
The Preservation Society of Fall River  
 

P: 508-673-4841 E: psfallriver@gmail.com W: psfallriver.org 
The N. B. Borden School at 

45 Morgan Street was built 

in 1867-68 and listed on the 

National Register of Historic 

Places in 1983. It was the 

oldest operating school in 

Fall River when it closed in 

2007, with Lizzie Borden 

herself once walking its halls. 

It was named after Nathaniel 

B. Borden, who was the third 

mayor of Fall River and owner of the Pocasset Mills as well as a former state 

representative and member of the United States Congress. 

Architecture: The Second Empire style three-story school is the city’s only 

surviving example of a red brick with a mansard roof, which is pierced by 

shed-roof dormers, and brownstone belt courses above each level. Other 

notable features include Renaissance Revival cornices above the windows and 

doors, along with winding walnut staircases. 

 

Sixth-Month Demolition Delay: Expired October 18, 2019 

 

Last Assessment: 2021 

Land: 0.991 acres 

Building Value: $17,200 

 

Extra Features Value: $11,200 

Land Value: $177,400 

Total Value: $205,800

Total Assessed Value (2012): $1,015,900 

Total Assessed Value (2021): $205,800 

Change in Total Assessed Value (2012-2021): -79.74% 

Assessed Building Value (2012): $818,900 

Assessed Building Value (2021): $17,200 

Change in Assessed Building Value (2012-2021): -97.89% 



Timeline 

November 21, 2011 – The city of 

Fall River issued Requests For 

Proposals for the disposition of 

the Academic South (Old Henry 

Lord) Building, Belisle School, 

Highland School, N.B. Borden 

School, and Osborn School. 

December 26, 2011 – T.A. 

Restaurant President Kevin 

Santos signed an affidavit under 

penalty of perjury that his 

proposal for N.B. Borden School 

was submitted in good faith. 

January 31, 2012 – At the City 

Council Committee on Real Estate 

meeting, the committee voted to 

award the sale of the Osborn 

School. The committee withdrew 

one of the proposals from consideration at this meeting because it did not 

meet the requirements of the Request For Proposals. 

January 31, 2012 – Engineer Daniel Aguiar of SITEC Inc. presented T.A. 

Restaurant’s proposal for the purchase of the N.B. Borden School to the City 

Council Committee on Real Estate (See Reference #2). The plan proposed 

converting the school into 12 to 16 market rate apartments with two parking 

areas – 32 spaces in the southern lot for the apartments and 25 spaces in the 

northern lot for downtown businesses. Aguiar said the school would be 

rehabbed floor by floor with each unit estimated to cost $30,000 to renovate, 

or $360,000 in total. The cost of parking improvements was estimated to be 

$150-200,000. Aguiar said the project was “in of itself rather simple” and “not 

a very big project.” The committee withdrew one of the proposals from 

consideration at this meeting because it did not meet the requirements of the 

Request For Proposals. The committee voted to award the sale to T.A. 

Restaurant over another bidder.  



February 12, 2012 – Multiple residents appeared at the City Council meeting 

to express concerns over the bidding process of the Belisle School and N.B. 

Borden School. Some City Councilors expressed concerns with the process. 

March 7, 2012 – A 12-page purchase and sale agreement was signed for the 

sale of the Osborn School. Mayor William Flanagan and Corporation Counsel 

Steven Torres signed on behalf of the city. The purchase and sale agreement 

included provisions to ensure the project was completed, requiring that forms 

and plans for the proposed development be submitted to the city as well as a 

36-month project construction timeline. 

April 30, 2012 – The quitclaim deed is filed for the sale of the Osborn School 

from the city to L & M Real Estate Group, Inc., for $3,111.  

April 30, 2012 – The quitclaim deed is filed for the sale of the N.B. Borden 

School from the city to T.A. Restaurant for $5,000 (See Reference #3). Many of 

the remaining items in the school are sold in a “cash and carry” event soon 

after.  

Fall 2013 – T.A. Restaurant began construction on improvements to the 

northern parking lot to be used by its patrons. 

March 20, 2014 – Engineer Daniel Aguiar of SITEC Inc. presented T.A. 

Restaurant’s request for a variance to the Zoning Board of Appeals asking to 

subdivide the property into two lots – one being the northern parking lot and 

the other including the building and the southern parking lot. Under the 

variances, the school would be used as storage/warehouse with office space 

and waive use, frontage, and dimensional requirements in Apartment District 

A2 (residential use). The variance request was submitted stating the owner 

suffered a hardship because of the size of the building and shape of the lot 

with frontage on three streets limited its use. The request also stated the 

proposed warehouse use would not be detrimental to the neighborhood 

because it would be a less intense use than the district’s allowed residential 

use. Aguiar said the building was to be used as a storage house for a moving 

company with an entrance into the southern lot for trucks off Whipple Street 

as well as five parking spaces and a loading area. Aguiar said the plan was to 

sell the building to the moving company because the company is required to 

own the building in order to use it for federal contracts. The Zoning Board of 

Appeals unanimously voted to approve the variance to subdivide the property 



into two lots and it’s signed by the City Clerk on April 23, 2014 (See Reference 
#4). 

January 28, 2016 – T.A. Restaurant took out a $400,000 mortgage with Fall 

River Five Cents Saving Bank on the property (See Reference #5). Total 

assessed value of the N.B. Borden School property in 2016 is $205,800. 

March 25, 2019 – T.A. Restaurant President Kevin Santos notified the 

Historical Commission with a letter of his intent to demolish the N.B. Borden 

School. In it, Santos said he had invested “well over $100,000” in repairs and 

upgrades and that it would cost an estimated $3.5 million to fully renovate the 

building and $400,000 to demolish it. He also said the building was becoming 

“a safety concern” the longer it is vacant and that its demolition would allow 

him to complete his parking facility as well as potential for residential 

construction (See Reference #6). 

May 21, 2019 – Santos didn’t appear at a Historical Commission meeting he 

was invited to and previously said he would attend to discuss the N.B. Borden 

School. 

May 31, 2019 – In a Herald News article, Santos said the cost to build 12 units 

would have amounted to roughly $3 to $5 million, and that didn’t add up with 

current rents of $1,100 to $1,200, plus taxes, water, and insurance. Santos said 

he’s spent some $300,000 on the building, including hiring an engineer and 

architect. Santos also said taxes alone have cost him $20,000 over the last 

seven years. He said he tried to keep up the building and noted a roof repair in 

2018. Santos also said the building is still “solid” and hasn’t changed much 

from when he purchased it. 

June 18, 2019 – Santos doesn’t show up to another Historical Commission 

meeting he was invited to and previously said he would attend. 

July 15, 2019 – Santos doesn’t show up to a City Council Committee on Real 

Estate meeting he was invited to and previously said he would attend with the 

Preservation Society and Historical Commission. City Councilor Leo Pelletier 

said he would discuss the topic with Santos personally (outside of open 

meeting). 

July 25, 2019 – In City Councilor Leo Pelletier’s letter to the Historical 

Commission, he said he spoke with Santos on July 23, where Santos said he’d 



invested “well over $100,000” in repairs and upgrades and that it would cost 

an estimated $3.5 million to fully renovate the building. He also said he had no 

interest in attending a meeting to discuss this further. Councilor Pelletier said, 

“I truly believe that Mr. Santos has exhausted all possibilities for this property 

and is looking to demolish the property after the expiration of the October 18, 

2019 six-month demolition delay” (See Reference #7). 

October 23, 2019 – A Massachusetts Public Records Request failed to produce 

the purchase and sale agreement between the city and T.A. Restaurant for the 

N. B. Borden School. 

May 21, 2020 – The city provided the Preservation Society of Fall River with a 

letter dated April 30, 2012, from Attorney John Saulino of Saulino & Silvia, 

P.C., confirming he helped Attorney Jeffrey Medeiros close the sale with the 

city (See Reference #8). 

Sept. 14, 2020 – T.A. Restaurant President Kevin Santos sells the N.B. Borden 

School to himself via a newly created LLC registered with the state of 

Massachusetts named “Morgan Street Realty” (See References #9, #10), 

transferring ownership away from T.A. Restaurant. 

April/May 2021 – Asbestos abatement begins at the N.B. Borden School. The 

windows are removed and left empty. Shingles are removed from the roof 

along the gutter line. 

Estimated cost to renovate in 2012: $360,000 

Estimated cost to renovate in 2019: $3-5 million 

Increase in estimated cost to renovate (2012-2019): At least +733% 

* Cost estimates were submitted and presented without any supporting documentation

At the time of the sale: 

Mayor – William Flanagan 

City Administrator – Shawn Cadime 

Corporation Counsel – Steven 

Torres 

City Council Committee on Real 

Estate – Chairman - Brad Kilby, Joe 

Camara, Pat Casey, Dave Dennis, 

Eric Poulin 



Of Note:  

• T.A. Restaurant’s proposal for the redevelopment of the N.B. Borden School 

was half a page long and missing many of the minimum evaluation criteria 

that would have excluded it from further consideration, such as developer 

credentials, developer resources, and a schedule for project implementation 

(See Reference #2). 

• At the Jan. 31, 2012, City Council Committee on Real Estate meeting, 

Corporation Counsel Steven Torres said T.A. Restaurant’s proposal for the N.B. 

Borden School met the minimum criteria of the Request For Proposals, 

despite it missing multiple of the required minimum criteria. 

• The Committee on Real Estate completed a comparative review of 

competing proposals for N. B. Borden School by T.A. Restaurant and the 

Capitol Theater before voting – rating the site development proposals, 

developer credentials, compatibility and/beneficial reuse, and price 

proposals. 

• The Request For Proposals for both the Osborn School and the N. B. Borden 

School contained similar language and conditions of sale.  

• The City Council Committee on Real Estate voted to award the Osborn 

School and N.B. Borden School sales at the same meeting.  

• The purchase and sale agreement for the Osborn School contained 

provisions to ensure the project was completed. The N.B. Borden School 

purchase and sale agreement is missing. 

• The quitclaim deeds for the Osborn School and the N.B. Borden School were 

filed on the same day. 

• Daniel Aguiar alleged the neighborhood didn’t want the previous proposal 

due to the number of apartments. He said, “The neighborhood itself does not 

want the applicant to move forward with an apartment development and add 

an additional 24 units to this neighborhood.” Mr. Aguiar made this claim 

despite previously presenting a neighborhood petition in favor of T. A. 

Restaurant’s proposal to develop N.B. Borden School into apartments. 

• When presenting the proposed variance in 2014, Daniel Aguiar omitted the 

number of apartments originally proposed for the location in 2012 (12-16 



units) and instead only cited the maximum number allowed by the zoning. He 

said, “By right, right now allows us to put in about 24 apartments.” 

• When the feasibility of the proposed moving trucks entering from Whipple 

Street was brought up, Zoning Board of Appeals Chairman David Assad said: 

“It’s their business model. If the trucks can’t get down, I guess they’re going to 

go out of business cause the trucks can’t go down there.” 

• The Zoning Board of Appeals unanimously voted that no further subdivision 

would be allowed on the lot with the school building and southern parking lot, 

but the condition was not included in the official variance filed on April 23, 

2014 (seen in Source #7 @ 2:36:00). 

• When asked at the 2014 Zoning Board of Appeals meeting why the owner 

needed to subdivide the property, Daniel Aguiar said: “This specific use is a 

very specific use. Any other use than what this board would grant or 

potentially grant tonight, it would have to come back before you for any 

expanded use. So, this is a very low intensity use and that was the intent. The 

purpose of the subdivision is that there are certain governmental contracts 

with the federal government for the moving company where they have to own 

the property where the building is. They can’t lease, they can’t rent. It has to 

be owner occupied for the moving and storage company. So, this property will 

be sold to the moving and storage company because it has to be deeded in 

their name to operate.” No such sale took place and it is unclear to what extent 

a moving company operated from the building. 

• Any rights authorized by the Zoning Board of Appeals variance decision in 

2014 were to be exercised within one year or they were to lapse. 

• Daniel Aguiar has presented two short petitions – one supporting Santos’ 

original plan to redevelop the building into apartments in 2012 and another 

supporting the use variance in 2014. The petitions have overlapping 

signatures and no petition was presented in favor of demolition. 

• The reasoning of hardship for the 2014 Zoning Board of Appeals variance 

and subdivision was unfounded: 1.) The size of the building and shape of the 

lot on three streets had not changed since it was purchased in 2012 and 

limited the owner’s ability to utilize the building no more so than when it was 

first purchased. 2.) No evidence or metrics were presented explaining how a 



variance commercial warehouse use would be less intense than the 

residential district’s allowed residential use.  

• Building renovation costs were never mentioned at the Zoning Board of 

Appeals meeting in 2014 as a hardship or reason not to pursue the original 

proposal to redevelop the N.B. Borden School into apartments. 

• Former abutter Donna Viveiros also bid on the N.B. Borden School in 2012 

and brought up concerns with the Request For Proposals process at the 

Committee on Real Estate Meeting on January 30, 2012, at the City Council 

Meeting on February 13, 2012, and again at the Zoning Board of Appeals 

meeting on March 20, 2014. 

• The building was described as “abandoned” and “dilapidated” (ZBA, March 

20, 2014); “a safety concern” (letter of intent to demolish, March 25, 2019); 

but then Santos said the building was still “solid” and hasn’t changed much 

from when he purchased it (The Herald News, May 31, 2019). 

• Kevin Santos has given conflicting reports on how much money has been 

invested in the N.B. Borden School since purchasing it, claiming $100,000 

(March 25, 2019), then $300,000 (May 31, 2019), and then $100,000 again 

(July 25, 2019). 

• Despite claims of at least $100,000 in work being done to the property, no 

building, electrical, or plumbing permits have been taken out for 45 Morgan 

Street since at least 2013. (Per the Fall River Building Department, June 2019) 

• T.A. Restaurant has not provided evidence or documentation of efforts to 

follow through on the pledge to redevelop the building after the 2012 sale. 

The only design documents presented were two different versions of the same 

exterior plan view drawing. 

• Kevin Santos has not stated whether T.A. Restaurant has explored available 

options to reduce the cost of redevelopment, such as grants or historic tax 

credits. 

• The Massachusetts Public Records Request for the missing N.B. Borden 

School purchase and sale agreement determined it is the only missing 

document from the building file at City Hall. It also revealed that the purchase 

and sale agreement for the Healy School was missing as well.



Sources: 

1. Massachusetts Cultural Resource Information System (Form B): 

http://mhc-macris.net/Details.aspx?MhcId=FLR.221 

2. Nathaniel B. Borden Bio: 

http://bioguide.congress.gov/scripts/biodisplay.pl?index=B000636 

3. Deed Research: 

https://www.fallriverdeeds.com/  

4. City Council Committee on Real Estate (January 30, 2012): 

https://youtu.be/Jedd6KJNMWI 

5. Herald News Article (January 31, 2012): 

https://www.heraldnews.com/article/20120131/NEWS/301319453 

6. City Council (February 13, 2012) 

https://youtu.be/Ru_HtT5eRSw 

7. Zoning Board of Appeals (March 20, 2014): Starts at 2:07:30 

https://www.youtube.com/watch?v=FfywfnRwLsA 

8. Historical Commission (May 21, 2019): 

https://youtu.be/AgeGuRvNOaQ 

9. Herald News Article (May 31, 2019): 

https://www.heraldnews.com/news/20190531/lizzie-bordens-fall-river-

school-likely-to-be-demolished 

10. Herald News Article (June 19, 2019): 

https://www.heraldnews.com/news/20190619/borden-school-doomsday-

clock-ticking-but-fall-river-historians-trying-to-make-stand 

11. City Council Committee on Real Estate (July 15, 2019): 

https://youtu.be/h26zQBYhowg 

http://mhc-macris.net/Details.aspx?MhcId=FLR.221
http://bioguide.congress.gov/scripts/biodisplay.pl?index=B000636
https://www.fallriverdeeds.com/
https://youtu.be/Jedd6KJNMWI
https://www.heraldnews.com/article/20120131/NEWS/301319453?template=ampart
https://youtu.be/Ru_HtT5eRSw
https://www.youtube.com/watch?v=FfywfnRwLsA
https://youtu.be/AgeGuRvNOaQ
https://www.heraldnews.com/news/20190531/lizzie-bordens-fall-river-school-likely-to-be-demolished
https://www.heraldnews.com/news/20190531/lizzie-bordens-fall-river-school-likely-to-be-demolished
https://www.heraldnews.com/news/20190619/borden-school-doomsday-clock-ticking-but-fall-river-historians-trying-to-make-stand
https://www.heraldnews.com/news/20190619/borden-school-doomsday-clock-ticking-but-fall-river-historians-trying-to-make-stand
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