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AUCTIONEER’S DISCLAIMER 

The following information is provided to you as a 

matter of convenience only, and no representation or 

warranty, expressed or implied, is made as to its accuracy 

or completeness. 

Prospective purchasers of the auction property are 

responsible for conducting such due diligence of their 

own as they consider appropriate, prior to bidding at the 

auction sale. 

All information contained within this Property 

Information Packet was derived from reliable sources and 

is believed to be correct, but is not guaranteed. Buyers 

shall rely entirely on their own judgment and inspection. 

Announcements from the Auction Block will take 

precedence over any previously printed material or any 

other oral statements made. 



MEMORANDUM OF SALE 

PROPERTY: 147 South Main Street, Cohasset, Massachusetts 
SALE DATE: April 30, 2026 

The other terms to be announced at the sale are as follows: 

The auctioneer may require the successful bidder (hereinafter sometimes referred to as 
"buyer or purchaser"), other than the mortgagee, to deposit the required deposit with the 
auctioneer, which deposit shall be retained by the mortgagee if the successful bidder shall refuse 
to sign this Memorandum of Sale or if, after signing, the successful bidder does not perform his 
or her obligations hereunder. 

If the deposit is so retained, it shall become the property of the mortgagee as seller under 
this agreement and shall not be applied on the mortgage debt and such retention of the deposit 
shall not release the successful bidder from his or her obligations hereunder, should the 
mortgagee decide to pursue the same, the mortgagee reserving the rights to pursue and/or cease 
to pursue any and all other rights, remedies, and courses from time to time available.  Should the 
mortgagee elect to pursue such remedies, or should the mortgagee seek damages against the 
successful bidder for any reason whatsoever, the mortgagee shall be entitled to recover from the 
successful bidder its reasonable counsel fees and costs associated with any legal action (whether 
or not a lawsuit is instituted).  

The premises shall be conveyed by the usual mortgagee's deed under the statutory power 
of sale, subject to the foregoing, and, in addition, subject to any and all unpaid taxes, tax titles, 
tax liens, water and sewer charges and any other municipal assessments or liens.  Said premises 
will be sold and conveyed subject to and with the benefit of all, if any, rights, rights of way, 
restrictions, easements, covenants, improvements outstanding tax titles, municipal or other public 
assessments, liens or claims in the nature of liens, and existing encumbrances of record, if any 
there be, insofar as the same are in force and applicable, created prior to the mortgage which is 
being foreclosed. The purchaser will be responsible for payment of documentary stamps fees.  
Also, the purchaser shall pay all other recording fees.  Further, the successful bidder shall not be 
required to purchase said property unless the mortgagee can deliver marketable and insurable 
title.    

The sale shall not be deemed complete until the successful bidder shall have made his or 
her deposit and signed this Memorandum of Sale. Papers are to be passed and the balance of the 
consideration, in good funds (bank or certified check) is to be paid at the Mirrione, Shaughnessy 
& Uitti, LLC, 2 Batterymarch Park, Suite 202, Quincy, MA 02169, on or before 11:00 a.m. on or 
before the thirtieth (30th) day following the sale, provided that such day is one on which the 
Norfolk County Registry of Deeds is open for business, and if not, then on the next day on which 
such Registry is open for business.  Time is of the essence with regard to this agreement. 
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The undersigned purchaser acknowledges that no representations or warranties of any 
kind whatsoever, other than as set forth in the foregoing advertisement, or in this agreement have 
been made by or on behalf of the mortgagee concerning zoning, state of title, utilities, condition 
of the premises or otherwise.  The premises will be sold "AS IS" and in the condition in which 
they now stand.  No representation or warranty of any kind as to the condition of the buildings, if 
any, on the premises is hereby made.  Without limiting the foregoing total exclusion of 
representations and warranties, the sale is made without any representations or warranties as to 
the following: 

A. The title to the premises and the validity, enforceability or perfection of the
mortgagee's right or interest therein. 

B. Compliance with any zoning, environmental or other state, local or federal
laws which may affect the use, development or occupancy of the premises, including, without 
limitation, the existence or availability of any permits or approval relating to use, development or 
occupancy of the premises. 

C. The existence on the premises of any hazardous waste or any other materials
which may be subject to governmental regulation or restriction. 

D. The availability of any certificate concerning compliance of the premises with
any state, local or federal statute, ordinance or regulation. 

E. The existence, terms and conditions of any leases, the identity or status of any
party in possession, and the status of rental payments, security deposits, or other amounts due 
and payable thereunder.  The buyer shall indemnify and hold the mortgagee harmless with 
respect to any obligations to any occupant relating to the premises for any time period after the 
date of the delivery of the conveyancing documents, including, without limitation, with respect 
to the repayment of any security deposits. 

No personal property of any nature is included in this contract of sale, except such as are 
particularly mentioned in writing herein. 

If, as of this date, there is any tenant or occupant in occupancy on said premises, the 
purchaser, at this foreclosure sale, if he wishes to evict any such tenant or occupant, must do so 
at his own expense. 

The buyer acknowledges that from and after this date the buyer shall have the sole risk of 
loss and the mortgagee shall have no responsibility for maintaining insurance on the premises. In 
the event that the premises are damaged by fire or other casualty after the date hereof, then the 
Buyer shall remain obligated to consummate the sale without any reduction in the purchase price 
and upon the consummation of such sale, the mortgagee shall pay over or assign to the buyer any 
amounts recovered or recoverable if and to the extent any such damage by fire or other casualty 
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was insured against, less any amounts reasonably expended by the mortgagee in order to obtain 
such recovery. 

Mortgagee reserves the right in its sole discretion to extend the performance day of the 
sale for a reasonable period of time provided that the purchaser is able to provide sufficient 
documentation or other satisfactory evidence of a good faith effort to comply with the terms of 
the sale.  Any reasonable extension shall bear the consideration of the mortgagee's per diem rate 
under the mortgage being foreclosed. 

In the event that the successful bidder refuses to sign the Agreement of Sale or fails to 
complete the purchase in accordance with the terms and conditions herein, the holder of the 
mortgage reserves the right to sell the mortgaged premises to the next highest bidder. In the 
event that the second highest bidder does not wish to purchase the premises, the holder of the 
mortgage reserves the right to purchase the premises at the amount bid by the second highest 
bidder.  The second highest bidder's right to purchase the property under the Memorandum of 
Sale shall only take effect if the highest bidder defaults in its obligation to purchase said 
property.  The Buyer understands and acknowledges that any such sale (whether to the second 
highest bidder or to the mortgagee) shall not relieve the buyer from its obligations hereunder nor 
operate as a waiver by the mortgagee of its rights and remedies against the buyer. 

In the event that Mortgagee is unable to deliver title under the conditions hereinbefore 
stated or referred to, or in the event the Mortgagee elects to, at its sole discretion, unilaterally 
terminate this Foreclosure Auction and/or this Memorandum of Sale Agreement to permit the 
owner of the premises to retain ownership or for such other good reason determined by the 
mortgagee, all deposits made by Purchaser shall be returned and the contract effected hereby 
shall ceases without recourse to the parties hereto.  If the mortgagee does not convey title to the 
Buyer or the sale is set aside for any reason, the mortgagee's sole responsibility shall be the 
return of deposit paid. The Buyer shall have no further recourse against the mortgagee, the 
mortgagee's attorney or the auctioneer. 

The acceptance of the conveyancing documents by the buyer or his nominee, as the case 
may be, shall be deemed to be a full performance and discharge of every agreement and 
obligation of the mortgagee herein contained or expressed. 
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I, the purchaser at this Public Auction Sale, do hereby acknowledge that I have read the 
foregoing and understand that I agree to the terms and conditions as set forth, and I further 
acknowledge a receipt of a copy of these terms and conditions contained in the Auctioneer's 
Memorandum of Sale. 

_________________________   _______________________________ 
Witness:                  Purchaser: 

Dated:___________________   _______________________________ 
Purchaser's Address: 

_______________________________ 
Tel. No. and Email Address: 

At the sale held under the above notice and terms, the premises have been sold to the 
undersigned purchaser for 
_________________________________________________________________  
which purchaser has made the deposit of ______________________and hereby agrees to pay 

 , the balance of the consideration, as above 
provided. 

Executed under seal this  day of April, 2026 at      :     a.m./p.m. 

 By:_________________________     _____________________________ 
   Purchaser RFB Customers LLC, Mortgage Holder 

 _____________________________ 
 JJ Manning 
 By:   
 Auctioneer 



NOTICE OF MORTGAGEE’S SALE OF REAL ESTATE 

By virtue and in execution of the Power of Sale contained in a certain Mortgage, Security 
Agreement and Assignment of Leases and Rents (“Mortgage”) dated September 26, 2024 from John D. 
Schiavo, Anthony T. Schiavo, Jr. and Mary R. Schiavo, Trustees of the Schiavo Family Trust u/d/t dated 
December 10, 1982, as amended to RFB Customers, LLC, said Mortgage recorded with the Norfolk 
County Registry of Deeds in Book 42020, Page 251, and which Mortgage the undersigned is the present 
holder, for breach of the conditions of said Mortgage and for the purpose of foreclosing the same will be 
sold at Public Auction at 11:00 A.M. on the 19th day of March 2026 at the premises located at 147 
South Main Street, Cohasset, Massachusetts, all and singular the premises described in said mortgage. 

To wit: 
Property Address:   147 South Main Street, Cohasset, MA 02025 

Four certain parcels of land situated in Cohasset, Norfolk County, Massachusetts, bounded and 
described as follows: 

PARCEL ONE: 

NORTHERLY:  by Lot 2A, as shown on a plan hereinafter mentioned on three courses, one hundred 
twenty-seven and 02/100 (127.02) feet, twenty-four (24) feet and forty-two and 40/100 (42.40) feet, 
respectively; 

EASTERLY: by South Main Street, as shown on said plan, seventy-two and 73/100 (72.73) feet; 

SOUTHWESTERLY:   by Lots 3 and 4 on two courses as shown on said plan, one hundred ten and 
93/100 (110.93) feet and ninety-five and 09/100 (95.09) feet, respectively; 

WESTERLY: by Lot 5 as shown on said plan, forty (40) feet. 

Said premises contain 9,830 square feet of land and are shown as Lot 2B on a plan of land entitled “Plan 
of Land in Cohasset, Mass.” dated March 9, 1946, drawn by Lewis W. Perkins, Engineer, duly recorded 
with Norfolk Deeds with a deed of Mary Rose Fratus to Phyllis N. Fratus dated December 12, 1947, and 
recorded in Book 2728, Page 286. Excluding therefrom Lot B as shown on a plan of land entitled 
“Subdivision Plan of Land in Cohasset,  Mass.” Dated June 21, 1961, drawn by Gilbert & Maloney land 
surveyor recorded with Norfolk Deeds as Plan No. 877 of 1961 in Book 3917, Page 745. Also 
exccluding therefrom a triangular parcel of land shown as parcel “B” on a plan of land entitled “Plan of 
Land South Main Street, Cohasset, Massachusetts September 16, 1980, Scale 1”=30’ Engineer: Neil J. 
Murphy, 760 Route 3A, Cohasset, Massachusetts” and containing four hundred fifty-five (455) square 
feet of land, more or less, according to said plan which was conveyed by deed of Richard J. Silvia to 
Sarah T. Brewer, Trustee, by deed recorded in Book 5834, Page 113.  The said plan is recorded as Plan 
68 of 1981. 

PARCEL TWO: 

Lot A as shown on the plan by Gilbert T. Maloney dated June 21, 1961, recorded in Book 3917, Page 
745.
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PARCEL THREE: 

A parcel of land in Cohasset, Norfolk County, Massachusetts being shown as Lot 4 on the aforesaid plan 
of Lewis W. Perkins, Engineer, dated March 9, 1946, and bounded and described according to said Plan 
as follows: 

SOUTHERLY:  by two lines by Spring Street as shown on said plan, fifty-four and 12/100 (54.12) feet 
and forty-five and 88/100 (45.88) feet; 

WESTERLY: by other land of Marty Rose Fratus, one hundred nine and 18/100 (109.18) feet; 

NORTHERLY: by land of Joseph A. Silvia et ux ninety-five and 09/100 (95.09) feet; and 

EASTERLY: by Lot 3 on said Plan, one hundred twelve and 14/100 (112.14) feet. 

PARCEL FOUR: 

A triangular parcel of land shown as Parcel “A” on the aforesaid plan of Neil J. Murphy, recorded as 
Plan 68, of 1981, cotnaing four hundred fifty-five (455) square feet of land more or less, according to 
said plan. 

Four our title, see Deed recorded with the Norfolk County Registry of Deeds at Book 6090, Page 556. 

 Premises to be sold and conveyed subject to and with the benefit of all rights, rights of way, 
restrictions, easements, covenants, liens or claims in the nature of liens, improvements, public 
assessments, any and all unpaid taxes, tax titles, tax liens, water and sewer liens and any other municipal 
assessments or liens and rights of any tenants and parties in possession, if there be any, or existing 
encumbrances of record which are in force and are applicable, having priority over said mortgage, 
whether or not reference to such restrictions, easements, improvements, liens or encumbrances is made 
in the deed. The successful bidder will pay all costs of recording the foreclosure deed and any other 
foreclosure documents including, without limitation, all state and county excise stamp fees, and shall 
also be responsible for any Title V inspection and repair requirements. 

Terms of sale: A deposit of Twenty-Five Thousand and 00/100 Dollars ($25,000.00) by certified 
or bank check will be required to be paid by the purchaser at the time and place of sale.  The balance is 
to be paid by certified or bank check to Mirrione, Shaughnessy & Uitti, LLC, 2 Batterymarch Park, 
Suite 202, Quincy, MA 02169 within thirty (30) days from the date of sale.  Deed will be provided to 
purchaser for recording upon receipt in full of the purchase price.  In the event of an error in this 
publication, the description of the premises contained in said mortgage shall control.  



3 

Other terms, if any, to be announced at the sale. 

RFB Customers, LLC 
Present holder of said mortgage 
By its Attorneys, 
Mirrione, Shaughnessy & Uitti, LLC 
2 Batterymarch Park, Suite 202,  
Quincy, MA 02169 





����������	
���
���	�
����	����	�	������
��	���
�
���	
���
���	����
���
�	��		������ !" ����#��	$#%&
��'(	!"��!")*" 
����	
���
�	��		
���
���	+,�
�		-�.��/+	����01	2��-2 
���
���	0�������345	-+�2.	���$	-2	�+.�--62-�.��/+�	���1	�7�	�$2.+$1	2	8�8+.$	�7	*	2.+��-	87�	2�-7 
���
���	��
-���
'�
����������9	����
���3 �	+�6�$	-2 ����	�
�
��	-��
	���
5'"'3"!�0
9��	�
�
�
��
� " �::��������-.��60� �������������9	-���
�� ;�� � : -��
	
���
":�   
���
�;����9�� 0���	��
� 74��	���
��#��
��	
���
���	���
��%
������	3	/��#
 )#�����9	/��#
3��43�   <���	�
��#�
�/��#
 0���	/��#
4:��:  2����	/��#
3��"5�:  )#�����9	�
���������)#�����9	-���
-2+�6'�62��0 ��#�������	2��
�����
�
 �������9	2��
.���(++�=	��	0�>��9	������ ���%
	2��
(++� )��
%
��	������+$��6261
��	)#���� �� ����	-��#��#�
-�
� .
����9	2��
�+��6�	.'�)#�����9	����
6?�
��
�� ����	��>
��������	-�9� .
����9	�#
���-)#�����9	���������$'� -����9�0�
)+��� ���	�����������93  @������
�	��
�	A-�B53 " ���
����	(�������,��� =	��	)�%�	����9
� $#%&
�	���%�" =	��	)
����%�� =	��	�#��	)���� =	��	�'4	)����� =	��	3'�	)����� =	��	+��
�	��?�#�
��0
9��	�
���������$������>
	�
���������	��	
���
���2���	����
���	��������	 74��	���
�	��	����	%�����	��������
�	��	-���
'�
����	,���	�A�B	-2+�6'�62��0	����
	&#�����9�	&#���	�&�#�	� ��	�	��>��9�0�
)+���	
?�
����	���	�������	-�9�	����	��>
��	,���	 	��%%
�����	#���A�B	���	�	�
���
�����	#���A�B�	"	���%A�B�	�	&
����%A�B�	 	&���A�B�	�	����	&���A�B7
���
���	�%�9
�
CDEFGHDIJKL	MNDE	DOPQKIHRDQO	DE	SJGDJTJU	RQ	SJ	FQKKJFR	SVR	DE	EVSWJFR	RQ	FNHOXJ	HOU	DE	OQR	YHKKHORJJUZ



���������	
���

�
����
�
���
��������
�������
�	
����
�
��� !�
"#!�$
�#
���
%&�&'
&��'&��
 #�
�
��$
"#!�$
�#
$��
(
���
%��&'
���'
���

)
)��&*
�!��
�)&
)&*
�"!��!#������!$���
�"�
��
�!��
 "��
$��+!��
��
�),
�* 
�*�
*�
&
����
"#!�
 #�
 #�
���$
 ��
����-$
 "��
��� !�
�  .
 "��
��� !�
�	
��



Printed Feb 18, 2026

Property Tax Parcels



Printed Feb 18, 2026

Property Tax Parcels



147 South Main Street 
Cohasset, MA 

SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS _________ 

Subject Property: 
Property Address: 
Property Owner: 

Mixed-Use Condominium  
147 South Main Street, Cohasset, MA 02025 
Shavio Family Trust 

 Assumptions & Conditions: None  
Important Locational Economic Factors: Cohasset condominium market  

Property Rights Appraised: 
Site: 

Improvements 
As Completed 

Zoning: 
FEMA Zone & Panel  

Fee Simple 
The subject improvements are situated on +/- 
20,125 square feet of land. 

Framed Building  
3 Residential Units  
3 Commercial Units  

Residential A  
Zone AE 25021C0256F, dated 7/6/21.     

https://realestaterecordssearch.com/re/Property/Get%20FEMA%20firm


147 South Main Street 
Cohasset, MA 

APPRAISAL REPORT INTRODUCTION __________________________ 

Location 
The subject property is comprised of a single parcel of land totaling 20,125 square feet 
improved with an office warehouse to be razed.  The subject is known as 147 South Main 
Street within the Town of Cohasset.  The subject property may be further identified by the 
Town of Cohasset as Parcel F6-32-89. 

Ownership 
As of the date of value title to the property rests in Shavio Family Trust, recorded in a Deed 
at Norfolk County Registry of Deeds Book 60o90 Page 556. 



147 South Main Street 
Cohasset, MA 

Neighborhood 
The subject property is comprised of an inside parcel of land situated along the southwestern 
side of South Main Street, and the northern side of Pond Street, south of the central business 
district neighborhood of the Town of Cohasset.  

South Main Street asphalt paved public roadway that extends northwest-Southeast from the 
business district northwest, through the neighborhood and into the town of Scituate, 
and beyond. Uses along the roadway are a mix of residential, mixed-use, and local retail.   

Pond Street is an asphalt paved public roadway that extends southwest from South 
Main Street to State Route 3A. Uses along the roadway are residential in nature.    

The Cohasset Commuter Rail station of the MBTA is located less than ½ mile north of 
the subject.  

Overall, the subject neighborhood is considered to be well located, offering direct access to 
major routes and public transportation.  The neighborhood encompasses police and 
fire protection along with all typical municipal services. The neighborhood 
encompasses shopping centers and employment opportunities as well as public schools.  
The subject is well positioned to benefit from this general and specific location. 

South Main Street 



147 South Main Street 
Cohasset, MA 

Neighborhood Map 



147 South Main Street 
Cohasset, MA 

Site and Improvement Analysis As Is 
The subject site is comprised of a single 20,125 sf inside parcel of land situated along the 
southwestern side of South Main Street, and the northern side of Pond Street.  The site has 72.73 
linear feet frontage along South Main Street and 100 linear feet along Pond Street.  The site has a 
rectangular, although somewhat irregular shape and offers an overall level topography.  Vehicular 
access is via South main Street accessing an open parking area and parking for +/- 20 vehicles.  

The primary improvement is a newly constructed building containing +/- 6,625 sf of total Gross Floor 
Area. The grade level totals 3 commercial-retail units at grade level, with 3 condominium quality 
residential units on the floors above.  

The matrix includes two two-bedroom – two full bath duplex units and a three-bedroom three full 
bath duplex style unit.   

The exterior of the new building is Fiber Cement. The roof is pitched with asphalt shingle cover.  The 
windows are plate glass and double hung vinyl.  There are standard glass door entranceways with a 
security system. The building is served by a wet sprinkler system.  

Each unit is finished with laminate flooring custom gray-white finish throughout. Walls and ceilings 
are skim coat plaster. Lighting is via recessed lights and ceiling mounted fixtures. Units are heated 
and cooled via multi-split systems. 

Each kitchen is finished with custom cabinetry including Shaker full overlay, grey stained oak base 
cabinets with black steel frame glass front and white high gloss flush doors, soft-close drawer slides 
and hinges with a trash roll-out. The appliance package includes (JennAir brand or superior) 
refrigerator/freezer, microwave, range with oven and exhaust hood, dishwasher, and Julien stainless 
steel under mount sink with disposal (Sinkerator).   

Bath finishes include a custom, stained wood, freestanding vanity with soft closing drawers, granite 
counter (½” solid surface), sink (Cube collection or Kohler) with Hansgrohe Axor fittings.  Each unit 
offers ample closet space as well as a linen room/in-unit laundry.   

The Commercial Units are single level. The unit is to be delivcered in “Vanilla Shell” condition. 

Vanilla Shelll includes at a minimum: 
• Functioning HVAC system
• Suspended acoustic or hard lid (drywall) ceilings
• Basic flooring
• Restroom(s)
• Lighting

Overall, the subject units are of excellent quality and typical of the “high-end” rental product 
available in the Cohasset market.  



147 South Main Street 
Cohasset, MA 

Unit Matrix Summary 
Unit # Square Footage Bedrooms Bath 
Commercial Unit 1 777 1 
Commercial Unit 2 777 1 
Commercial Unit 3 730 1 
Unit 1 1,185 2 2 
Unit 2 1,185 2 2 
Unit 3 1,224 3 3 
 Total Unit Area 5,878 
Gross Building 6,625 

Assessors Plan 



147 South Main Street 
Cohasset, MA 

Existing Conditions 



147 South Main Street 
Cohasset, MA 

Commercial space 



147 South Main Street 
Cohasset, MA 

Tpical Residenrial Finish 



147 South Main Street 
Cohasset, MA 

Floor Plans  



147 South Main Street 
Cohasset, MA 



147 South Main Street 
Cohasset, MA 

Zoning 
The subject property is zoned within the Residential A District.  Permitted use are limited to single-
family, religious, municipal and educational, bed and breakfast, agricultural, more – see by-laws.  

Mininum site – 18,000 for a single-family 
6,000 sf for each additional unit – special permit. 

During August 2021, the Cohasset Zoning Board of Appeals issued a Special Permit to allow the 
construction of the building. Based on the above and its proposed mixed-use use, it appears that the 
subject will be classified as a legal and conforming use allowed via a municipally issued Special 
Permit. See Book 39778 Page 483 at the Norfolk County Registry of Deeds. 

Flood Plain 
Per FEMA panel 25021C0256F dated July 6, 2021 the subject is situated within an AE designated 
flood zone.   



 
 

THANK YOU FOR REVIEWING THE ENTIRE 
PROPERTY INFORMATION PACKAGE. WE 
LOOK FORWARD TO SEEING YOU AT THE 
AUCTION. IF YOU HAVE ANY QUESTIONS 

PLEASE DON’T HESITATE TO CONTACT US. 
 

 
Justin Manning, CAI, AARE 

President 
Phone: 800-521-0111 

Fax: 508-362-1073 
JJManning.com 

auctions@JJManning.com 
 
 

Let JJManning Auction your Valuable Real Estate 
 

Marketing  |  Experience  |  Integrity  |  Results 
 

JJManning Auctioneers specializes in the accelerated marketing of residential 
and commercial real estate.  We work with progressive sellers and real estate 

brokers to offer dynamic and award-winning marketing solutions. 
  
 
 
 

Call or Visit JJManning.com for a Free Consultation! 

http://www.jjmanning.com/
mailto:auctions@JJManning.com
http://www.jjmanning.com/
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