest level of the Garage with the other
Vehicle Spaces, GRANTEE shall have exclusive rights to use one (1) van-accessible space located
on the ground level or lowest above-grade level possible in the Garage].

•

The Bus Spaces shall accommodate buses up to forty-five (45) feet long, nine (9) feet wide, and twelve
(12) feet high.

•

Until GRANTOR provides the full number of Vehicle Spaces and Bus Spaces stated above for use by
GRANTEE in full compliance with this Easement, along with a public way providing access to and
from federal real property identified as Lot G on the plat recorded with Middlesex North Registry of
Deeds in Plan Book 137, page 126 (also known as Park Tract 106-04), GRANTEE shall retain, hold
and may exercise all rights to use all or any portion of said Park Tracts as set forth and reserved in
said Release.

THE ACQUIRING federal agency is the Department of the Interior, National Park Service.
Outstanding Rights
A preliminary title report revised September 10, 2019 prepared by Commonwealth Land Title Insurance
Company regarding Lot 14 will be provided. A preliminary title report (PTR) is attached representing the
Bus Lot dated November 12, 2019. The PTR is provided as the source for Schedule B exceptions, but the
legal description has been revised. The Tract 103-02 legal description contained in the draft easement is
applicable for valuation purposes. Any recorded or unrecorded documents, conditions, agreements,
easements and/or encumbrances discovered must be identified and discussed in the appraisal report in
relation to their impact on value. The appraisal must include the title report in the addenda and all exceptions
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must be considered. The preliminary title report covering Lot 14 indicates the following noteworthy
encumbrances on title in Schedule B, Part II summarized below:
Commonwealth of Massachusetts to the United States of America, dated May 25, 1982,
recorded at Book 2560, Page 608. See Plan Book 137, Plan 126.
Easements granted and reserved in this deed of the City of Lowell to the United States of
America, dated September 29, 1982, recorded at Book 2560, Page 611. See Plan Book 137,
Plan 126.
Easements granted and reserved in this deed of the City of Lowell to Stanley Charren and
Reuben Wisotzky, Trustees of CWS Associates, dated September 29, 1982, recorded at Book
2560, Page 612. See Plan Book 137, Plan 126.
Grant of Easement by the City of Lowell to Massachusetts Electric Company, dated October
12, 2010, recorded at Book 24388, Page 136.
Matters shown on plan of locus recorded in Plan Book 228, Plan 93, including the
“Wasteway” depicted thereon.
Matters shown on plan of locus recorded in Plan Book 228, Plan 127, page 4, including the
Wood Fence crossing the lot line in the northerly corner of the insured premises, the
“Wasteway”, and the fence crossing the lot line onto the abutting parcel along the southeast lot
line.
Matters shown on plan of locus recorded in Plan Book 239, Plan 142, including the Wood
Fence crossing the lot line in the northerly corner of the insured premises, the “Wasteway”, the
fence running from near the northerly corner of the locus in a generally southwesterly direction
across the lot line over adjoining parcels, and the fence crossing the lot line onto the abutting
parcel along the southeast lot line.
Notice of Activity and Use Limitation by the City of Lowell for the former Freudenberg
Nonwovens Site, DEP Tracking No. 3-25687, dated June 30, 2010, recorded at Book 24064,
Page 124. Affects Parcel 5 on Plan Book 228, Plan 93; a portion of the insured premises is a
portion of Parcel 5.
Notice of Activity and Use Limitation by the City of Lowell for the former Freudenberg
Nonwovens Site, DEP Tracking No. 3-25687, dated July 1, 2010, recorded at Book 24066,
Page 256. Affects Parcel 5 on Plan Book 228, Plan 93; a portion of the insured premises is a
portion of Parcel 5.
Recorded Orders of Conditions, Decisions, Notices of Decision, Votes, Licenses, and other
recorded governmental permitting and land use matters, including the following:
a. Notice of Approval of “The Jackson Appleton Middlesex Urban Revitalization and
Development Project” by the City of Lowell and Department of Housing and Community
Development of the Commonwealth of Massachusetts, dated June 6, 2002, recorded at
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Book 13182, Page 249, as affected by matters recorded at Book 17492, Page 71, Book
20216, Page 127, Book 22535, Page 36, Book 27795, Page 71, and, Book 29538, Page 17.
b.
Subdivision Regulations promulgated by the Lowell Planning Board, amended to
January 30, 2009; and Hamilton Canal District Form-Based Code Subdivisions Section,
dated January 30, 2009, recorded at Book 22784, Page 1.
c. Definitive Subdivision for the Hamilton Canal District by the Lowell Planning Board
issued to Trinity Hamilton Canal Limited Partnership, dated March 4, 2009, recorded at
Book 22983, Page 1. See Plan Book 228, Plan 127.
d. Certificate of Approval of the Downtown Lowell Housing Development Incentive
Zone and Plan by the Massachusetts Department of Housing and Community
Development, dated October 5, 2012, recorded at Book 27245, Page 5, as affected by Book
31931, Page 155.
e. Order of Conditions issued by the Lowell Conservation Commission to the City of
Lowell, File No. 206-0776, dated January 25, 2018, recorded at Book 31843, Page 93.
f. Notice of Decision issued by the Lowell Board of Appeals to the City of Lowell, dated
February 27, 2018, recorded at Book 32078, Page 11.
The preliminary title report covering the bus lot easement indicates the following noteworthy encumbrances
on title in Schedule B, Part II summarized below:
Exact acreage or square footage of the insured premises is not insured.
Rights of Lowell Gas Company, if any, referenced as excluded from Order of Taking by the
City Development Authority, dated July 21, 1970 and recorded at Book 1930, Page 38.
Sewer lines and other improvements lying under the surface of the ground and the right to
maintain same by the City of Lowell as referenced in Order to Vacate, Discontinue and
Abandon Certain Public Interests, Rights and Easements in a portion of Father Morrissette
Boulevard in the City of Lowell, dated October 16, 2019, recorded at Book 33494, Page
160. Note that the location of a sewer line is suggested on plan recorded in Plan Book
126, Plan 137.

The appraiser must investigate for and promptly report additional or inaccurate encumbrances on the
property to AVSO review appraiser.
Reservations
The current property owner is reserving the remaining property rights not encumbered by the easement in
gross.
Personal Property
None
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Property Access
Physical

Yes: Physical access to Lot 14 appears to be possible from
the rear parking section of the existing Lowell National
Historical Park Visitor Center.
The bus lot has
unrestricted access along its boundary as part of Father
Morissette Boulevard.

Legal

Yes: Plan Book 137-126 and Title Vest Garage 2560-609
documents attached to this SOW depict several parcels
constituting a right of way from which the subject Lot 14
has legal access. The Bus Lot is already a legal public
right of way.

Larger Parcel
This type of exchange falls under the requirements of UASFLA Section 1.12 Special Considerations in
Appraisals for Federal Land Exchanges. Please follow and reference this section, in the determination of
larger parcel. Lands outside of the identified parcel must be excluded from the larger parcel; however, the
analysis must include an evaluation of the potential for more than one larger parcel within the identified
property. The acreage to be appraised is comprise of Lot 14 containing 1.48 acres and the Bus Lot
containing a strip of land comprising 0.18 acre.
Ownership/Occupant
City of Lowell
Tenancies
None
Owner Contact Information
Contact list will be provided to the selected appraiser upon award.
Provided Subject Property Exhibits
The following subject property exhibits will be provided as attachments to the solicitation:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Title Commitment for Parking Garage Lot 14 9-10-19 with Vesting Documents
Prelim Nonbind Exch Agree Signed 11-26-19
Map - Location
Map - Tax-GIS Lot 14
Legal Description Parking Garage Lot 14
Draft Easement to US 2-19-20
Plan 239-142 Parking Garage Lot 14
Plan Bus Lot
Plan BK 185 Plan 88 Sheet 2
Plan Book 137-126
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11.
12.
13.
14.
15.
16.
17.
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Garage Construction Budget Dashboard 10-29-19
Legal Description Bus Lot
Garage Plans Structural & Signage
UASFLA Checklist
Hamilton Canal District Master Plan
PTE 2-3-20
SOL Legal Instructions for Hypothetical Condition 2-19-20

The following additional exhibits will be provided with the AVSO engagement letter only to the selected
appraiser after the review appraiser receives a copy of the private party contract:
A. Project Contact Information
B. Property Inspection Certificate – Bus Lot
C. Property Inspection Certificate – Garage
D. BID PACKAGE 2_ARCHITECTURAL-NONCERTIFIED
D. Garage Plans Structural & Signage
E. Garage Plans Civil
F. Garage Plans Electrical
G. Garage Plans Fire Protection
H. Garage Plans HVAC
J. Garage Plans Landscaping
K. Garage Plans Plumbing
L. City Garages - Revenues and Budgets 9-12-19
M. City Garages – Fees Revenues Expenses 9-12-19
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SECTION 2 – Appraisal Requirements & Instructions

Appraisal Standards
1.
Uniform Standards of Professional Appraisal Practice (USPAP)
2.
Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA)
3.
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 (PL 91-646)
as amended; Federal Regulations 49 CFR, Part 24”. Delete reference to the UASFLA if only
USPAP applies.)
Market Value
Use the following definition of value:
Market value is the amount in cash or on terms reasonably equivalent to cash, for which in all
probability the property would have sold on the effective date of the appraisal, after a reasonable
exposure time on the open competitive market, from a willing and reasonably knowledgeable seller to
a willing and reasonably knowledgeable buyer, with neither acting under any compulsion to buy or sell,
giving due consideration to all available economic uses of the property. [Uniform Appraisal Standards
for Federal Land Acquisitions, 6th edition, Section 1.2.4, page 10].
Date of Value
The date of value is the date of the last property inspection, which must be no later than 30 calendar days
prior to the submission of the completed appraisal report, unless the AVSO review appraiser approves in
advance other conditions in writing.
Extraordinary Assumptions
None. If the appraiser determines that extraordinary assumptions are necessary for the completion of the
assignment, he/she must contact the AVSO review appraiser for prior written approval.
Hypothetical Conditions
The National Park Service Field Solicitor has issued legal instructions (attached document named SOL
Legal Instructions for Hypothetical Condition 2-19-20) regarding required use of a hypothetical condition.
The entire document must be contained in the report and enforced. The following abstract represents
reasoning for; and, the instructions from the document.
The proposed hypothetical condition is clearly required to prepare a reasonable and credible analysis
because the parking garage is currently under construction, designed for optimal access using the
federal fee area, and encumbered by a small portion of the federal easement area. There is virtually
no possibility that construction will terminate before completion due to commitments made by the
City and the demand for parking based on recent construction of an adjacent court house by the
Commonwealth of Massachusetts. Furthermore, the purpose of the proposed real property exchange
is to provide the United States of America alternative City maintained parking spaces to replace its
aging existing surface parking lots. Appraisal of Lot 14 without acknowledging the imminent
completion of the parking garage and the garage’s intended purpose for the exchange would be
unreasonable and would not be credible.
Please note that the exchange agreement and a draft easement to convey parking rights in the garage
to the United States of America (previously approved by this office) accounts for the limited risk that
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the garage may not be completed after the appraisal and exchange by reserving federal rights to use
the current federal parking lots until completion of the parking garage. The easement also includes
a right of reversion by which title to the federal parking lot Tracts would revert to the United States
of America if the parking garage is not completed within a reasonable time.
Accordingly, the hypothetical condition that the parking garage and its access have been completed
and Lot 14 is unencumbered by the federal easement on the date of valuation is a sound approach
because it aids the appraiser in the goal of appraising the interests with their highest and best use.
Therefore, this condition should be applied, and it is our instruction that:
Lot 14 must be appraised as if unencumbered by any federal easement and all onsite
improvements (located on Lot 14) and off-site improvements (located on Tract 106-01) are
completed to the specifications and design shown in the construction plans, drawings and
budget attached to the appraisal and the parking garage is permitted and usable on the date
of valuation; provided, the appraiser discloses this hypothetical condition as required by
USPAP.
Additional hypothetical conditions will not be permitted for this assignment. If the appraiser determines
that hypothetical conditions are necessary, he/she must contact the AVSO review appraiser for prior written
approval.
Jurisdictional Exceptions
The following USPAP’s Jurisdictional Exception Rule must be invoked to comply with law or UASFLA
regulation, he/she must contact the AVSO review appraiser if the jurisdictional exception is not utilized
with an explanation.
In this case, the appraiser(s) should invoke the following Jurisdiction Exception as applicable. Quoted from
Section 1.2.7.2, “Section 1.2.4 provides that the appraiser shall not link an opinion of market value for
federal acquisition purposes to a specific exposure time. The legal basis for this jurisdictional exception
to USPAP Standards Rule 1-2(c) and may be found in Section 4.2 of these Standards.”
Placement in Report
The appraiser must clearly identify all extraordinary assumptions, hypothetical conditions, and
jurisdictional exceptions wherever the final value conclusion is stated, including the Letter of Transmittal
and the Summary of Salient Facts. These must also be communicated with any General Assumptions and
Limiting Conditions.
Property Inspection
The appraiser under contract and signing the report must inspect the subject property and all of the market
properties used in direct comparison, unless the AVSO review appraiser has approved other conditions in
writing.
For appraisals with an intended use of acquisition or exchange, the appraiser must certify in the report that
he/she extended an offer to the property owner (or the owner’s representative) to accompany him/her during
the property inspection. [Uniform Relocation Assistance & Real Property Acquisition Policies Act of 1970
(PL 91-646) as amended and the Uniform Appraisal Standards for Federal Land Acquisitions, 6th Ed.
(Section 2.3.1.4, pages 58)]
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Permission to enter upon and appraise the property has been granted. The permission documents are
attached. You must also notify in advance both the NPS representative and the AVSO review appraiser
when the property inspection will occur. The NPS representative may want to be present at inspection.
Pre-Work Meeting
The appraiser will be required to attend a pre-work meeting with the AVSO review appraiser, the NPS
representative. The AVSO review appraiser will coordinate the date, time & place of the meeting. The
meeting could occur via a phone call. This appraisal assignment will be bundled with P180019, and
both assignments will be discussed during the pre-work meeting.
Controversies/Issues
As this assignment is part of an exchange where both properties are proximate to each other, the appraisals
are requested to be completed simultaneously with the same effective date of value.
Should appraiser identify controversies or issues during the course of assignment, he/she must immediately
notify the AVSO review appraiser identified in the Project Contact Information, which will be provided to
the selected appraiser with the award.
Please provide a market value determination of the subject property as a whole. Further, please provide an
opinion of the contributory value of real property improvements on the property for incorporation into the
Real Property Asset Report.
None. Should appraiser identify controversies or issues during the course of assignment, he/she must
immediately notify the AVSO review appraiser identified in contact list provided at contract award.
Legal Instructions
None.
Special Appraisal Instructions
1. To facilitate the exchange, this is a two-part assignment. NPS requests that the appraisals be
performed concurrently and by the same appraiser, with the same effective date of value. If the dates
differ substantially, a statement regarding market conditions between the dates of value and an
opinion whether the different in timing would impact the credibility of the conclusions for use in the
exchanger will be required.
2. Even though communication is encouraged with the property owner and the client agency, only the
assigned AVSO review appraiser can modify appraisal instructions (in writing).
3. The appraiser may not communicate assignment results to any party except AVSO until authorized to
do so in writing by AVSO.
4. Any communication (verbal or written) with the agency realty contact shall include the assigned
AVSO review appraiser.

AVSO Statement of Work

Page 27 of 31

Appraisal Project
LOWE VC Parking Exchange
Acquisition Property
National Park Service
Client Agency Case ID 00009978

IVIS # P180018
February 27, 2020

5. If the market supported unit of comparison under the highest and best use as improved is other than
price per parking stall or its equivalent (per space), the clients, National Park Service and City of
Lowell require that the appraisal include a discussion of market value per parking space.
General Appraisal Requirements & Instructions
1. The appraiser must hold a valid license as a Certified General Appraiser for the jurisdiction in which
the subject property is located. (Valid credentials include those obtained directly from the jurisdiction,
those issued under a reciprocity agreement, and/or those characterized as “temporary” under the
jurisdiction’s licensing and certification statutes.)
2. The AVSO Statement of Work, other assignment instructions, documents provided that are relied upon
either as information, support or evidence in the appraisal and engagement letter must be included
within the addenda to the appraisal report.
3. All appraisals complying with UASFLA must conform to the sequence and content outlined in
UASFLA, Appendix A, B, C and D).
4. UASFLA (Page 56) states that a report prepared in accordance with UASFLA Sections 2.3, 2.4, and
2.5 is consistent with and/or exceed the requirements for an appraisal report under Standard 2 of
USPAP.
5. The appraiser must appraise the subject property in its “as is” condition unless authorized in writing by
the AVSO review appraiser to do otherwise.
6. Color photographs and maps of comparable properties shall be included in the appraisal report. AVSO
will accept aerial photographs for comparable properties, unless the aerial photographs do not
accurately represent the property as of the date of inspection. The appraiser must photograph any
unusual property features from the ground.
7. The appraisal report will be reviewed for compliance with the terms of this Statement of Work
(including all cited standards). Any findings of inadequacy will require clarification and/or correction.
8. The appraiser shall consider the appraisal report and all DOI internal documents furnished to the
appraiser to be confidential. Refer all requests for information concerning the appraisal to the AVSO
review appraiser.
9. AVSO will not normally accept custody of confidential information. Should appraiser find it necessary
to rely on confidential information, he/she will contact the AVSO review appraiser for instructions.
The review appraiser will view the information and provide further instruction to the appraiser
regarding handling and storage of the confidential information.
10. While the public is not an intended user of the appraisal report, the Freedom of Information Act (FOIA)
and agency policy may result in the release of all or part of the appraisal report to others.
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11. If including any proprietary information in the appraisal, appraiser must gain concurrence from AVSO
review appraiser and deliver the proprietary information in a separate binder.
12. When the appraiser has performed any services regarding the subject property within the three prior
years, he/she must disclose this in the bid proposal.

AVSO Statement of Work

Page 29 of 31

Appraisal Project
LOWE VC Parking Exchange
Acquisition Property
National Park Service
Client Agency Case ID 00009978

IVIS # P180018
February 27, 2020

SECTION 3 – Performance & Submission Requirements
The appraiser must address any questions regarding appraisal instructions and/or technical requirements for
the appraisal to the AVSO review appraiser. The contact list will identify the AVSO review appraiser and
his/her contact information.
Performance
At the completion of the initial appraisal, send one electronic copy of the appraisal report directly to the
AVSO review appraiser only. Contractors must provide the initial appraisal services within the
performance period negotiated with the private party and/or NPS.
The submitted appraisal report will be reviewed for compliance with the terms of this Statement-of-Work,
UASFLA, USPAP and the Uniform Act (PL 91-646). Appraisal and Valuation Services Office will attempt
to review the report within fifteen (25) calendar days of receipt. Findings of inadequacy, if any, will require
clarification and/or correction.
Review comments and suggestions, if any, will be provided to the appraiser. After final acceptance the
review appraiser will give notification for the appraiser to submit signed final copies in the following
formats: four (4) paper copies and one electronic copy of the appraisal report. The final report copies shall
be received by the review appraiser within fifteen (15) calendar days after approval of the appraisal report.
The appraisal report and all information furnished to the appraiser are DOI internal documents and are to
be considered confidential by the appraiser. All requests for information concerning the appraisal must be
referred to the review appraiser. The general public and the private party contractor are not an intended
user of the subject appraisal report; however, the appraiser must also be aware that the Freedom of
Information Act and Agency policy may result in the release of all or part of the appraisal report to others.
Deliverable/Task Schedule
REQUIRED DELIVERABLES
Cost and Delivery Proposal for Assignment
Pre-Work Meeting with review appraiser required
Subject Property Inspection
Mid Appraisal Highest and Best Use Concurrence
Meeting
Review Period & Comments Provided to
Appraiser
Final Appraisal Report (4 paper copies and one
electronic copy of the appraisal to Review appraiser)

DELIVERY DATE
10 Days after request and SOW received
Will be determined once contract is awarded
TBD (Coordinate with property owner)
TBD (Coordinate with AVSO)
TBD after each appraisal received
Target is 15 Days after Final Review completed

Submission of Offers
Submissions of offers to perform the requested appraisal service shall be submitted via e-mail to the
private party, at
City of Lowell
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The bid offer shall follow the City’s procurement requirements but must reference the Appraisal and
Valuation Services Office IVIS #s P180018 and P180019.
This is a private party engagement. The private party City of Lowell selects an appraiser from the AVSO
list of qualified appraisers and notifies the NPS realty specialist and AVSO review appraiser of the contract
appraiser selected for the assignment. The private party is not allowed to select an appraiser not listed on
the AVSO developed list of assignment qualified appraisers. The private party is responsible for appraisal
fees for the assignment. AVSO review appraisers will not be involved in the negotiation of fees between
the private party and the selected appraiser, nor will AVSO or the NPS realty specialist be responsible for
ensuring payment of these fees. The due date of appraisal (may be in terms of number of days or a specific
date) is agreed upon as part of this step. The private party must advise AVSO and the realty specialist of
the negotiated due date for the appraisal.
Payment
This is a “private party appraisal”, meaning that the appraiser will have a contract with City of Lowell to
perform the assignment that is explained in this statement of work. This contract must be sent to the AVSO
review appraiser and appear in the addenda of the appraisal report. The AVSO review appraiser will send
an AVSO engagement letter to the selected appraiser to commence the appraisal.
AVSO is the appraiser’s client even though City of Lowell is paying for the appraisal services.
The appraisal contract will be with and all Invoices will be submitted to:
City of Lowell
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