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IDENTIFICATION OF PROPERTY

Property located at, 100 Wall Street, Worcester, Massachusetts 01604.
Consisting of an existing renovated restaurant and lounge facility, built in 1977,
consisting of +11,839 SF of gross building area, on 78,358 SF of land or 1.8 Ac.
Near the corner of Norfolk and Franklin Streets, indicated by Assessor's Map 4,

Block 6 Lot 12.

The owner of record, Joseph Gallagher trustee of Jennifer F. Gallagher Trust,
which is investor owned and tenant occupied. Recorded in foreclosure deed Book
16564 Page 399 in the Worcester District Registry of Deeds. -

OWNERSHIP/LEGAL DESCRIPTION/SALES HISTORY

The deed describing the property is recorded in Book 16564 Page 399, from
M. Terriciano to J. Gallagher, dated September 9, 1994, for $335,000.

Property is currently tenant occupied and currently being sold for $1,100,000.
A prior agreement for $750,000 in 1999 was provided as an option, which was prior
to building upgrades and interior and exterior renovations. Copy of the deed, field
card and tax information is included in the Addenda of this report.

ASSESSMENT AND TAXES

The Fiscal 2000 assessment is based on the following breakdown:
Owner: Joseph Gallagher trustee of Jennifer F. Gallagher Trust.

Fiscal Year 2000

Land Value $145,000.
Bldg. Value $340,700.
Total Value $485,700.
Tax Rate $36.34 per 1000.
Taxes o $17,650.34.

Tax rate $36.34/$1,000, indicating $17,650.34 for the total undivided property.

Thg assessment is considered below the market value for the property, which is

typical for some older renovated properties having assessments slightly below

mark_e_t value; some assessment values are still reflective of prior economic

_ ‘€onditions, which adversely affected values in the city, during the early 1990's. The

oreakdown of the three-year tax history is located in the Addenda and considered in
ne valuation process.

13



No adverse tax conditions exist currently revaluation could increase the future
taxes considerably. [f the taxes were adjusted based on market value the taxes
could double, which would have an adverse effect. It is not apparent that any

significant increase is immanent.

ZONING

The subject property is situated in the RG-5 (Residential, General) zoning
district. This district has an identified FAR (Floor Area Ratio) of 0.5 to 1. Permitted
uses in the district include nearly all residential uses, high density high/low rise
multifamily housing, nursing home, church, school, offices allowed with special
permit, service shop, with special permit. Dimensional requirements are

summarized as follows:

Lot Size 5,000/First Unit/750 Add. Units

Frontage 50

Side Yard 10’

Front Yard 18!

Rear Yard 15!

Height (Max) 8+ 90’

FAR 05TO 1

Parking 2 spaces per dwelling unit and | space per 2 patrons.

It appears that the property conformed to the requirements of the zoning code
when built, however, there would appear that changes in the parking layout could be
required.

The current ratio of parking is considered to be adequate but not satisfying
the current requirement of +315 parking spaces.

In conclusion, the current zoning does not allow current use or does the
building provide for adequate parking for 630 patrons. The property is pre-existing
legal non-conforming. The subject may be rebuilt if destroyed, if rebuilt within 2
years of such destruction and to the original, pre-existing size and footprint, if
determined it does not comply, or to a more intense development as allowed.

In conclusion, the current zoning would not allow the current building but pre-
existing use allows for the continued use of the property. The property is a pre-
existing legal non-conforming use according to the building department, which
indicated an occupancy permit, was issued in 1979.
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MORTGAGEE'S NOTICE OF SALE OF REAL ESTATE

By virtue and in execution of that certain mortgage given by FZ Realty, LLC,
to Commerce Bank & Trust Company dated Decembar 20, 2000, and recorded
with the Worcester District Registry of Deeds at Book 23393, Page 303, for breach
of conditions of said mortgage and for the purpose of foreclosing the same, said
premises, and the buildings thereon, will be sold at Public Auction at 10:00 A.M.
on the 11" day of July, 2001, on the mortgaged premises at 100 Wall Street,
Worcester, Worcester County, Massachusetts, all and singular, the premises
described in said mortgage:

To Wit;
The land with the buildings thereon, situated on the southeasterly side of Wall
Street and the southerly side of Norfolk Street in Worcestsr, Worcester County,
Massachusetts bounded and described as follows:
BEGINNING at a point on the southeasterly line of Wall Strest at land now or
formerly of Kalil, said point being distant 45 feet more or less northeasterly from
the northeasterly line of Rondeau Court;

THENCE nartheasterly by the southeasterly line of Wall Street 240 feet, more or
less, to a point;

THENCE easterly by the southerly line of Norfolk Street 78 feet, more or less, to
land of Mahassel!l;

THENCE southeasterly by land of Mahassell about 138,16 feet to a point;
THENCE northeasterly by land of Mahassell about €4.5 feet to a point;

THENCE northwesterly by land of Mahassell about 130 feet ta the southerly line of
Norfolk Street;

THENCE easterly by the southerly line of Narfolk Street about 5 feset to land now or
formerly of Abdow;

THENCE southeasterly by land now or formerly of Abdow about 153 feet to a
point; :

THENCE southwesterly 409.51 feet, more or less, to the northeasterly line of
Rondeau Court;



THENCE northwesterly by the northeasterly line of Rondeau Court 160 feet, more
or less, to land of said Kalil;

THENCE northeasterly by land of Kalil 45 feet, more or less, to a point;

THENCE northwesterly by land of Kalil 70 feet, more or less, to the point of
beginning.

Containing 1.72 acres of land more or less.

Said above-described premises being shown on a Plan of Land entitled “Plan of
Land in Worcester, Mass. Owned by El Morocco Realty Company, George L. Esper
& Assoc. 515 Massasoit Road, Worcester, Mass.”, which said plan is recorded in
Plan Book 439, Plan 63.

For mortgagor’s title, see deed recorded herewith as Instrument number 1414,

TERMS OF SALE: $10,000.00 non refundable deposit shall be paid in cash or bank
cashier's check by the purchaser at the time and place of sale, and the balance to
be paid in cash or by certified or bank cashier's check at the offices of Howard B.
D'Amico, P.C., 28 Mechanic Street, Worcester, Massachusetts, 01608, within 30
days of the sale. All bidders must exhibit said required deposit to the auctioneer
immediately prior to the auction sale in order to qualify as a bidder.

Said premises will also be sold subject to and/or with the benefit of any and
all rights of way, easements, restrictions, covenants, conditions, reservations and
agreements of record, to the extent that the same are in force and applicable,
outstanding taxes, tax titles, municipal or other public liens or assessments, water
bills, sewer bills, liens or claims in the nature of liens, all existing encumbrances of
record created prior to this mortgage, and the right of redemption of the United
States of America, if any. It shall be the bidders' sole responsibility to ascertain all
items described in this paragraph and no representations are made concerning
compliance with applicable zoning regulations. The mortgaged premises, if
occupied, shall be conveyed subject to existing occupancies and/or tenancies. It
shall be the bidder’s sole responsibility to pay for all tax stamps and/or recording
costs at the time of recording of the foreclosure deed.

This sale may be postponed or adjourned from time to time, if necessary, by
the Attorney for the mortgagee at the scheduled time and place of sale.

Other terms, if any, to be announced at the sale. The successful bidder shall

be required to sign a Memorandum of Terms and Conditions containing the above
tarms at the sale.



If the highest bidder fails to complets the purchase of the premises on the
terms provided in this notice and in the Memorandum of Terms and Conditions
signed following the sale, the Mortgagee reserves the right to sell the premisas to
the second highest bidder who will then have three (3) days to deliver the deposit
specified above to the Mortgagee's attorney as herein indicated, and to agree to a
closing date for payment of the remaining balance of such second highest bid and
transfer of deed that is within thirty (30Q) days thereafter.

Present Holder of Said Mortgage
COMMERCE BANK & TRUST COMPANY

By Its Attorney

Howard B. D'Amico, Esquire
Howard B. D'Amico, P.C.
28 Mechanic Street
Worcester, MA Q1608

Dals Schaetzke
Auctioneer {508) 842-1900



ADDITIONAL TERMS

& The successful bidder shall be required to execute 8 memorandum of sale
upon acceptance of the bid.

2. The successful bidder shall deposit the required daposit with the auctioneer
which deposit shall be forfeited if, after the premises are sold to him, the bidder
shall refuse to execute a memorandum of sale, or if, after signing, the bidder does
not perform his part of the agreement. In case of forfeiture, the deposit shall
become the property of the seller and such forfeiture by the purchaser shall not
release him from his agreement.

3. No adjustment shall be made for real estate taxes, assessments, or other

municipal charges, liens or claims in the nature of liens, as the successful bidder
shall take the property subject to all taxes, charges, assessments and liens up to
the date of delivery of the deed.

4, The title to the premises shall be that which was conveyed by mortgage
deed to the mortgagee and the purchaser shall take title to the premises by the
usual deed under power.

5. Bids shall only be accepted in increments of Five Hundred dollars or more.

6. The premises shall be conveyed subject to any tenants in occupancy and
subject to any leasss, if any, affecting said premises.

7 No representation is made by the mortgage holder whether the presant
tenancies are subject to rent control, or what, if any, the monthly rental income is
from such tenancies.

8. Said premises shall be sold and conveyed without representation or warranty
as to their condition, construction, or fitness for habitation, or whether they
conform to applicable state or local building and sanitary codes.
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1l Palazzo
to be sold
at auction

By Bob Kievra
TELEGRAM & GAZETTE STAFF

WORCESTER — 11 Palazzio,
successor to the fabled El
Morocco nightclub on Grafton
Hill, will be auctioned off next
month, the result of foreclosure
proceedings initiated by Com-
merce Bank & Trust Co.

A 10 a.m. July 11 auction is
scheduled for both the property
and assets of 11 Palazzo, which

. opened in January 2000 undes
the ownership of Boston
nightclub entrepreneur Louis
Delpidio.

The 100 Wall St. restaurant
closed last summer, a few weeks
after a manager was shot to
death in a robbery. Mr. Delpidic
later sold his interest to busi-
nessman Frank H. Zirpolo of

Turn 1o El Morocco/Page E2

El Morocco
successor on block

El Morocece/From Page E1
Worcester.

Mr. Zirpolo controlled Il
Palazzo through two compa-
nies, FZ Realty LLC, which
owns the 1.8 acre property and
11,000-square-foot building, and
FZ Entertainment Inc., which
owns the business assets, said
Howard B. D’Amico, a lawyer
for Commerce Bank.

Mr. Zirpolo could not be
reached for a comment.

The restaurant has a dining
room, lounge, bars and a func-
tion room. It features seating for
200 and offers a panoramic view
of the city.

For 56 years, the El Morocco
was well-known for its Middle
Eastern cuisine and swinging
jazz scene. The restaurant fell
on hard times in the mid-1990s
and closed in May 1999.

Separate auctions will be held
for the real estate and for Il
Palazzo’s business assets, Mr.
D’Amico said.

Those assets do not include a
liguor license, according to Li-
cense Commission Chairman
Jordan Levy.

Mr. Zirpolo does not have a li-
quor license because a clear
transfer has never ocecurred,
Mr. Levy said. The state Al-
coholic Beverages Control
Commission has been consider-
ing the transfer for several
months, Mr. Levy said.

ABCC officials did not return
phone calls yesterday.




