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O V E R V I E W 
 
The following report sets forth all the assumptions, limiting conditions and definitions relevant to the valuation of the 
subject property. We have inspected the subject property made a careful analysis of all the factors pertinent to it’s 
value. The opinions of value expressed are subject to the assumptions, limiting conditions and definitions noted in 
this analysis. 
 
S U B J E C T   P R O P E R T Y 
 
The subject property is a rooming house built around 1850 that includes four double-occupancy rooms and two 
single-occupancy rooms totaling 10 beds. In addition to the rooms, the top floor features a two-bedroom apartment. 
There are three full bathrooms and two kitchens within the 3,774 square feet of living area. 
 
The improvements have been adequately maintained and were in overall average condition. The deferred 
maintenance recognized included the exterior siding and window casings in need of scraping & painting around the 
entire property. The immediate discount to the value should be no more than $17,000. 
 
Current use is a non-profit Sober Living Environment (SLE), in consolidation with other properties within the 12-Step 
Program.  Because 12-Step consolidates it’s income & expenses, there is no data to support the subject property 
exclusively.  A carefully analyzed reconstructed operating statement is attached to give prospective buyers a 
conservative outlook on the investment opportunity.  
 
H I G H E S T  &  B E S T  U S E 
 
Off-street parking in this area is very limited; therefore conversion to residential units is not likely.  The highest & 
best use for this property is to continue operation of the rooming / lodging house concept.  While the current 
operation is a SLE, vacancy can be decreased considerably with the buyers not limiting themselves to that concept. 
 
V A L U A T I O N 
 
Based on our analysis, and subject to the assumptions and limiting conditions set forth in this analysis, it is our 
opinion that the market value of the subject property in “as-is” condition as of the effective date of value was equal 
to about a 12% CAP factoring ¾ of a month for vacancy and an expense ratio of no more than 40%, after deferred 
maintenance. 
 
T H E  M A R K E T P L A C E 
 
Recent sales in the Salem marketplace have revealed a year-one CAP between 10.5% and 12% for rooming 
houses. The majority of boarding house properties operate on a single bed per room basis, although shared rooms 
with two beds are also common. The subject has a mix of single-bed as well as two-bed rooms. Prevailing rents for 
single room occupants typically ranges from $130 to $150 per week. Prevailing rents for double occupancy units 
typically ranges from $120 to $140 per bed.
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Reconstructed	
  Operating	
  Statement	
  

2-­‐4	
  Emerton	
  Street,	
  Salem	
  MA	
  

	
   	
   	
   	
   	
  

	
   	
   	
   	
   	
  

Notables	
  
#	
  of	
  
Units	
   Weekly	
   Monthly	
   Annually	
  

Single	
  room	
  occupancy	
   2	
   $140	
   	
   $14,560	
  

Double	
  room	
  occupancy	
   4	
   $240	
   	
   $49,920	
  

Penthouse	
  Suite	
   1	
   	
   $1,100	
   $13,200	
  

	
   	
   	
   Potential	
  Gross	
  Income	
   $77,680	
  

7%	
   	
   	
   Less	
  Vacancy	
   $5,438	
  

	
   	
   	
   Subtotal	
   $72,242	
  

	
   	
   	
   Plus	
  Laundry	
  Income	
   $1,000	
  

	
   	
   	
   Effective	
  Gross	
  Income	
   $73,242	
  

Expenses	
   	
   	
   	
   	
  

Fiscal	
  year	
  2011	
   	
   Real	
  Estate	
  Taxes	
   $5,457	
   	
  

$1.29	
  per	
  square	
  foot	
   	
   Insurance	
   $4,868	
   	
  

6%	
   	
   Management	
   $4,661	
   	
  

5%	
   	
   Maintenance	
   $3,884	
   	
  
3%	
   	
   Capital	
  Reserves	
   $2,330	
   	
  

9%	
   	
   Utilities	
   $6,991	
   	
  

1%	
   	
   Miscellaneous	
   $777	
   	
  

	
   	
   	
   Total	
  Expenses	
   $28,969	
  

	
   	
   	
   Net	
  Operating	
  Income	
   $44,274	
  

Expense	
  Ratio	
   40%	
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A B O U T  T H E  A R E A 
 
Salem Common Historic District is a historic district bounded roughly by St. Peter's, Bridge, and Derby Streets and 
Collins Cove in Salem, Massachusetts. 
 

 
 
The Common was founded in the 17th century. Before 1800 there was no enclosing fence and livestock were free 
to roam across it. The present wrought iron fence around the Common was built in 1850 and has undergone 
restoration. The white archway that stands near the north entrance was originally a design of Samuel McIntire, but it 
had to be removed because of its condition. The current archway is a replica established in 1976. 
 
The Common was added to the National Register of historic Places in 1976. 
 

  
 
The subject property is situated between the Salem Common and Webb Street, parallel to Forrester and Boardman 
Streets. 
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2 Emerton St
Salem, MA   01970-4053
Multi-Family

MLS #: 71232302

List Price: $329,000

List Date: 5/13/2011

  

 

Property Features
# of Units: 7 Type: 5+ Family - Rooming House

Total Rooms: 10 Apprx Acres: 0.06

Total Floors: 3 Apprx Lot Size: 2492 sq.ft.

Heating Units: 1 Apprx Living Area: 3774 sq.ft. 

Heating Zones: 1 Garage: 0 

Cooling Units: 0 Parking: 0    Off-Street

Cooling Zones: 0 Year Built: 1850

 
  

Annual Expenses for Fiscal Year Ending 12/10

 

Features & Other Information
Heating: $ Management: $

Gas: $ Miscellaneous: $

Elec: $ Ann. Prop. Oper. Data: No

Water: $ Expense Source: Other (See Remarks)

Repair & Maintenance: $  

Trash Removal: $ Gross Income: $77680

Sewer: $ Gross Expenses: $28969

Insurance: $ Net Income: $44274

Basement: Yes    Full, Interior Access

Disclosures: Co-listed with The Paul Herrick Group

Electric: Circuit Breakers

Exclusions: Tenants personal belongings

Exterior: Clapboard

Foundation: Fieldstone

Lead Paint: Unknown

Sewer/Water: City/Town Water

Remarks

 

Tax Information
Salem Common area unique rooming house investment 
opportunity. 12 CAP offering factoring all variables. 7 units, 
11 paying tenants featuring four double-occupancy rooms 
and two single-occupancy rooms totaling 10 beds. In addition 
to the rooms, the top floor features a two-bedroom 
apartment. Sprinklered with hard-wired fire safety 
throughout.

Pin #: M:35 L:0449

Assessment: $362,600

Taxes: $5457  Tax Year: 2011

Book: 16972   Page: 374

Cert: 

Zoning Code: R2

Map:    Block:   Lot: 
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BRIAN DAPICE  bdapice@kwcommercial.com! www.BrianDapice.com

BRIAN DAPICE is a full-service commercial real estate broker and consultant with Keller Williams Commercial 

Real Estate. Brian Dapice expands his range of services from Southern Essex County to include parts of 

Middlesex and Suffolk counties.

Specializing in Office & Retail properties, Multi-family Investments & Apartment communities, Manufacturing & 

warehouse facilities, Commercial real estate development, Land and Flex / Sub-dividable Commercial Space.

Subject to errors, omissions, prior sale, change or withdrawal notice.  The information contained herein has been 

gathered from public records and sources which broker deems to be reliable.  Broker does not warrant or 

represent the accuracy of any information contained herein and prospective buyers should do their own due 

diligence to ascertain the accuracy of this.

Keller Williams Realty does not guarantee utilities to be completely separate.

Each Keller Williams Realty Office is Independently Owned & Operated.
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