TOWN OF PLYMOUTH

COMMUNITY PRESERVATION
COMMITTEE

MEMO

TO: Town Meeting, Board of Selectmen, and the Advisory & Finance Committee
From: The Community Preservation Committee

Date: Friday, August 14, 2015

Re: ANNUAL FALIL TM 2015: CPA Article 16B

ARTICLE 16B: To see if the Town will vote to authorize the Board of Selectmen to acquire
by purchase, gift, eminent domain or otherwise, for open space and recreational purposes
pursuant to G.L. c.44B and fo accept the deed fo the Town of Plymouth, of a fee simple
interest or less of land located off Little Herring Pond Road in the Town of Plymouth
comprised of 43.6 acres, more or less, shown on Assessors’ Map 122, Lot 10P-1022B and
Lot 1022A, said land to be held under the care, custedy and control of the Conservation
Commission, to appropriate $400,000 for the acquisition and other costs associated
therewith from the Community Preservation Fund estimated annual revenues, fund
balance, or reserves, and/or borrow said total sum which shall be reduced by the amount
of any grants received by the Town pursuant to G.L.c.44B, section 11 or G.L, c.44, section
7 or any other enabling authority; and further to authorize the Board of Selectmen to grant
a conservation restriction in said property in accordance with G.L..c.44B, section 12
meeting the requirements of G.L. ¢. 184, sections 31-33; and to authorize appropriate Town
officials to enter into all agreements and execute any and all instruments as may be '
necessary on behalf of the Town to effect said purchase; or take any other action relative
thereto.

COMMUNITY PRESERVATION

CPC RECOMMENDATION: Approval (unanimous
The Community Preservation Committee voted unanimously in faver of Article 16B at its meeting held
Thursday, July 30, 2015 :

SUMMARY & INTENT:

The Community Preservation Committee is recommending the purchase of the property abutting west side
of Little Herring Pond for the purposes of passive recreational use, the protection of priority habitats of rare
species and the protection of the water quality of Little Herring, Carters Brool, Great Herring, Pickerel
Pond and the Hetring run accessing the Cape Cod Canal. Acquisition of this property will enhance the land
conservation and water protection in the Great Herring Pond waster shed, The property provides extensive
frontage on and extensive views of two ponds, Little Herring Pond and Triangle Pond, a county road layout
accessible from Carters Bridge Road. The property also abuts existing open space at Pickerel Pond
Preserve that is situated to the west. The Premises pessesses considerable natural resource values. It is
partially within several areas designated by the Natural Heritage and Endangered Species Program as
important wildlife habitat, including Bio Map 2 “Core Habitat and critical Natural Landscape, and is
entirely within Priority Habitats of Rare Species (Eastern Box Turtle, Eastern Pondmussel, Tidewater
Mucket and Bridle Shiner. It has extensive frontage on Little Herring Pond a body of water containing
“Anadromous Fish Presence” and known to support one of the region’s premier herring runs,
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PROJECT SUMMARY:

The Wildlands Trust (“WLT”) hereby submits an apphea’oon to the Plymouth Commumty
Preservation Committee, pursuant to the possibility of the Town acquiring a significant tract of
open space situated between Litfle Herring and- Trlangle Ponds in Southeast Plymouth.

The Premises compnses approxmately 15.7 acres of upland woodlands, extenswe ﬁontage on
and extensive views of two ponds, Little Herring Pond and Triangle Pond, strikingly diverse
topography, and access from Little Herring Pond Road, a county road layout accessible from -
Carters Bridge Road. It is proximate to an existing open space holdmg, the Wﬂdla.nds Trust’
Pickerel Pond Preserve that is 51tuated to the west : : ‘

The Premises possesses considerable natural resource values Itis partlally mthm several areas -
designated by the Commerwealth of Massachusétts Natural Heritage and Endangered Specles
Program (“NHESP”) as important wildlife habitat, including Bio Map 2 “Core Habitat” and
“Critical Natural Landscape”, and is entirely within Priority Habitats of Rare Species “PH 1396
and “Estimated Habitats of Rare Wildlife”, It has extensive frontage on Little Herting Pond,
designated by NHESP as a water body containing “Anadromous Fish Presence” and known to
support one of the region’s premier herring runs.

The proposed acqu151tlon meets sevefal of the nine “Open Space Goals and Cntena enumerated
in Plymouth’s Community Preservation Committee Application, and is consistent with several of .
the goals and objectives articulated in the current Town of Plymouth Open-Space and Recreatlon ‘
Plan. » : .

PROJECT HISTORY:

The current owner acquired the Premises in May 2005. Sometime later that year, the landowner
negotiated an agreement with the Plymouth Planning Board that would allow for the construction -
of up to, but no more than, 10 single-family house lots under the Village Open Space Density. by- -
law (“VOSD™). A copy ofa plan depicting this potential subdivision is enclosed herewithasan
attachment, Despite the referenced agreement, the landowner deferred further action toward . =
permitting the VOSD project, at least in part due to the recessmn—mduced declme of the real

estate market.

In December 2014, a meeting was held to dxscuss the preparanon of this apphca’uon and the
scope of an appraisal. Attendees at the meeting included Attorney Robert Betters and Engineer
Dennis DiPrete, representing the landowner; CPC Chair Bill Keohan and Environmental
Technician Kim Tower, representing the Town of Plymouth consultant Valetie Massard,
working on behalf of the CPC; appraiser Eric Reenstierna; and Scott MacFaden, representmg
Wildlands Trust. All agreed on the goal of coordinating effoits toward submitting this
application, obtaining an appraisal, and consummating an agreement that would allow the CPC
to advance the proposed acquisition at the upcommg Plymouth Spring Town Meeting in April,
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DEVELOPMENT POTENTIAL/PERMITTING STATUS:

The landowner and its representatives have been proceeding through the permitting process for
the potent1al VOSD subdivision, and as of 12/31/14 one public hearing had been held on the _
project. The most recent meeting was scheduled for January 3, at wlnch time the landowner s
representatlves were pmsed to request a continuance. . :

As regards envnonmental penmttmg, NHESP has reviewed the pro;ect and its comment letter is
included herewith in the attachments section, .It is not known if the. landowner and/or the1r
representatives have at any time filed any documents W1th the Plymouth Conservatlon
Commission. :

APPRAISAL:

Cambridge-based appraiser Eric Reenstierna has been engaged by the landowner and the CPC to
prepare an appraisal of the subject property. The ant1c1pated dehvery date for the appralsal was
sometlme in January. - ‘

ACOUISITION PLAN :

Assuming agreement is reached on a sales price, the project should be polsed to advance to :
Spring Town Meeting for approval in April 2015, “The Town could potentially close on the land
within a month after Town Meetmg, pending the sat1sfactory completlon of standard due
diligence. ‘

LANDSCAPE FEATURES/—NATURAL RESOURCES SUMMAR—Y-

The Premises compnses a ridgeline that is the boundary between L1tt1e Hemng and Tnangle
Ponds, and inclides extensive frontage on both water bodies. . The site’s. topography is qulte
variable. Slopes range between 3% all the way to 50%, with the highest elevation of -
approximately 90° found in the center of the property ‘

The Premises are almost entirely wooded. It is partially or entirely within multiple areas

designated as ecologically significant by the Commonwealth of Massachusetts Natural Herxtage
and Endangered Spec1es Program (“NHBSP”) including: , .

e Partially within Bio Map 2 “Core I—Iabnat" and “Critical Natural Landscape”

» Entirely within Priority Habitats of Rare Specles “PH 1396 and “Estnnated Habltats of
Rare Wildlife”

* Species responsible for the above des1gnat10ns are the Eastern Box Turtle, Eastern
Pondmussel, Tidewater Mucket, and Bridle Shiner

* Has frontage on Little Hernng Pond 1dent1ﬁed as 1nclud1ng “Anadromous F 1sh Presence



LANDSCAPE CONTEXT

The Premises literally compnses most of the landscape boundary between thtle Hemng and-
Triangle Ponds.. Wildlands Trust’s Pickerel Pond Presetve is sﬂ:uated not far'to the west.- 'A
Single-family residential deveIopment lies'to the north and southeast The northem edge of
G:reat Herring Pond is approximately 1/3 of a mﬂe to the soirth. - '

IMIPROVEMENTS/ACCESS'

The subject property includes no 1mprovements Itis accessed from the south via thtle Herrmg :
Pond Road, a Plyrnouth County nght of Way which at present is an ummproved narrow dart
road. :

LONG-TERM MANAGEMENT PROGNOSIS:

The most likely users of the site will be residents of adjacent neighborhoods who live within
walking distance, and who will enjoy passive recreational uses typical for such propetties,
including hiking and nature study. Uses such as these typically do not require much in the way -
of improvements, and therefore, it is not anticipated that the Town’s acquisition of the Premises
would impose any significant management or stewardshlp obligations. .

There could be a significant, and possibly beneﬁcml caveat to the above. A portion of the site
has appaxently been used on an informal basis for launching kayaks and canoes on Little Herring -
Pond. It is not known as of the date of this application whether:it would be feasible for. the Town -
to improve this launch site should it acquire the property. However, given the relative paucity of-
quality access sites to many of Plymouth’s great ponds, it is ‘recommended thiat the Town at least

evaluate the possibility of creating a formal launch site in the event it acquires the Premises.

OTHER:

The Town of Plymouth’s assessors records mdlcate that the landowner also owns an adjacent
3.6-acre parcel. However, said parce} is not offered for sale at this time due to a title issue, and -
the actions that may be required to-correct the title issue are not known.: Should the Town
acqmre the larger parcel, consideration should be afforded to assessing the possibility of
acquiring this smaller parcel, provided the title defects are correctable. Tt is known that local
residents have been in the practice of storing kayaks and canoes on this smaller parcel

ALIGNMIEN T WITH COMMUNITY PRESERVATION ACT GOALS
FOR OPEN SPACE

GOAL 1: Preserve Plymauth S Rural Character. ‘The Premises’ wooded and undeveloped
character provides an aestheuc counterpomt to.adj acent res1dent1al development

GOAL 2: Protectrare, unigue, and endangered plant and wzldlzfe habitat, The Prennses Ile
partially or entirely within several NHESP-de51g11ated areas of ecological s1gmﬁeance including
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' B1o Map 2 “Core Hab1tat” and “Critical Natural Landscape” “Pnonty Hab1tats of Rare Specres Lo
PH 1396” and “Estimated Habitats of Rare Wildlife”, and have frontage on: Lrttle Herrmg Pond
_identified by NHESP as moludmg “Anadromous Frsh Presence” ' ‘

GOAL 5: Balance open space with development demand to reduce service demand.s' and tax
burden on town. The Town’s. acquisition. of the Premises. would preclude its converswn toa
housing development, thereby obviating the need for large expenditures on road- mprovements,
schools, and other mfrastructura.l mvestments that would potentlally stram town budgets

GOAL 7: Improve publ:c access and trazl linkages to exzsnng con.s'ervat:on recreatzonal and
other-land uses. The Premises includes woods roads that can easily ttansition to serving as -

walking paths. Also, as indicated elsewhere tierein, portlon of the site has been used oni an R

informal basis, but apparently without the landowner’s petmission, for kayak and canoe-access.to
Little Herring Pond. The Town’s acquisition of the Premises would secure public ownershlp of
the site, and allow for the potenual of estabhshmg a formal access site to the pond

OTHER SUPPORTING INFORMATION The proposed acqmsmon would be’ consmtent
with several of the goals and obj ectives enumerated in the updated 2009 Town of Plymouth
Open Space and Reereanon Plan, meludmg '

Sectzon VIII, GOALS & OBJECTIVES, gg 1 00—1 02

Recreatlon

o Goal: "Improve the avazlabzlzty and maintenance of recrearzon areas rhroughout
Plymouth. The Town’s acquisijtion of the Premises would secure a site that is ‘already

used by local re51dents fora varrety of passwe recreatlonal pursmts mcludmg water .
access, . S S

 Maintenance of Biodiv'erstcx and W1ldl1fe Hab1ta o

e  Goal: "Mamtam the bzodzvzrszty and wzldlzfe habztat in Plymauth * : :
s Objective: “Work with non-profit conservation orgamzarmns to zdentyﬁ), prorect and
manage lands of significant ecological habitat value, mcludmg an overall assessment of

priority areas”. 'WLT, a nonprofit conservation organization; is helping to facilitate this - :

-project that wﬂl preserve wrldhfe habltat 1dent1ﬁed ag mgmﬁcant by the Commonwealth
of Massachusetts. . ,

- Scenic Views

o  Goal: "Maintain the exzstmg scenic. views in Plymouth that gwe Plymouth a dzstmctrve -
sense of place.” :

s Objective: “Protect lands with dz'stincrive landscapes The Premises includes the

entlrety of the landmass serving as the boundary between two ponds and prowdes soemc
views of both water bodJes from its hlgher elevauons . .
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AN APPRAISAL REPORT
OF A 19.6-ACRE PARCEL OF VACANT LAND

LITTLE HERRING POND ROAD
PLYMOUTH, MASSACHUSETTS

EFFECTIVE JANUARY 15, 2015

CLIENTS:

TOWN OF PLYMOUTH
11 LINCOLN STREET
PLYMOUTH, MA 02360

ROBERT BETTERS, ESQ.
WITHINGTON & BETTERS
15 CASWELL LANE
PLYMOUTH, MA 02360

APPRAISER:
ERIC T. REENSTIERNA, MAI

OF

ERIC REENSTIERNA ASSOCIATES LLC
Real Estate Appraisers and Consultants
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ERIC REENSTIERNA ASSOCIATES LL.C

Real Estate Appraisers and Consultants
24 Thorndike Street, Cambridge, MA 02141
617-577-0096

March 20, 2015

Mr. William Keohan Robert C. Betters, Esq.
Town of Plymouth Withington and Betters
Community Preservation Commitiee 15 Caswell Lane

11 Lincoln Street Plymouth, MA 02360
Plymouth, MA 02360

Dear Messrs. Keohan and Betters,

In accordance with your request, I have made an analysis of a 19.6-acre parcel of vacant land at
Little Herring Pond Road, Plymouth, Massachusetts, for the purpose of estimating the Market Value of the
Fee Simple Estate in the property, “as is,” as of January 15, 2015.

This letter is introductory to an Appraisal Report, intended to comply with the Uniform Standards of
Professional Appraisal Practice of the Appraisal Foundation and the Code of Professional Ethics and the
Standards of Professional Practice of the Appraisal Institute. The subject property, comparable market data,
and analyses are described in full in the text and other explanatory materials that follow. Extraordinary
assumptions, hypothetical conditions, and any instructions of the client are described in full, as well. The
analysis presented here applies the Sales Comparison Approach to Value, using a Subdivision Approach
method. This letter is part of the larger document and, to be properly understood, must remain attached.

On the basis of the ana.lyses presented here, it is my opinion that the Market Value of the Fee Simple
Estate in the subject property, "as is," expressed as cash to the seller in a hypothetical transfer, as of January
15, 2015 is Eight Hundred Thirty Thousand U.S. Dollars ($830,000.).

The estimated exposure time and marketing time are both twelve months.

If I may be of further service to you, please call me.

Sincerely,

Enc T. Reenstierna, MAI
Mass. Cert. General R.E. Appraiser #343
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Unformarely, signiltcam areas of original Core Habitar thae were unprotccred Tave been lost o duvelopment since

20001, Ar least 11000 acres that had been ideudificd as Core Flabirar in 2000 experienced subsequent development amd
fragmentation, and are therefore excluded from Care Habitas in BioAlap2. Lven more alarmingly, almose 27% and 42% of
the original Biotap Core Habitar and Supponing Nataral Landscape. respectivelys wre wichin 100 merers of development

created since 1999, This represents a signihcant loss of crisical habirats tor biodiversity during recent years,

Some Core Habitat in the Tirst BioMap (al has since been developed and s therefore et included in
BioMap2 (1),




