TOWN OF PLYMOUTH

COMMUNITY PRESERVATION
COMMITTEE

MEMO

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

Date: Monday August 29, 2016

Re:  ANNUAL FATM 2016: CPA Article 9E

ARTICLE 9E: 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 to accept the deed to the Town of Plymouth, of a fee simple
interest of land located off Beaver Dam Road in the Town of Plymouth comprised of 127.8
acres more or less being made up of lot 8, 24-20 and iot 28E shown on Assessors Map 76
said land to be held under the care, custody and control of the Conservation Commission,
to appropriate $599,000.00 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. c. 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 5 in favor 3 opposed of Article 9E at its meeting held
Monday August 29, 2016

SUMMARY & INTENT:

The Community Preservation Committee is recommending the purchase of land off Beaver Dam Road.
The intention is to preserve the waters of Beaver Brook and surrounding areas., The water from this
property runs along Beaver Brook to Bartlett Pond and to White Horse Beach. The land comprises of
127.8 acres of cranberry bog upland woodlands, and extensive frontage on Beaver Dam Road. It also
includes the so-called “Church Lot”, which sits at over 300 elevation and is part of the highest elevated
landscape on the eastern seaboard south of Acadia National Park. Massachusetts Audubon Society is
purchasing approximately 190 acres of land to the east and is planning to build a Nature Visitor Center.




APPLICATION
- to the
- PLYMOUTH '
COMMUNITY PRESERVATION |
COMMITTEE | |

DECEMBER 2014
PROJECT TIDMARSH WEST ACQUISITION

| LOCATION BEAVER DAM ROAD
(west side)

ACREAGE:' Approxjm‘ately 127.8 acres. L

CURRENT OWNERS:

- TIDMARSH FARMS, INC.
Map 76, Parcels 8, 24-20, and 28E

CURRENT ASSESSED VALUES:  $424,602 (Ch. 614
- value, and inclusive of improvements)




PROJECT SUMMARY: The Wildlands Trust (“WLT") hereby submits an application to the |
Plymouth Community Preservation Committee, pursuant to the possibility of the Town acqumng
a substantial tract of open space off of the west side of Beaver Dam Road

Known colloquially as “Tidmarsh West” the Premlses oompnses 127.8 acres of cranberry bog,
upland woodlands, and extensive frontage on Beaver Dam Road, It also includes the so-called
“Church Lot”, which sits at over 300 elevation and is part of the highest elevation landscapes on
the eastern seaboard south of Acadia National Park. It is relatively proximate to State Road (Rt.
3A), Rt. 3, and several village centers, and is within walking distance of several nelghborhoods

The Premises is particularly notable for its strategic location amidst several substantial open
space holdings. It is proximate to and serves as a critical link between the so-called Tidmarsh
- Bast complex that is anticipated to become a Massachusetts Audubon Society (“MAS™)
Sanctuary, and multiple landscape-scale tracts of forest land that comprise much of the
geographic feature (not to be confused with the development of the same name) known as the
Pine Hills. These latter holdings are long- standmg preservaﬁon priorities for the Town and a
wide range of conservation interests.

The Premises possesses considerable natural resource values. It is pa.rtially Wlthln several areas
designated by the Commonwealth of Massachusetts Natural Heritage and Endangered Species
Program (“NHESP”) as important wildlife habitat, including Bio Map 2 “Core Habitat” and
“Critical Natural Landscape”, Priority Habitats of Rare Species “PH 777” and “Estimated
Habitats of Rare Wildlife”, and a small strip in the northwest corner of the Premises is 1dent1ﬁed .
as Sandplain Natural Community Systems “Grassland”. Its scenic qualities are confirmed by its
inclusion within an area designated by the Commonwealth’s Scenic Landscape Inventory as 2
“Noteworthy Scenic Landscape”.

The Premises’ cranberry bogs will witness one more harvest (2015), following which it will be
taken out of production pérmanently following a pending sale of a Wetlands Reserve Program
(“WRP”) easement by the landowners to the United States Department of Agriculture. The
WRP easement will encompass 61 acres of the Premises, and will be in place when the Town
wotuld acquire the Property. The Town’s Department of Marine and Environmental Affairs will
take the lead on advancing ecological restoration efforts for the bogs, similar to efforts at other
locations in Plymouth that have proven quite successful.

The proposed acquisition meets seven of the nine “Open Space Goals and Criteria” enumerated
in Plymouth’s Community Preservation Committee Application, and is consistent with several of
the goals and objectives artlculated in the current Town of Plymouth Open Space and Recreation
Plan. :

It is of special interest to note that the proposed acquisition meets more of the “Open Space
Goals and Criteria” than all but one other potential acquisition parcel recommended to the
Plymouth Community Preservation Comrmttee by WLT across a decade of subnntted
applications. :



PROJECT HISTORY: Tidmarsh Farms Ine. , the current owner, acquired the Premisesina -
series of transactions in the 1980°s in conjunctlon with the acqulsrcmn of extensive acreage
across Beaver Dam Road. :

In 2007, a WLT representatlve met with T1dmarsh Farms President Evan Schulman and Trustee
Glorianna Davenport to begin discussions about potentlal conservation options for the Tidmarsh
Farms complex. Those discussions culminated in the sale of a WRP easement on approximately -
192 acres of Tidmarsh East to the United States-Department of Agriculture in 201 1.
Contemporaneously, discussions with other stakeholders were initiated to advance a longer-
range vision for the Tidmarsh complex. This'vision now encompasses the future establishment
of a MAS Sanctuary and associated Living Observatory, a research and educational resource
focused on providing local insights into landscape resﬂlence and the impact of climate change in
Southeastern Massachusetts.
t
'In September 2014, several existing and potential stakeholders, including representatives from -
the Town of Plymouth and WLT, met with Mr. Schulman and Ms. Davenport to discuss the
desired conservation outcome for Tidmarsh West. The desired outcome is for the Town of
Plymouth to acquire Tidmarsh West with a WRP s4sement already in place on a portion of the
Premises, and to subsequently grant a Conservation Restriction on the Premises to WLT in
accordance with the requirements of the Community Preservation Act. Tidmarsh West would
then become a critical adjunct to the adjacent MAS Sanctuary and L1V1ng Observatory sﬁuated
on Tldmarsh East, This appllcatlon is pursuant to helping advance that vision.

DEVELOPMENT POTENTIAL/THREATOF CONVERSION: (Note: as previmisly
stated herein, the USDA Wetlands Reserve Program easement currently in progress, and
expected to be completed sometime in 2015, will encompass approximately 61 acres of the
Premises. That leaves approximately 66 acres potentlally avallable for development).

The Premises are situated within two zoning districts, the Rural/Residential Zoning District and
the R-25 District. Beals and Thomas prepared a conceptual subdivision plan for the Premises in
2009 (copy of said plan and associated memorandum included herewith in the Attachments
section). This plan depicts a by-right 29-lot residential subdivision that would in¢lude a total of
35 units of housing. However, this plan is only conceptual, has not been 1ndependent1y vetted or
reviewed, does not take into account the WRP easement, nor does it reference the potential of
development by the abutting land-owner from the top of the ridge. Therefore, 1t is included
herewith for informational purposes only. .

The appraisal prepared in conjunction with this application will be submitted separately, but
more or less concurrently, to the Community Preservation Committee,



ACOUISITION PLAN:

The Town would acquire the entirety of the Premises sometime in late 2015 or early 2016, after
the sale of the WRP easement is ﬁnahzed Said WRP easement would encompass approxnnately

61 acres.

The Conservation Restriction that the Town w111 grant to WLT will encompass the entire
Premises except for a small envelope encompassing most of the existing improvements, and will
be subservient to the WRP easement where they overlap. It is anticipated that the CR will be -
completed no more than six rnonths following the Town S acqulsmon of the Premises.

NATURAL RESOURCES SUMMARY: The Premlses includes a mix of level and rolling
topography and are partially wooded, with a pine/oak-dominated forest cover typical for this area
of Plymouth. It includes one of the highest elevations in Plymouth within its so-called “Church-
Lot”, which encompasses 42.4 acres of upland woods that offer glimpses of Cape Cod Bay. The'
Premises’ cranberry bogs are still in production, but following the completion of the WRP _
easement will be the subject of ecological restoration efforts designed to restore pre-conversion
habitats and hydrologlcal condmons

The Premises lies within mu1t1p1e areas designated as ecologically significant by the
Commonwealth of Massachusetts Natural Heritage and Endangered Species Program
(“NHESP”), including:

e - Partially within Bio Map 2 “Core Habitat” and “Critical Natural Landscape”

e Almost entirely within Priority Habltats of Rare SpeoIes “PH 777" and “Estlmated
Habitats of Rare Wildlife”

* A small strip in the northwest corner of the Premises is 1dent1ﬁed as Sandplam Natural
Commumty Systems “Grassland” ' ‘ .

In addition, the western portion of the Premises is Wlthm an area designated by the
Commonwealth’s Scenic Landscape Inventory as & “Noteworthy Scenic Landscape™,

LANDSCAPE CONTEXT: The Premises sits literally in the midst of large tracts of open
space, and provides an important connection between these tracts. The Tidmarsh East complex
to eventually become the center of a MAS Sanctuary and associated “Living Observatory”

Educational Center, lies just across Beaver Dam Road to the east. Extensive holdings of the Pine

Hills LLC directly abut to the south, west and north, and a 572-acre portion of the Entergy
Company’s holdings abuts to the north. o

IMPROVEMENTS/ACCESS Lot 28E mcludes a c. 1900 saltbox style res1dent1a1 dwelling, a
utility building, and a small shed-type structure, all situated within close proximity to each other.
The appraisal to be prepared for this project should include an updated assessment of each
structure’s condltlon .

LONG-TERM MAN ACEI\{ENT PROGNOSIS: The Town could utilize the residence in a
number of ways, including staffing it with a caretaker to ensure a constant presence on the

v




Premises. Thé Town’s Department of Marine and Environmental Affairs has expressed an
interest in using the utility building for winter storage of boats and other seasonal equipment. It
is likely that the Town will collaborate with MAS on conceptualizing a comprehensive
stewardsh1p vision for the entire Tidmarsh complex, inclusive of both'Tidmarsh West and East.
‘This vision will include a prominent public access component.

OTHER A proposal for a Native Plant Center and Nursery could frame a distinet set of
activities on the property and could result in developing a synergistic relationship between the
Town of Plymouth, the Living Observatory and botanists Irina Kadis and Alexey Zinovjev of
Salicicola.com. The goal of the project is twofold: to develop native plant stock for ecological
restoration, highway and other public projects and to raise the visibility and viability of using
native species in garden contexts. An early version of a proposal outlining this concept is
attached.

ALIGNMENT WITH COMMUNITY PRESERVATION ACT GOALS
" FOR OPEN'SPACE

GOAL 1: Preserve Plymouth’s Rural Character. The Premises has extensive frontage on
Beaver Dam Road, and its cranberry bogs provide scenic open vistas that comprise an integral
part of Plymouth’s rural character. The scenic qualities of the Premises will endure even after
the bogs are taken out of actlve agricultural produetlon by the WRP easement

GOAL 2: Protect rare, unique, and endangered plant and wzldlzﬁa habitat. The Premises lie
partially within several NHESP-designated areas of ecological significance, including Bio Map 2
“Core Habitat™ and “Critical Natural Landscape”, “Prlonty Habitats of Rare Species PH 777"
and “Estimated Habitats of Rare Wildlife”, and a small strip in the northwest corner of the
Premises is-identified as Sandplam Natural Commumty Systems “Grassland” '

GOAL 4: Ensure adequate size and connection of protected natural areas to maximize
environmental and habitat benefits. The Premises-serve as a critical Jink between the -
presumptive MAS Sanctuary to the east and the vast tracts of undeveloped woodland to the west

‘and north. These latter tracts are preservation prlontles for the Town and its conserva‘uon '
partners. :

GOAL 5: Balance open space with development demand to reduce service demands and tax
burden on town. The Town’s dcquisition of the Premises would preclude its conversion to a
housing development, thereby obviating the need for large expenditures on road improvements,
schools, and other infrastructural 1nveshnents that would potentially strain town budgets

GOAL 6: Increase the Town'’s ability to protect en'vzronmentally sensitive, historic and
culturally significant properties. As described above, the Premises provides a connection
between the Tidmarsh East complex and the large tracts of woodland that comprise the
geographic Pine Hills, one of Plymouth’s most compelling natural features. It is possible that the
Town’s acquisition of the Premises could servé as a catalyst for preservation efforts involving
the substantial tracts that include the geographic Pine Hills.



GOAL 7: Improve public access and trail linkages to existing conservation, recreational and -
other land uses. The Premises includes woods roads that can easily transition to serving as

- walking paths. These woods roads provide access to the aforementioned Church Lot, one of the
hlghest elevatlon locations in Plymouth and heretofore not open to public access.

GOAL 8 Enhance the qualzty and variety of passzve  and active recreational opportunities for
all age groups and for people with disabilities. On its own and in conjunction with the adjacent
Tidmarsh East complex, to include an MAS Sancfua:ry, the Premises’ size and extensive upland
areas could recommend it for a wide variety of passive: recreational pursuits, including hiking,
nature study, and cross=country skiing. It is also possible that some portion of the Premises
might eventually be serviced by handicapped-accessible facilitics.

OTHER SUPPORTING INFORMATION: The proposed acquis'ition would be consistent
with several of the goals and objectives enumerated in the updated 2009 Town of Plymouth
Open Space and Recreation Plan, including:

Section VI GOALS & QBJECTIVES. pp. 100-102:

Recreation

o  Goal: “Improve the avazlabzhty and maintenance of recreation areas throughout
Plymouth. In conjunction with the Tidmarsh East preservation effort, the Town’s
acquisition of the Premises will create a new and sizable recreational amenity.in
Southeast Plymouth :

Maintenance of Biodiversity and Wﬂéiife Habitat

Goal: “Maintain the biodiversity and wildlife habitat in Plymouth, ” '

o Objective: “Work with non-profit conservation organizations to identify, protect, and
manage lands of significant ecological habitat value, including an overall assessment of
priority areas”. Two nonprofit conservation organizations, WLT and the Mass.
Audubon Soc1ety, are helping to facilitate this project that will preserve Wlldhfe habitat
identified as 31gn1ﬁcant by the Commonwealth of Massachusetts.

Scenic Views

o Goal: "Mamtam the existing scenic views in Plymourh that gzve Plymouth a distinctive
sense of place.”

s Objective. “Protect lands wzth distinctive landscapes”. The Premises includes the _
Church Lot, a critical part of one of the- geographlc Pine Hills, one of Plymouth’s most
distinctive landscape features. n



Historic Character

o Goal: “Maintain the historic character of the Town and of mdzvzdual villages that is
found in certain open space land uses and recreational aréas.’

o QObjective: "Provide large tracts of open space at village fringes to help preserve rural
character and village zdem‘zty The Premlscs are proximate to the village center of

Manomet

PROJECT BUDGET

Proposed Sales Price

Fi undz’ng’ ‘Sou;‘ces

Town of Plymouth CPC Funds
USDA “WRP” Easement
LAND Grant

Other

Proiécf C()S‘fs.

Due Dz‘lz'gence

Ste'wardshz;o Endowment

Trail Maintenance/Public Access Mgt.

Project Total

$ TBD following Appraisal

$ TBD

$TBD

. $400.000"

4

“$ TBD"

-$30,000%  (to potentially include survey plan,

EHA, closing and legal costs)

_$ 10,0007

$ TBD®

'$TBD

"The “LAND” Grant land acquisition grant program is-administered by the Cdmmonwealth of Massachusetts
Executive Office of Environmental Affairs (“EOEEA”), The program offers municipalities up to $400,000
toward the purchase of land to be held for conservation purposes. The CPC and the Town should pursue this

funding source if circumstances permit.

Estimated figure—some of the indicated due diligence steps, particularly a survey, may not be requlred
*Any conservation restriction holder, including Wildlands Trust, will require a stewardship endowment
contribution. The indicated contribution is an estimate, and will need to be verified by a property-specific

stewardship endowment calculation.

°It is anticipated that MAS will manage public access on the Premises, in cooperation with the Town and in
conjunction with implementing the public access vision for Tidmarsh East.




PROJECT TIMELINE

. Subrhission of Apphcatlon to CPC—December 2014
. Appralsal completed—-December 2014
. 'CPC Dehberatmns on Apphca‘uonf\f ote—December 20 14

e Town Meeting Vote on Warrant Article Authorlzmg CPC
: ;‘Expendlture on Proj ect—Aprﬂ 2015

o Execution of P+S/Le1:ter of Inteht—Apri_l/May 2015
e Due Diligence Initiated/Completed—Spring 2015
e Completion of WRP Easement—late 2015

- » Closing——Sometime in late 2015 or early 2016, subsequent to -
- completion of NRCS/Wetland Reserve Program easement

. Completion of WLT CR~-.Withi‘r61-‘six months after Closing




- ATTACHMENTS/EXHIBITS

ASSESSORS FIELD CARDS FOR SUBJECT PARCELS

DEEDS AND ASSOCIATED PLANS OF LAND FOR
SUBJECT PARCELS o

COPY OF ACCESS EASEMENT ENCUMBERING SO-
CALLED “CHURCH LOT” '

LANDSCAPE CONTEXT MAP DEPICTTNG SUBJECT
PROPERTY AND 'ADJACENT OPEN SP'ACE'HOLDINGS

MAP DEPICTING ANTICIPATED COVERAGE AREA
OF WRP EASEMENT

CONCEPTUAL SUBDIVISION PLAN AND
ASSOCIATED MEMORANDUM PREPARED BY BEALS
AND THOMAS | .‘

COPY OF CONSERVATION ASSESSMENT AND
SANCTUARY PLAN PREPARED BY MAS

PRELIMINARY PLAN FOR A NATIVE PLANT
NURSERY PROPOSED FOR THE PREMISES




Unofficial Property Recotd Card. : S Peg_e'l‘o'fll
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Unofficial Property Record Card.- Plymouth MA
General Property Data

Parcel ID 076-000-028E-000 - ... Account Number 49596
Prior Parcel{D 1100 -G01 0760028 ’
Property Owner TIOMARSH FARMS INC.

L0

‘Property Location 85 BEAVER PAM RD
_ " Proporty Use MIXED USE
‘Malling Address 69 MOUNT VERNON ST . Mo_st Recent Sale Dafe 1/1/1500
' ' Legal Reference 51471141

' City BOSTON  ~ C Grantor:
Mallng State MA  ZIp 021081330 ” ~ Sale Price 0
. ParcelZoning RR . : o o . Land Area 83.329 acres

Current Property Assessment

Xtra Features

4

Card 1 Value Buiiding Valie 142,300 Vaiue

46 100 Land Value 207,346 S Tota_l Valug 396,348

‘

Bu:ldmg Description : L T o

Bulirilng Style Salt Box ’ -~ Foundation Typo BRK/STN . o ’ .' * - Flooring Type AVERAGE '
_# of Living Units 1 - Frame Type WOOD - ' A ' . Baser’ne._;t Floor CONCRETE
Year Bullt 1900 Roof Str‘uctul're‘ GABLE ] : " Heating Type FORCED HIW :
Building Grade AVERAGE Roof Cover Asphalt - S Hoating Fuel OIL
BuildIng Conditlon Average , ] SIdIng Frame/Shingi ) Alr t:ouidltlonlng 0% . i
. Ftnlshod Area {5TF) 2208 o ‘ lnterlor Walla AVERAGE . . | # of Bsmt Garz;gas_o .
Number Rooms § ) ) . #of Bedrooms 3 . ' . R of Fult B'atlts 2
# of 3/4 Baths 0 . #ofti2Baths 0 . # of Other Fixtures 0

Legal Description

Narrative Description of Property S
This property contains 83.329 acres of land mainly classlfled as MIXED USE with a(n) Salt Box style bullding, built about 1900 haying.
Frame/Shing! exterlor and Asphalt roof cover, with 1 unit(s), 5 room(s), 3 badroom(s}, 2 bath(s), 0 half bath(s)

Property lmages

-
)

: Elfﬁ%

Disclalmer: This Information Is believed ta be correct but is subject to' chaAnga and Is not warrarﬁee’d.

http://plymouth.pan'iotpropcrties.oomfRécordCartl.ésp ; o s . - 10/21/2014



Unofficial Property Record Card , .. - :'_:_i_-‘ P S '-\_ o | rage 1 o1 i
Unoffrcral Property Record Card Plymouth MA
General Property Data

Parcel ID 076-000-008-000 . Account Number 13652 - o L
Prior ParcelID 9600 -C01 -076*0023 ' ' '

Property Owner TIDWARSH FARMS ING . " Property Lacatlon OFF BEAVER DAM RD'
- ; S Property Uso PROWOOD
Maliing Addross 69 MOUNT VERNON 8T " " MostRecent Sale Data 1/1/1900
, . ' '  Legal Raference 6421/204 .
City BOSTON - ) . . Grantor '__ o
MaiingState MA  ZIp g2q08-1330 . Ce .satePriced
Parcel;iori[hg RR . e e et e N Land Area 42. 450 acres -

Current Property Assessment

Xtra Features .r.',’."'

Card 1Value Bujiding Value 0 ' Land Vatue 1, 656 - Total Value 1,656

Va!ue o ; z__‘- _‘L.
Burldmg Descrlptlon , _

Bu[[d[n Style NIA - - Foundatnon Type N/A - o . Floorlng Type N/A

# of Llving Units NIA R . Frame Type:N/A R . Basement Floor NIA
YearBultNA . - Raof Structure N/A S Heating Type NFA - . ; : ]
Bullding Grade NIA . RoofCovertA . - " Hoating Fual NiA |

Bullding Conditlon Average S ' Siding N/A o ' Alr Conditloning 0%

Finished Area {(SF) N/A Interlor Walls uN)'rﬂ\ ‘ ) # of Bsmt Garages 0
* Number Rooms 0 Co et #of ﬁedr_ooms 0 - : #ofFull Baths 0

# of 3/4 Baths 0 - #of1/2Baths 6 - .~ #of Other Fixtures 0
| Legal Description |

, " Narrative. Descrrptlon of Property . :
This proparty contains 42.450 acres of land malnly classtified as PRDWOOD with a(n} NIA style bullding, bt about N!A havlng NIA exter‘lor.
and N/A roof cover, with NA unit(s), 0 room(s), 0 bedroom(s), hath(s), 0 half bath(s).

Prope_rty Images

KR

Disclalmer: This information Is helleved to be cor_rect but ls subject to change and is not warranteed,

http://plymouﬂn.patriotpropcrﬁes.conj/RcoordCzrrd;asp = - _ 1012112014



Unofficial Property Record Card ' R Pagel-oftl

Unofficial Property Record Card Plymouth MA

General Property Data

Parcel D 076-000-024-020 ) ' o Account Number 64596
Prior Parcel [D 9100 -G01 -076"00228

Property Owner TIDMARSH FARMS INC o _ Property Location BEAVER DAM RD
) Property Use UNBUILDBL
Mailing Address 69 MOUNT VERNON ST . . Most Recent Sale Date 10/23/1997

Legal Reference 15580/262

City BOSTON. S ' Grantor
Malling State MA Zip g21081330 . - Sale Price 7,000
ParcelZoning R25 A- £ Land Area 2,138 acres

~Current Property Assessment

Xtra Features

Card 1Value Bullding Value 0 ° Value o K _‘ ~ Land'Value 26,600' : © Total Valus 26,600
Building Description

Building Style N/A " Foundation Type'NlA Flooring Type NIA

# of Living Unlts NfA : - Frame Type' NI/A | Basement Floor N/A

Year Built N/A ' ‘Roof Structure N/A Heating Type N/A

Building Grade NJA Roof Cover N/A ‘ Heating Fuel N/A

Bullding Condition N/A : ’ " Siding NJA Air Conditioning 0%
Finished Area (SF) N/A ' ‘ Intarior Walls N/A _ o # of Bsmt Garages 0
Nu:ﬁber Rooms 0 . # of Bedrooms 0 “ # of Full Baths 0
# of 3/4 Baths 0 # of 1/2 Baths 0 C * #of Other Fixtures 0

Legal Descrlptlon

Narrative Description of Property
This property contalns 2.139 acres of land malnly classifled as UNBUILDBL with a{n) N/A style bullding, built about N/A , having N/A extenor
and N/A roof cover, with N/A unit{s), 0 roomis), 0 bedroom(s), 0 bath{s}, 0 half bath(s).

Property Images

Disclaimer: This Information is believed fo be correct but Is subject to change and is nnr waranteed.

http://plymouth.patriotproperties.com/RecordCard.asp - 10/21/2014




ik

4
=
1!

o
b}

) =
e dpuat ety ST

| W, RONERT L. RICEMOND .and MARGARETR, RIGHMOND, f
_of Plymouth, Plymouth ~~ .V A

’ $§300,000) DOLLARS,
' mailing addzess of ¢/o Bvan Schulman,

" A certain lc:t.'o:r: paxcel of .,land sitnatedin P~lyinuﬁ't:h in 'th_e;t part

" Brook; thence upstream to the Northwesterly corner of the fivst
- parcel descrihbed in a deed of Tecnard E. Wood et

,or formerly of said Halunen et als to a White Oak Trez. z*

- PARCEL, $2 .

. The land in Plymouth, Plymouth County, Massachusotts

.
o NNl
TR

usband and wife, .
_ o . County, Massachuisetts .
gatdnfor consideration paid, and in Full consideration of THRER HUNPRED THOUSAND
giante TIDNARSE FARMS, INC,, a Massachusetts corporstion with a -~ %
County: Massaehuostea ooyan 3 Exater Street, -Bogton, Suffolk

agsachusetts 02116, S :
. [Debeliption ind encusobesnces, if ssy]

vive certain ;.;arc'als of iana'with the builﬁinga thereon  situated

-in Plymouth, Plymouth County, Massachusetts, bounded and described

as Afollows:

PARCEL #1 .
known as Manomet, hounded_;ané.@gscxibea -as ‘follows:

-Begihninj.;;t a pdip't: on tha _E&’sterly-- si&e-_d'f Bea.m Dam Ro-qa,"ﬁhigh'_. o
point is In the range of the:High Tension Pole line of the Plymonth

.County Electric Company; thence in said range Sdutheasterly by iang '

now or formerly of Leosnard E. Wood et ux, ‘about 205 feet to a fence .
at othexr- land now or formerly of said Wood; ‘thence Northeasterly hy
said fence and land now or formerly of said Wood, 130 feet, more or
less, to a fence cornex; thence turning and running Southeastarly .
by a fance and land now or - formerly of said Wood, about 270 feet to

. & fence corner; thence about South 82° 30' Bast abcut 500 feek, to a

point 100 feet from Fresh Brook or Bartlett Brook, ‘so-called, at.land . .
of the tnited Cape Cod Cranberry Co.: thence Southerly and South— . .
westerly by a line paraliel to said Bartlatt Brook and 100 feet th

: ‘ere'-'.-,
from, by land of said tUnited Cape’ Cod Cranberry Co. to Beaver Dam L

: als to Raxvey E. -
Halunen et als, dated April 15, 1947, which deed is duly recorded
with Plymouth County Registry of Deeds, which corner is also the - .
Northeasterly corner of land now or formerly of HArvey B. Halunen et
als; thence Northwesterly by said land now -or formerly of Halunen

et als 125 feet; thence Westerly substantially 90° to the preceding
course by a lihe substantially parallel to said Beaver Dam Brook and
by said.land now ox formerly of Balunen et als to’'a point located
125 feat from said Beaver Dam Brook, in tha line of land now or

formerly of said ‘Halunen et:als: ‘thence. Northwestexly hy said langd now

_ A R » Beaver pam
Road; thence Northeasterly by said Beaver Dam Road "820 feet to the e
point of beginning. a2 ‘ LT e T e T

~ Subject to an easement to the Plymouth County Electric Co. dated

December, 1965 and ~duly.=edo;aea-in Plymouth County Registry of Deeds.

. in that pare

known as Manomet, with the bulldings thereon, situated ‘on. Beayer Dam - .

I --_..\.4. -“'_--"“‘_ o . _........‘...A.‘-__.. g
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' Also the land in that.

Beginning at a point in the. Northerl

Srar

Rﬁad, su_-vcailed; andbaunged _ﬁnd ;-ﬂéscrihed iéf.'-fo;;owa!

Blackmer, now or forsierly, and sgaid land- hereby described; . and "
thence. n'mni-ng in a ‘Southerly direction by said highway Lo land now
or formerly of George Griswold; thence Easterly by said Griswvold
land tc Beaver Dam Brook; thence Northexly by gaid Brook to above- .

Beginning at a white ‘oak tree standing ‘befheeﬂ_-],gnd. of Matiah

"' namad Matiah Blackmer lund; and thence Westexrly by said Blackmer
- land to the point of beg;im’:ing*.‘ . Containing about g dcres of lang.

PARCEL: #3

. 5
4

: art of said Plymouth known am Manomet, with
the buildings therecn, bounded and describied as follows: . . - . -

Beginning at a point on the Northwesterly: corndr of the granted .
premises at land now or-formerly of the United Cape Cod Cian BYTY
Co. and Beaver Dam Brook, thence ing in‘a Northeasterly direc- ,
tion by 'land now or formerly of the United Cape Cod Cranberry Co.
127 feet, more or less, to a stone bound; thence turning and running
in a Southwesterly direction by land .now or. formerly of Leonaxd B, -
Wood ‘et al, 921 feet, mora or less, to a large &tona; thence turn-
ing and running in a Morthwesterly direction still by Yand now or
formexly of said Wood et al 1ig feet, .more or less, tao said
Beaver Dam Brook:. thence turning and ; ing in a Rortheagterly
direction by said Beaver Dam Brook %o the point of begimning.

PARCEY, #4

Also the land in said '-,Plymouﬂ'g;"in thﬁt part "knoun' as ﬁﬁnbmet, :
bounded and described ds- follows: - _ o a

Beginning at-Béanr ;D&ﬁ:;ﬁrook_ at the xox_:thﬁesteriy : ;:-nméiz':df- the
third parcel hereinbefore described, thence Northwesterly by lana

. Dow or formerly of S. Maynard Solmes et ux, 125 feet; thence South=-

westerly substantially 90° to the preceding
stantially parallél to- Beaver Dam Brook by said Holmes' land to the

: 1OUTH, Plymouth County, Massachr
setts Jaown as MANOMET, and more particular;y ibaum;ed ?an?desc:ihed. o

sideiine of Beaver Dam Road i
line of lang now or formerly of B . o SRR :u

riqe LDEDCe South B2 30' West by said Bx"' } ahanﬂ ha 1, 8 ro -
'$146.52 feet); C o ¥ S asnal l_anc_i._ 8 rods 22
. . Thence South 2° East by said Brespahan lend and by | ! A
Richmond et al 26 rods @ Linke. (434.28 feet); _Em, ¥ lm of Tvar
thence South 19° 15! West by said land of Ivan Richmond et al,
8 rods and 11 Yimks, {139.26 faat); T
theénce South 82° 45' wast by land of Ivan _Ri,chmpné &k al-,.'_ 1)

. rods and 24 1inks._,; (197.24 feat);
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' (231 feet); -

. Imndred fifty (250) .feet to a Cement Bound;

~ of New Bedford Gas & Edison Light Co., fifty-four {54)
- less, tO a Cement Bound: - T B

| OBET43 B 5147

- thence South 68" 304 West by land of Tvan Richnond et 'al, 20 xod
330 feet): - . s o . - R o
( . - thahoe South 74° '45’-?-‘v¢estl.hy land of Ivan Richmond et al, ,1_0‘-_

rods; (165 feat);

'thence South 14° we’sgébréagd of tﬁ)ciran Richmond et 2l and by .
Davis, 10 rade, (165 feet): : IR ‘
1and g.iégggnsouth é’._Weat 14 rods by land of said John Davis, 14 rgda

therice North SB® West by said Davis land, 40 rods, (660. fest); .
__thence Noxth 22° West by land of the Second Congregaticnal,
x of Plynouth, known.as the "parish Lot", 7 rods 17 links, ..

church

- {126.72 feet); -

thense North 5° West by said Parish Lot, .22 rods, (363 feet); .
thence North 33°.30' East by said Parish Lot, 7 rods 17 links, |

(126,22 feet):

thence Westerly by the Parish Lot, 21 rode 7 links, more or .
lens, (351.12 feet); - . " ' AR N "
: thence Northerly.by land of Joseph Leta, twelve humdred (1200)
feet to a Cement Bound and coxmer at land of John G. Taleott, Jr.:.
thence Easterly by said land of Johnh G. Talecott, Jr., -two
thence Noxtherly by.said land of John G. Talcott, Jr., sixty
(60) feet to:Cement Bound; = . oS
thence North 0° 24! 00" East by land of Boston Edison Co., -
gsever hundred eighteen and 11/300 (718.11) feet to a coxner ‘angd

land of Walter J. Burt, et -ux: . oL
" thence South BO° 29!.20% East by land of Walter J. Burt ‘et ux,
ee hundred thirty-five and-26/100° (335.26) feet to a Cement - :

thence turning and running Northerly by said Buxt land, three

mndred sixty-five '{365) feet, more or-less, to land of Arthur w. -
and Margaret C. Elliot; ., . T S e ‘ o
thence running Southeasterly by said Elliot land and by land of

_-Robert L. Richmond et.ux, two hundred ninety {290).feet, more or

-less,~to the center of an old roady . R R
‘thence running South 38° 51'.34% West, by land now or formerly
feet, more or

thence continving the same course hy saidland’ of New Bedford .

.Gas g:n_dison Light Company, four hundred five (405) feet to a Cement
- Pownds - . fa 20 a et To.

thence South 78°-07' 03" East by land of Mew Bedford Gas &
Edizson Light Co., seven hund@red sixty-eight and. B88/100° {768.88) feet
to a Cement Bound; . ' o s o
o chence North 6° 4a' 23" Bast by land -of New Bedford Qas ang -
Edison Light Co., foiur hundred seventeen and 37/100 (417.37) feat -
to a Cement Bound; © . B L . A . ) .
thence continuing the' same course, twenty: {20) feet to the . .
center of an old roadway and ta iand. formerly of Dolphin, now.
or’ formerly of Robert L. Richmongd et uxE S ’

. thence running Easterly by the center of said old roadway in
line of iand formerly of Dolphin now or formerly of- s31d Richmonds
to a point two hundred fifty (250) feet, more or less, from Beaver
Dam Road, in line of land formerly of Goddard, later of SEnme ey .

: thence turniw and running Southerly, parallel to and two =
hundred £ifty (250} feet distant from Beaver Dam Road {ag it o

. existed April 1g, 1963} by land of said Symmes,  eight hundred

fifty (850) feet, more or less, to a bound marking the Southwest

~ corner of the homegtead property formerly of Will C. Spell now or .

formexly of frederick W. Syumes et ux;.
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- cxanberry bog, known as the Fry

- 1949, recorded in. Plymouth County Registry

- Registry of Deeds

ME144 BOK 5147

o thencetur“ﬂgmdmng Eqstéi:ly. hy ‘s.&'id' éyms‘ land two |
hundred -f;ftr {250) feet.‘_t:fs & qgmeng Bmmd in. I:'i.ne‘ of Beaver Dam -
ng'mfthenca tuming;md runnmg 'Sduth&ﬂy by ?Bga,ve:_; nam Roé‘d, five
hundred sixty-tvo. {662) feet, more or less, to the point of begin- -

the Symwes Homestead .(formerly the Snell Homestead) as consists of a

Algo including .'he'r.é:fn 5o much of the 1-and"1'yiizg"iibrthér1y of -
Iying Pan Bog, together with a gtrip of

© land,; .1 rod widthfaround the edge of the Frying Pan Bog, . wharever

said Frying Pan Bog lies within two hu_x_mred.‘fifty"(zsn}_ feet of

- Beavex Dam Road.

Saving ‘and excepting from said Parcel #5 those premises L
described in the deed from Robert L. Richmona’;and-.m_argaret»n. :
‘Richmond to John Aldes” Sportsman Llub dated January 25, 1974 -
‘recorded with =aid Deeds in Book 3964, “Page 140, T o

- Said Parcel #5 is 6ohveyeﬁ ‘fbgeth,er _ﬁi{-.h the benefit of an :
easement. to maintain electric line across the land of Symmes in the

location presently existing. -

. Said Parcel #5 'is cdonveyeq together with ang suhject to all .
rights of flowage" and drainage which we nay have as.appurtenant to .
the said premises; and together, also, with all our sanding rights
and together with “and subject to any rights of way of record whic
cross said premises. Said Parcel #5 18 subject to the pole rights

- and easemerts of ‘the Piymouth Electric Light Company

XK. ‘ ‘ : ‘anted by said.
Will C.".snell under instrument acknowledged Marg’ao;giBZS, ang .
recorded with said Deeds in Book 1494, .Page 336, - insofar am in: force
and applicable, but gpecifically excluding any right to uge the -
existing driveway: thgbgghv--rtl?.e side yard of the Symmes Homestead, .-

said Pareel #5 is also coﬁveyed b

: n e ject to the easement given
to the Plymouth’ County Electric Company by i ‘ ' g

by instyrunm ~dated November
of Deeds, Book 2078, at

Page 17, insoﬂ_u: as i force and applicable,

Sdid Parcel #5 {& also conveyed subject to .any othar easéments -
o rn.Tayen to Plymouth County for the layout of Beaves ponoioa
"and to the Plymouth County Electric Compariy. for the erection and =
maintenance of power lines, insofar ag in force and applicable.
. , nises. shown as Lots 27
28B, 29 and 30 on Plat 76 of the Januvaty 1,188} Plymouth * - - '

51 _ j granted therein over land of
fxoﬁgrmm's asmset f::xit:nd n. an auiment dated September 14, 1971,

L nghex‘h - Ghltn " !mgare - chmnﬂ Rﬁb& - BI i
and Gertrude R. Briggs, e Lo X g ggs

' insofar’as in force and applicable.
,Said Parcel #5 is'also coiiveyed tagether with the. sep, riihts
and easements contained in .an instrument from g, % Sam@ righ

dated Séptembar 13, 1971, and duly recorded in p =

lymouth County P

iy

The sonveyance of the five above-deseribed varceds ineindss +he dosa
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'BECOND CHURCH OF  YLYNOUTH (C'.ongregat!.cnal). a
 Masgachusetts nokt for profit corporation orquniaed under '
‘H.6.L. c. 180 onh March 4, 1930, .

grant. to TTOMARSH PARMS, INC., &
naasachusatts uorporation with a. mailing address of
.3 Ezeter Street, Boston, Hassachuﬁetts, . :

R for consideration- paid and S in full

consideration of SIXTY-TWO THOUSAND rxvx EUNDRED  POLLARS
A¥D 00/100 (962,500.00) L

WETH QUITCLAIN covenns

A certain parcel of Jland with the -bulldinde and
improvements therson, if -any, situated off Beayer Dam Road
in Plymouth, Plymouth County, Massachusetts, and mora
particularly Lounded and described in a deed recorded with
Plymouth County Registry of Deeds in Book 106, Page 206, as.

follows .{or however otherwise said premises may be bounded, -

measured and described):

A certain tract of Woodland lying 1n said Plymout:h at -
Monument - Ponds on the Easterly  side of the plne hills =o

called containing forty one acres more or less and boundad N

as follows:

Beginning at the Southwest dorner of Daacnn Blackmera
land thence to run Weak twelve reods to the land of .Ichabod
.Morton Jr. and others thence South by said Morton and: others
land forty one rods and a half to a pine tree marked then to
run East to Clark's land theng¢e bounded Northerly by Clarks
land to sgaid Deacon Blackmers land to plne tree thence West

by said Blackmers land te the bounds first mentloned and is’
the piece of land I purchased of the heirs of the late Maver
Ivory Ducas, Reference he:l.ng had to that Deed for further -
deseription of said 1an.d. : “ ‘
" Meaning and intend.‘lng to convey and heraby comreying
the premises shown as "TOTAL AREA 1,848,919 -5.F. (42,445
ACRES)}* on a plan sntitled "PLAN OF LMTD OEE Beaver Dam Road
Plymouth, Massachusetts for: . Second Church of Plymouth,™
dated October 17, ‘1985 by Stenbeck & Taylur, Inc., tu be
- rmcorded herewith.

For Grantor's title, see deed racorded with Plymouth
County Reg:latry of Deeds :I.n Book 106, Page 206..

l COMMOHWEAUH OF MASSACHUSE?TS

CN\(M.LED i ‘”“ﬁj‘&‘%

.;-“:-‘q_-_-,_-uwmsg;l =14250=%

'._ GR 238 -,

[ ryum——
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Execuégd un@ef.seal as‘hf . ‘dﬁfﬁ 7, 19085,
) e d o Del Rl tomens )
Kanby L/ Willlams . ;
Vanessa B.' Hammond - e ! B e -
¢ . PR s Az Trustees of -
v 5 RN 25 the Eecond Church
. Grate A. Fleadwell ?gorlymon:: ,
. ngtegational
(ﬁ?;jg: é'CEzﬂﬁuzgf? - ares

- Peter C. Renaud

‘{-'lf‘h—'l-v' AE (.4’ - f Aﬂ.d [

Doris A, Craig

T N el el Mgl g Tl B et It

B

‘-—7;2»"! O/ p‘i . u“-u-a""‘“' cﬁ_,‘k ’
Naney L, Williams, Clerk of.
the Board of Truatees of the .

Becond Church of P1 th”
(COng;egntiona;’,//;m
A
- N,
. P A

James E. Hammond,fﬂd@eratur“’
of the Second Church of .
Plymouth {Congregatidénal)

COMMONHEALTH OF mssncausaws o

R YmeTH o Kfmécr 23,is85"
Then parsonally appeared the above named, Laa]
HAmamo iy .. ©f the Becond Church of Plymouth

[Congregaticonal) and acknowledged the foregoling to be hig
. free.act and deed and the free act and deed of the seuond
Church of Plymouth (Congregational},

e

commiﬁsion Expires

Kotary Zublfc

. RECDNOV 1% 1085 AT 3- 2 9 PM AND RECORDED—

-

Ter




i

-

i
il
/]
{15
1o
,_ Z
LY
//
W
)
A
/ »/
SO ;
N, \Mm.wrv
| | A ¢
eoz/P0/  pEAT R B
. . If y u
n\muod. SErRr) xwm.a 2
s ele'gra’y ,.‘”wf., m
ARy el >
a=of”

apz d 6IG) s

euzy  HIESP[

Z —'ﬂ-
(s 35 ey




e “pbPericetyTsion tand Recor
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B 155805252 TALeot

oy E e e B B B B sl e ey pE e ] ] e e Bl Bl e b
el WE, IVAN'W, RICHMOND and GARY D. RICHMOND, as we are Trustes of R &R =)
L:_ljl Realty Trust under Declaration of Trust dated June 22, 1995, and recorded et Plymeuth County : | i
=1 Regisiry of Desds, Book 13649, Page 37, for consideration paid in the sum of Seven Thinsand gnd =1
=1 /100 {$7,000,00) Pollers; grant to: TIDMARSEH FARMS, INC., 4 Massachusetts corporation =)
= having & uemal place of businesy at 3 Exeter Sirect, Boston, Massachusetts; 02110, with =
% QUITCLAIM COVENARTS the following described propierty:- ' LEJ
j ) A certain parcel of land located on the westedy side of Beaver Dam Rof rl
Plymouth Connty, Massachuseits, and shown a8 Lot 24-20 consisting of appraeifiatély 57564 O
| feet £2.13 acres) on & Plan-entitled “Dafinitive Subdivision Plan of Beaver : gy
Tl Mastachusetis, prépared for R & K Realty Trust, Scale 1%g-40" ", dated X CTS06, revised -

= August 16, 1996, and fiirther revised Augnst 20, 1996, drawn d Mahagernent Systams which

et plart was recorded at Plymouth County Registry o 7, 1996 gt Blan Book 39,

g Page 454, /K/

ial @ onard senls this Asy of Decémber, 1996,

o1

= -’

BED

,a%“ . - ‘
Tvan W, Richmond . Gary ichmond

Trustee as aforesaid Trustee b$ aforesaid . :
- Recelved & Recerded

PLYHEUTH BOLINTY y
REGISTRY OF DEEDS

’ REGISTER ' ‘
Bk 15580 Pa 252

BOBE
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|- which is recorded w1th said Deeds i in Book 12853, Page 302

- "Easement Area"); and the Grantee has agreed to certain Iumtatlons, conchtlons and obhgatlons

1 covenants, upon and subject to the terms and conditions herein contained, for the benefit of the

Wi ¥ ove

o | L 9Tien |
B139LLPEIS98 . Received & Recordad
_IHSQE 193, L FLYMOUTH COUNTY |
REGISTRY OF DEED

06 NDV 1995 01:04PM .

GRANT OF ACCESS EASEMENT. ~ - . -JOMN D. RIGRDAN |
L : S © - REBISTER
Bk 13944 Pg 193

This Grant of Access Easament is made by TIDMARSH FARMS INC, a Massachusetts
corporation (the "Grantor"), to JOSEPH LETO of Plymouth Massachusetts (the “Grantee")

WHEREAS, the Grantor is the owner of certam real property located off Old Sandwu:h
Road in Plymouth, Plymouth County, Massachusetts, as more particularly descnbed in a deed to.
the Grantor dated November 13, 1985 recorded with Plymouth Counity Registry of Deeds in Book
6421, Page 204 (the "Burdened Premises"), which Burdened Premises are located appro:umately"-
as shown as Lot 8 on the plan attached hereto as Exlublt A

WHBREAS, the Grantee is the ovimer of certain real property located off Old Sandwich
Road in Plymouth, Plymouth County, Massachusetts, as mote particularly described in a-deed to
‘the Grantee dated May 22, 1946, recorded with Plymouth County Reglstry of Deeds in Book
1919, Page 246 (the "Benefitted Premises"), w which Benefitted Premises are located approximately
as shown as Lot 6A on the plan attached hereto as Exhibit A; and the Grante¢ has an.access
easement over land of Digital Corporatich as st forth in a certain Land. Court Decree, a copy of |

WHEREAS the Grantor has agrced to grant an access easement for the bcneﬁt of the |
Benefitted Premises on and over that certain portion of the Burdened Premises conmstmg ofal
strip of land approximately 10 feet in width, located apprommately where the "] eep Trail" crosses
said Lot 8 as shown on the attached Exhibit A, (the said strip is hereinafter referred to as the

relating to such access edsement as sef forth herein;
/Nominal o
Now THEREFORE for good a.nd valugble consideration, and intending to be bound hereby,
the Grantor hereby grants to the Grantee the following easement, and the Grantee hereby agrees
to the follovwng restrictions, conditions, and obligations, alI subject to the terms contamcd hercm

. (&  The Grantor does hereby grant and convey to th.e Grantee, w1thout

Benefitted Premises and running with and as appurtenant to the Benefitted Premises, the |
perpetual, non-exclusive right and easement in, on; over and across the Easement Area for the |- -
purpose of access and egress on foot, on bicycles, on horses, and in passeniger motor vehicles,
including without limitation pick-up trucks to pass and repass from Old Sandwich Road to the
Benefitted Premises, in order to use and-enjoy the Benefitted Premises. for picnicking, family
gatherings, enjoying nature, and other similar activities, and in other motor vehicles required to
perform maintenance and repair work permitted herein. ‘The easement granted pursuant to the
preceding sentence shall include the right:to perform at the Grantee’s sole cost and expense |
‘reasonable maintenance and repair work i in and on the Easement Ares as necessary or desirable
to maintain safe year-round vehicular access as described and permﬁed herein, including grading;
additions of gravel or cther matenal snow plowing, provisions for drainage, removal of

Ao  -1

55 Fepephe T A pok.
Bmﬁugﬂh¥€ﬂ4w> |
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- vegetation, and Iandscaping and seeding to prevent erosion. Notwithstanding the forcgomg,'no ‘
maintenance or repair work other than siow plowing and temporary emergency repairs shall be
performed by-or on behalf of the Grantee until the date that is twenty.one (21) days after the date-
that the Grantor receives from the Grantee a reasonably detailed written -description of the. | -
proposed maisitenance or repair wotk. The Grantee shall niot, however, cause or allow the
Easement Area to be paved with any material which would materially change its character, nor

‘shall the Grantee widen the Easement :Area beyond a width-of ten (10) feet. The Grantor
reserves the right fo use the. Easement Area for any purposes not mconmstcnt with the nght and [ -
easement granted herein. R - A

- () Notmthstandmg the foregomg, the Grantor shall have the right, at any time
and from time to time, to relocate the Easement Area to a’ new location on the Burdened

Premises, (the "New Easement Area") provided that (i) the strip of Iand that constitutes the New | '

Easerment Area is at ledst as widé for its entire length ‘(i) the New Easement Ares provxdes |
access and egress that is not different, except insubstantially, from the access and egress provided |.
through the Easement Area, (iii) the New Easement Area connects with the Easement Area at the |
boundaries of the Burdened Premises in the same location as the. Easement Area, including
without limitation the same connection points as set forth in said Land Court Decree, (iv) the
entire .cost ‘of such relocation, including ‘without limitation, the cost of a new survey and plan,
drafting and recording a new grant of easement is borne by the Grantor, (v) such relocation shall
not interfere or interrupt the Grantee’s easement rights except insubstantially, and (vi) the Grantee
shall continue t6 have the easement rights set forth in subparagraph (&) of this paragraph 1 above
in the then current location of the Easémient Area until the time that the New Easement Area is”
available for exercise of such easemerit rights by the Grantee. At the time that a New Easement
* Area is available for' exercise of the:easement rights granted-under subparagraph (a) of this
Paragraph 1, the Grantor shall record with the Plymonth County Registry of Deeds an amendment,
to this Grant of Access Easement defining: the boundaries of the New Easement Area, and from
and after the date of such recording (until the recording of a subsequent amendment, if any,
designating another New Easement Area) and the Grantee’s receipt of such amendment mailed |
or delivered to the Grantor at 129 Warren Avenue, Plymouth, MA 02360, or such other address
designated by the Grantor to the Gtantee, the rights and.-obligations of the Grantor and the
Grantee hcraunder shall apply to the New Ea.scment Area as defined in- such amendment.

2. The Grantee hereby releases o the Grantor, and. permanently waives, all- nghts of
the Grantee or of any person claiming By, through, or under the Grantee in or to the Easement
Area or any other portion of the Burdcned Prennscs except for the easement nghts granted .
’ hereunder : '

3. The Grantee agrees to mdemmfy and hold the Grantor hannless from and against
.all costs, claims, expenses, damages (including personal injury and property damage),’ and
liabilities of any nature whatsoever (including, without limitation, court costs and reasonable
-attorneys fees), incurred by the Grantor (a) as a result of or in connection with any personal |-
injury or property damage that occurs in, on, or around the Burdened Premises in. connection with
any exercise of the nghts granted to the Grantee hereunder, (b) as g result of or in connectlon -

2
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with any fajlure by the Grantee to comply with the provisions of this instrument, or (c) otherwise
resulting from or relating to any exercise of the right granted to the Grantee hereunder, unless-
such cost, claim, expense, damage or liability isa result of the conduct of the Grantor or the
Grantor’s agents, employers or contractors. Without limitation of the terms of the preccdmg '
sentence, the Grantee shall pay to the Grantor all legal expenses incurred by the Grantor in
connection with the enforcement of the provisions of this instrument and the recovery of damages
or cquitable relief relating to any-failure by the Grantce to comply with the provisions of this
instrument, in all instances only if and when the .Grantor prevails in said legal or equitable |
actions. Likewise, the Grantor shail pay to the Grantee all legal expenses incurred by the Grantee
in connection. with the enforcement.of the provisions of this instrament and/or the recovery of {.

damages or equitable relief relating to any failure by the Grantor to comply with the provisions | -

of this instrument, in alI instarices only if and when the Grantee prevalls in sald lcgal or cqmtable
actions. ~ : :

4, As used herein, the terms "Gi‘antor" and "Grantee" shall include their respective
heirs, legal representatives, successors, assigns, and successors in title, and the rights, agreements,
“and obligations contained herein shall be covenants runninig with the land and shall be binding
upon and inure to the benefit of the parties hereto and those claiming title to or interest in thc'
Burdened Premises and/or the Benefitted Premmcs : ;

EXECUTED under seal this 31st day of July, 1995.
' GRANTOR T]DMARSH FARMS, INC.
Byf;%’ Ceg
Evan Schulman, President and o
~ - lreasurer

GRANTEE ./ cut/uf/f l 2{4’/%

JosepH LE?S




~of said Tldmarsh Farms, Inc., before me, - - (%

o139 LPE196

. Commonwealth of Massac_:huséttS‘ :
5;«[//,& D o August /é 1995

Thcn personally appeared the above-named Evan Schulman, Premdent and Treasurer of
Tidinarsh Farms, Inc., and acknowledged the foregomg instrument to be the free act and deed

& Public -
M comxmssmn expxre%r /7 7 & 2
e kg 1V ﬁ e

CommonWQalﬂl of Massachusetts

Plymouth, ss. . T Fily. 31, 1995

Then pcrsonally appeared the above~named Joseph Leto and acknowledged the foregomg

mstrument to be his free-act and deed, before me,
Notary Public “' —

My commission cxpm.s {2 L~ Do

Wi WiawV [--Lw?j N |

B
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LOT 6B

- N/F BOSTON EDISON CO.
BK 3418, PG 319

LOT ]B _
N/F BOSTON EDISON;CO.
EK 3415, PG 516

LOT 6A -

N/F JOSEPH. LETO
BK 1919, PG 246 -

LY UNE BQ§T°N EDISONCOhpy, Y
- =Y EA«SEM -

| . \ -

R

LOT 7TA

N/F JOSEPH LETO
BK 3415, PG 517

. N/F TIDMARSH 'FARMS, INC.

N BK 6421, PG zm
. —,--""'"""_—"_.
LOT 11 B : ’x"'—-f—_“ '
MAP 78 . ((""
N/F DIGITAL EQUIPMENT CORP.- o
TS BKK 5147, PG 24 , A5
%% : JQG{}"
",;u_;
T

—
oy

N

END OF INSTRUMENT -— S ;«,
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BEALS AND THOMAS, INC. . | MEMORANDUM

32 Courf Street ' .. Tek508-746-3288
Plymouth, Massachusetts 02360 S ‘Fax: 508-746-6407
mall@btrweb com ’ - .- www.btiweb,com
TO: Evan Schulman
Glorianna Davenport :
Angus Jennings-
Randy Parker
FROM:- David Johnson
DATE: - March 25,2009

REFERENCE: Tidmarsh Farms Concept Sketehes
: BTI Project No. 2143.00

Beals and Thomas, Inc. has prepared mltIaI concept . sketches for Planmng Areas 1, 2, 3/4
(hybrid), and 6. The purpose of this task was to establish whether the as-ofiright lot count
‘obtained in the conventional subdivision plans could be achieved in a conservation development
scheme or schemes utilizing the various Zoning tools available in the Plymoiith: Zoning Bylaw. .
In order to accomplish this goal a number of assumptions were made relative to the development
standards that would apply in each planning area. A thumbnail summary of the zoning .
requirements, our assumptlons and design considerations for each. planning area is provided .
below for your review and comment. Please note that these assurnptmns can be modlﬁed as.the -
design evaluation process unfolds. :

For the initial abstraction we have used single family development on-individual lots as the
.development scheme for all Planning Areas with the exception of Planning Area 3/4 in its hybrid
configuration. Detached single family is the only allowed use in Planning Areas 1 and 6 (Rural
Residential zoning). Although multi-family use is allowed in Plannmg Area 2 by special permit
under the VOSD bylaw this has not bcen -explored as yet. :

The attached .sketches, are intended to prov1de a basic startmg point for dlscussmn toward -
developing a preferred alternative. Note that the house sizes, locations and orientations are -

shown for basic design and discussion purposes only The actual siting and orientation would be

based on a site evaluation conducted for the development of the final plans for the preferred
alternative. In the gravel pit areas grading pldns to terra form and create dlfferent elevatlons for -
house siting would be also be an integral part of the final planning. -

Corporate Ofﬂce Reservolr Corparate Center, {Rome 9), 144 Tumplke Road, Southbaorough, Massachusetts 01772-2104
Tel: 508~366 0560 Fax: 508- 366-4391 ‘



' Tidxﬁarsh Farms Concept Sketches
March 25, 2009

Page 2 .

Planning Area 1-

Zomng Rural Residential
‘Allowed Use: Single Family detached dwelhngs only
‘ By—rlght Lots: 24 lots (moludmg 2 existing dWelhngs)

= Recommended Zomng Techmque Rural Den51ty Development w1th Transfer of Development

Rights out to Plannmg Area 6

Proposed Lots: 13 lots with 11 Tots addltlonal lots 1o be TDR’d to Plannmg Area 6

Minimum Lot Size Allowed: 20,000 SF
Proposed Minimum Lot Size: 45,000 SF (150° x 300° typical) not mcIudmg the. 2 existmg

dwellings which wﬂl be larger

Minimum Lot Width Allowed: 50° .
Proposed Lot Width: 50 for lots 6 and 7

150° minimum for all others

Design Considerations

Provide extensive buffer between the’ exxstmg Tidmarsh dwellmgs and the proposed new
development :

Separate individual lots by permanent open spaoe (approx 150’ +/~ in w1dth) in.common
ownership ‘with a conservation restrletlon on tree cutting, efe. to create nestlmg—m of
homes : : : ’
Site houses at different elevatlons and setbacks :

Maximize views in multiple directions where possible based on ﬁeld evaluation

Maximize driveway separation and minimize visibility of houses and garages when
looking along driveways :

- Minimize tree removal

Create unique and attractive roadway netWork improve ex1st1ng roads where feasible
Provide open space which enbances ruraI atmosphere and preserves forested areas

_ Options

_ Iodividual lots can easily be increased in -ai'ea, if larger or less lots are desired

P

BEALS AND THOMAS, INC.



Tidmarsh Farms Concept Sketches -
March 25, 2009 o
Page 3

Planning Area2

Zoning: R-25 -
Allowed Use: Single Famlly detached dwellings or duplexes by special permxt

. Multi-family units under a VOSD Special Permit.
By-right Lots: 27 single family lots or 36 units- :

* Recommended Zoning Technique: Village Open Space Development .

Proposed Lots: 23 Single-family lots

Minimum Lot Size Allowed: 6,000 SF

Proposed Lot Size: Minimum of 12,000 SF (80°x 150° typical)
Minimum Lot Width Allowed: 60’ i

Proposed Lot Width: 80°

‘Design Considerations IR B

~ Site houses at chfferent elevations and setbacks : .
Maximize views in multiple dlrectmns where possible based on ﬁeld evaluatlon
Avoid development on the steep slopes . | : : o '

Create aftractive roadway network that minimizes gradmg onto slopes ,
Minimize visibility of the new development from the existing Tldmarsh dwellings

Provide connectivity to open space areas in the adjacent subdivision as well as-the open
space provided on the Master Plan,

Options

¢ Planning Area 2 may be the most approprlate area for the contemplated artlst communlty .
due to its location, size and smaller number of lots proposed. It has a more neighborhood -
_ setting while the number of lots/units preposed in Planning Area 3 wouid hkely be more
inventory than this unique market sector will demand. .
» Multi-unit buildings or duplexes may be considered as an optional scheme that would
allowing for increased flexibility and creat1v1ty in site design and a greater variety of . -
housing types if desired. o

BEALS AND THOMAS, INC.



Tidmarsh Farms Concept Sketches o
March 25, 2009 7 e
Page 4 A -

Planning Area 3/4 (Hvbrid)

Zoning: R-25 - a '
Allowed Use: Single Family detached dwellings or duplexes by specxal perrmt
Multi~family units under a V&SD Special Permit.

. By-right Lots: 34 lots or 54 units

Recommended Zoning Technique: VOSD w1th Transfer of Development Rights-
. in from Planmng Area S

Proposed Development 73 .units in 4 umt bmldmgs mcludmg the emstmg Tldmarsh Farms
building and 23 units fo be TDR’d in from Planning Area 5

Minimum Lot Size Allowed: 6,000 SF (SF) 15,000 SF (MF)

Proposed Lot Size: variable, most are greater than 40,000 ST

Minimum Lot Width Allowed: 50° {SF) 100" MF)

Proposed Lot Width: 50’ min. with most > 100’

" Design Considerations

Site houses at different elevations and setbacks with terra forming -

Final plan to employ staggered facades and foundation elevations _

Maximize views in multiple directions where possible based on field evaluatlon

Provide useable common open space and comlectlwty to other open space areas proposed .
on the Master Plan

e Provide community building with maxxmum views of open space arcas

BEALS AND THOMAS, INC.



Tidmarsh Farms Concept Sketches
March 25, 2009
Page 5 ‘

Planning Area §

Zoning: R-25 and Rural Residential
Allowed Use: Single Family detached dwellmgs or duplexes by spec!al penmt :
By-r1ght Lots: 29 lots (35 units) ‘ .

Recommended Zonmg Technique: Transfer of Development RJghts for the Rural Remdentlal
: ) lots and VOSD for the R-25 duplex lots :

Proposed Lots: 23 lots to be TDR’d to Planning Area 3/4 (hybnd) as units. -~ '
12 units to be mcluded ina VOSD in Planning Ared S w1thm the R-25 portzon of

the property

BEALS AND THOMAS, INC.

-



Tidmarsh Farms Concept Sketches
‘March 25,2009
Page 6

Planning Area 6

Zoning: Rural Rcmdcntlal .
Allowed Use: Single Family detached dwelhngs only
By-nght Lots: 9 '

Rccommended Zoning Technique: Rural Density Development with Transfer of Development
Rights in from Plannmg Areal :

Proposed Lots: 20 lots including 11 lots to be TDR’d in from Planning Area |
Minimum Lot Size Allowed: 20,000 SF - :
Proposed Minimum Lot Size: 20,000 SF (100’ x 200’ typical)

Minimum Lot Width Allowed: 50’

Proposed Lot Width: 1000

Design Considerations

Site houses at different elevations and setbacks with terra forming

Maximize views in multiple directions where possible bascd on field evaluat:on

‘Create unique and atfractive roadway network - : e .

Provide useable common open space and connect1v1ty to other open spacc areas proposed
" on the Master Plan - '

" DAJ/REH/214300MR004.docx

BEALS AND THOMAS, INC.
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Introduction , ‘
Tidmarsh Farm is a +/- 630 acre cranberry bog and forest property i in the Manomet section of Plymouth,
Massachusetts assembied by Evan Schulman aver the past 30 years and currently owned by Evan’s
children — Yvonne, Audrey and Eric, (F!gure 1) The name Tidmarsh comes from Evan’s grandfather’s .
“farm in England. While much of the land has been heawly altered for.cranberry production, many of the
bogs have been abandoned in recent years and the site currently features a wide range of habitats and

an extensive network of farm roads that makes fora nch tandscape for exploration and observation of
wrldllfe e

Evan, his current wife, Glorlanna Davenport, and;his children would llke to see T|clmarsh Farm converted
to a property opeh for the public to explore and.enjoy with an education program focused on .
restoration of landscape processes and wildlife- habitat, particularly through the use of mnovatwe _
technology to reveal hidden aspects of the land. "To this end, they have initiated planmng forthe =~ -
restoration of ~140 acres of cranberry bog to a more natural peatland system and are exploring optlons
for permanent protection of the land. As they are not in the financial position to fund the restoration
nor to donate the property to a conservation entity, they are working with the Massachusetts
Department of Ecological Restoration to design and fundraise for the restoration component of the
project, and they have approached Mass Audubon to consider developing a wildlife sanctuary on the
property. ' ‘ :

For Mass Audubon to fully evaluate the opportunlty, our Ecological Extension Service (EES) was enga'ged '
to prepare this report. EES is Mass Audubon’s_fee-fdr-sarvlce-technical assistance program through’
which we share our expertise with conservation’ partners. White Jeff Collins, Director of Ecological
Management, is the pritnary author, this report reflects the input of additional Mass Audubon‘ staff
lncluding Bob Wilber, Director of Land Conservation; Sue MacCallum, Director of South Shore .
Sanctuarles; Kathy Sferra, Regional Directorfor tlje Southeast, Cape and Islands; Robert Buch,s_b'aum,
Regional Scientist for the Southeast, Cape and’ lslands; Mark Faherty, Science Coordln'ator'at- Wellfleet
Bay wildlife Sanctuary; and Stu Weinreb, Directo'r of Capital Assets and Planning.

We 'begin this work with some basic aperating ass'u‘mptions (see' Figure 2 forlocations):

1. The landowners desrre a conservation outcome for the property :
2.- The cranberry bogs east of Beaver Dam Road will be restored to.a wetland and stream complex
with a focus on blodwer5|ty including diadromous fish habitat. .
3. Asthe landowners are notin a position to donate the praperty, funds WIll need to be identified
to support the costs of restoration, fand protection and ongoing operations of a wildlife
. sanctuary |nclud1ng research and momtormg, ecological management vi5|tor servnces, and
sanctuary defense. : B . ‘
-4, Evan Schulman and Glorianna Davenport wrll retain nghts to access and enjoy the maln house
through a life estate agreement or other instrument or by retamlng ownership outrlght

5. Any proposals for visitor access are secondary to the ecologlcally appropnate restoratmn of
functioning wetland and stream habltat

v,

Ecological Extension Service - , ' g
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6. The bogs west of Beaver Dam Road are not plannec! for restoratlon at'this time and are suitable
to remain in productlon ' :

With those assumptlons in mind, the goals of this conservation assessment and concept plan-are to

" evaluate the opportunities for creating a safe and attractive entrance and trait system that allow for the
typical activities permitted at Mass Audubon wﬂdhfe sanctuaries, identify steps that would necessary to .

' prepare the site for public use, estimate capital costs and ongoing costs associated with openlng,
operating and maintaining the site-and any remaining structures, and-identify-opportunities and
constraints to be: considered as the landowners explore permanent protection of the land. 'If Mass
Audubon ultrmately does not acquire an interest, it |s hoped that this document wrll form the basrs for
,dlscussrons with other conservation partnérs.. - ’

The Site

Tdmarsh Farm consists of two distinet pieces of the property, separated by Beaver Dam Road: We will
refer to them as Tidmarsh West and Tidmarsh East (Flgure 2). Tldmarsh West comprises 130 contlguous
acres and includes ~60 acres of active cranberry bogs and appurtenant fand as well as "‘70 forested acrés
including the Ridge Parcel that reaches west to the top of Pine Hill Rldge Tidmarsh East ‘comprises 500
acres, including ~180 acres of former cranberry bogs and appurtenant !and 320 acres of forest marsh
grassland, and swamp, and the main resrdence

TxdmarshEast o - : a

Topography and Soils .
Tidmarsh East resembles a bowl with the bogs creating a large, flat bottom to the bowl whale low
forested hills to the north, west, and south enclose it. The land opens up on!y to the east, where "

Bartlett Road runs adjacent to the bogs.

Natural Resources ’ : .

The ~140 acres of cranberry bog (mcludmg berms and roadways) on Tldmarsh East, which have been
_mtensweiy manipulated and managed for decades, are no longer actlve and are slated for comp!ete '
restoration to a more natural combination of peatland, swamp, marsh pools, and streams. These bogs
were taken out of production beginning around-2000. As bogs were taken out of productlon, vegetatron ‘
and water levels in the bogs have been largely unmanaged

Cell 2 appears to have been the ﬂrst areato be abandoned and today ‘hosts a weII developed early’
successional stand of whlte pme guaking aspen, chemes, and red maple among other spemes ‘The'
more southerly bogs are characterized by low’ vegetatlon with grasses the most.common plants
establishing themselves among the cranbernes While a varlety of wrldlrfe would have made use ofthe
bogs during the period of active cranberr\/ productlon and @ greater variety are making use of the
former cranberry bogs now that they have been left fallow these areas are far from natural and wlfl
benefit tremendously from an intensive restoratlon effort '

Ecological Extension Service S : g
Mass Audubon S C ;
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Natural communities/cover types.outside the bogsrth'emselvéﬁ include:

1. Borrow Pits — two large areas and multiplé simall areas where sand was extrac_té‘d for use on
the bogs and roadways. Thesé_!a‘rge areas of exposed coarse soil can provide neét!rig ' _
habitat for turtles and for-bank—nesting..bird_s such as bank swallows and belted kingfishers.
“Tire tracks indicate that ATV and dirt bike riders use the larger pits which m'ay d‘i'_sturb any
wildlife use. - . - : o L

2. Beaver Dam Pond - the former headwafers reservoir used to s'uppbrt‘bdg operations was -
created by a dam at its northern end. The ~33-acre reservoir was drained in 2011 and

Ecological Extension Service o | . B
Mass Audubon ' ‘



restgred on its own to cattail marsh wrth a meandering stream channel Some At!anttc
- White Cedars have been p|anted in this area as well,

3. Forests — The forests to the south of the Maln House to the west of Celt4,.0n The island,

and to the north of Cell 6 are’ characterlzed by a canopy of black oak, white oak, white pine
- and pitch pine, and 2 shrubiayer dommated by ericaceous shrubs: These mature, forest

stands provide habitat diversity on the Site and buffer the site from roads and resndentlal
areas to the west, -south, and northeast. T o

4, Red Maple Swamp The northeast corner of Tidmarsh East mciudes and extenslve red

‘ maple- black tupelo swamp. This swamp was probably drained to some extent by creatton of

a channel that- runs straight along its west 5|de which would. have hastened movement of
water through this area, Nonethe!ess the swamp has maintained |tself and ‘with
restoration of the natural channel in this area, will corltlnue to thrive, o

5. 'Fields — The fields north of the Farm Stand have begun to succeed to ‘old field are ,
dominated by little bluestem and other grasses with birches, aspens, ‘cherries, and white
'p:ne pioneers growing widely spaced A wetter section is characterized by sedges and

‘ sphagnum moss. ‘ ' '

6. Mars— ThIS 9 -acre site was utlhzed for commercial sand and gravel extraction in 2005. The
name ‘Mars refers to its barren appearance post-mining. After operatlons ceased in 2009
or 2010, the site was restored with storin'water control structures |nc!ud|ng berms and a
storm water catch basin at thelowest point of elevation, and a meadow seed mix. The
catch basin, consrsting of very coarse, angular stones-and plastlc culverts, isofa utllltarlan
design and is not very attractive. The vegetation that has taken hold on these very
droughty, nutrlent poor soils is sparse and dominated by weedy spemes.

.Overall, this comblnatlon of natural settlngs creates habitat for and opportumtres to encounter a wrde .

range of plants and animals on the propetrty and could be |nterpreted through educatronal programs for
‘visitors of all ages. .

Access & Infrastructure - . _ _ ,
Existing farm roads and bog infrastrueture create opportunities for establishing a public entrance and
trail system, however existing buildings may not be consistent with management as a wildlife sanctuary.

Points ofAccess
There are five existing points of vehicular access to Tidmarsh East, three from Beaver Dam Road and two
- from Bartlett Road. i

1. Beaver Dam Road - Beaver Dam Road is appromrnately 30 feet wide with a paved shoulder. 1tis
a well-used pass-through between Route 34 and Route 3. The mtersectton with’ Route 3Aisa
traffic light The speed limit is 40 miles per hour.

a. The northern-most access point enters the northwest ¢ corner of the: property Agravel
" road leads into the property 125 feet then forks, with the main gravel road turnlng
north and running to an adjacent property and a narrower gravel road continuing

© straight for ~1,000 feet to the stream. The main gravel road ser\res'as a driveway for the ) '

+
o
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neighbor to the north. There is no parking currently developed in this area. The Fe!ds -
just south of the small gravel road, with low vegetation and soils that are flat and appear
to be well- dramed could be a suitable location for a small parking fot; howaver thls
jocation is distant from existing trails and the areas to be restored - .

"b.. There is a broad pull off on the side of Beaver Dam Road at a small building (875 Square
teet) called ‘the Farm Stand’. The dirt?gravel-surfaeed parking area in froﬁt of the Farm
Stand is poorly defined. A dirt road leads’ past the Farm Stand and into the property
The pull-off and gravel lot cou!d be upgraded to a more formal parking area: the
location has excellent visibility from Beaver Dam Road, connects to a trall [eadlng into
the property, and Is directly across Beaver Dam Road from Tidmarsh West; yet as with
the more northerly access point, this location Is rather distant from the 'most attractive
parts of Tidmarsh Farm. - ' ‘ ‘

c. The third point of access from Beaver Dam Road is through the drlveway to the rental

cottage and the Mars site. As this access point was developed for truck access during
sand and gravel excavation operations at Mars, the first ~100-foot segment is paved |t

is flat, and It is at least 20 feet wide for its entire ~1, OOO-foot length intothe- Mars site, ©

Mars was severely disturbed by a sand and gravel extraction process between 2005 and
2010 and is now in a state of restoration with a sparse cov_e'r of perennials and grasses
establishing on well-drained soils. While the entire site has a rough a‘mphitheater
shape, with the lowest point to the south the driveway enters at the northwest corner
where a flat driveway could be Iocated ‘ o
2. Bartlett Road — Bartlett Road is approximately 25 feet wide W|th narrow sandy shoulders and is -
qmte curvy in places, especially near the entrance to Tldmarsh Farm. Traffic | is primarily- Eocal
residents. As a ‘thickly settled area’ the limit would be 30'mph. The Intersection with Route 3A
does not include a traffic light. Turning left-ffom Bartlett Road onto Route 3Ais frequently
difficult. : _

a. The more northerly access point fro__m Bartlett Road Is a narrow dirt road that leads ~400
feet to the north service barn. The ground around the service barn is either clearof .
vegetation or in very short grasses, and is used for parking by people visiting the
property to walk around the bogs. Access roads lead northwest and southeast from this
point, circling the bogs, This location is easily accessible from Bartlett Road, is flat and o
well-drained, and is close to the bogs; however the options for walking are more limited
from this focation, the access drive Is relativeiy_ narrow, and a driveway at this location
would be glaringly visible from some of the most attractive viewing.points on the .
property. ' o ' R

b. The mare southerly access pomt is the dtiveway to the farmer's residence and the main
house. Aformer berrow pit a short d;stance along this sandy drweway could be
converted to a ‘parking area, however this location has- many of the same issues as the
northern access pomt in addltlon using the maih house drlveway as a public access
polnt couid lead to confusion and unwanted traffic to the main. house

Ecological Extension Service . - ' o 8
Mass Audubon ' '



In addition‘to the above existing points of vehlcuilar access, the property abuts October Lane and istand
Pond Road to the southeast new devefopment off of Hellis Road to the southwest, a stretch of Beaver .
Dam Road to the southwest, and Route 3A/State Road to the northeast. None of these is a suitable

location for the prrrnary public access to this property.

1. Frontage on October Lane is approxrmately 120 feet at the very end of the cul-de-sac itself with

' the property here being densely forested THere is not adequate parking on the cul-de-sac, and
it would not be desirable to clear forest in: ‘this area to create a parkmg lot. There is a trail that
leads into the property from October Lane,, and thls location could be con5|dered for a less
formal point of pedestrian access for nesghbors Evidence of ATVs and dirt bikes accessing'the
property from this location suggests that some fencing or other barriers would be desarable to
dissuade these users. , ' ' o

2. - Island Pond Road is effectively a Iong driveway where it abuts the very southern end of
Tidmarsh East and s unsuitable as an access point :

3. There is no suitable access from Hollis Road.”

The southwest corner of Tidmarsh East, frontlng on Beaver Dam Road and a short spur off of
Beaver Dam Road, Is forested and siopes to the east. A trail leading onto. the property from the -
bypass might be maintairied as an access point for neighbors, but there isno opportumty here
for'a more developed public access point. .

5. Frontage on State Road/Route 3A is less than 100 feet and includes a stream wlth only narrow
strips of land on either side of the siream outlet as it runs between the Moose Lodge property
and a residential fot on State Road. Lack of parking and the absence of any trail connecting to
the larger portion of the property make this inadequate as an entry point. :

Structures S
There are three houses on Tidmarsh East as well,as two large barns and the Farm Stand.

Houses - - ! :

The Main House is used as a residence by Evan Schulman and G!orlanna Davenport. The ~4,500 5.1,
architect-designed house and detached studio/guest house (~2,500 s:f, on two floors), built in the late
1990s, are very attractive and are in exceptional condition. The house site is well-landscaped with
gardens and walkways and includes a detached studio with guest aecpmmodations; Access is from
Bartlett Road via bog-side farm roads and a dirt driveway (0.6 mi. in total). The drlveWay is essentially
single-tane in places, and portions would need to be |mproved if the house were.ever to be used asa
nature center or other visitor facdrty '

The Farmer’s House isa1,900s,f.? Cape—style house sitting 600 feet northeast of the Maln House, 6n
the south edge of Cell 7 of the bogs. it is currently: used by Donny Badeau, the farmer who managed the

- cranberry bogs on-the entire farm and still manages the bogs on Tidmarsh West. This house is accessed :
from Bartlett Read, foflqwmg the same bog-side roads that lead to the Main House for % mile, then its
own dirt driveway, :

! Building size information from Plymauth Assessor records or estimated from aerial photos.
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The Mars Cottage is a 530 s.f. cottage currently occupied by a renter. Itis accessed via'the Mars
driveway from Beaver Dam Road. : : ‘ ’

Barns and Other Structures ) |
The Agway Barnisa "2, 000 s.f. metal-sided barn on-a concrete pad formerly used for farm equipment

storage on Tidmarsh East. Tha barn has electru:|ty and was recently wired with high speecl Comcast
internet connection-so that it can house netwarkmg eqmpment for the leing Observatory project. The
barn is accessed from Bartlett Road via a 350-foot sandy farm road. ‘

The Morton Barn is a ~7,500 s.f.-metal slded barn ona concrete pad WhECh was also used forfarm
equipment storage and farm operations on Tldmarsh East. The:barn has eIectncrty, and is accessed \na
-the same farm roads that lead to the Main House and the Farmer’s Housé.. The barn currently has 130
“ solar panels installed on the roof. These panels prowde eEectncity that is used across the farm. The -
cleared sandy ground around the Morton Barn may be used for a greenhouse to raise. plants forthe site
restoration, :

The Farm Stand is a small {(~875 s.f.) one-story building on a concrete slab located alongside Beaver Dam
Road on Tidmarsh East In the past, the building was used by the former owner of Tidmarsh West 1o self

" vegetables and other goads. The bulldlng has its own {low demand) electric meter as well as water
service and a walk-In freezer. The Farm Stand | 15 not currently being used, but itis bemg conmdered asa.
facility for ralsing plants for use in the site restorat;en

Finally, there are a number of concrete pads and sheds associated with water pumps throughout the
bogs. All sheds have been removed from Tidmarsh East but ¢oncrete pads refain in four locations.

Current Public Use .

Members of the public commonly use the bog-s:de access roads on Tidmarsh East for walking, dog

walking, jogging, mountain b|k|ng, and horseback riding. These trails are also used by dirt bike and ATV

riders. The trails south of the Main House are used by ATV riders and the trails leading north from Mars

seem to be the most heawly used by ATVs. Walkers appear to most commonly park at the North Service ~.
: Barn or anng the main driveway and walk the W|de flat roads that run-around the- ‘bogs. ATVs.and dirt ‘

hikes appear to enter from the northwest corner of the property or from the southeast corner ‘of the

property ) ’

Emstmg Easements and Agreements :

This is a summary of known easements and agreements mvolvmg the land based.on conversations with
the landowners and a search ofthe Plymouth County Registry of Deeds. :This does not represent a .
formal title search.. Copies of.all documents are 1ncluded in Appendix A.

1. NRCS Easement ~The cgr_rent landowners entered into a Conservation Easement with the USDA
Natural Resource Conservation Service in December, 2010. The easement, which covers the
areas of the bogs‘identiﬁed as Cells 1, 2, 3, 4, 63, 6b, and 7, prohibits harvesting, alteration,
development, dumping, drainage, grazing, degrading habitat, etc. }t also prohibits the
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-placement of structures within the easen’ient area, “except for structures for undeveloped
recreational use”. ; o ‘

2. Chapter 61~ The bulk.of Trdmarsh East |5 enrol!ed in Chapter GlA One'lot south of the Main
House isin Chapter 61 for forestry The' \rery northern-most parcels of Tidmarsh East are not
enrolled in Chapter 61, noris the small forested parcel drrectty adjacent to October Lane south
of the Main House. : ‘ S - .

3. Covenant with the Town of Plymouth (1997) ~This covenant ||rnlts use ofthe IVIam House and
the Farmer’s House to use’by either an officer of Tidmarsh Farmor a family member ofan. -
officer or by a person emp!oyed full time.in the agricultural use of the premlses “until and unless
sald premises Is subdivided”. The current owners report that this covenant is still in effect.

4, Utility Easement (1998} — Tidmarsh Farms, inc. granted to the Commonwealth Electric Company
at to New England Telephone and Telegraph Company to “locate, relocate, erect, .
construct....necessary equipgment and appa ratus over the main parcel of Tidmarsh East. The . -
location of the easement area is not mapped rather “the location of said easement shall be

" established by the installation and/or existence of said lines.” The Irnes run from BeaverDam |
Road, acrass the north end of the fields along Beaver Dam Road, across the to-be-restored
channel and east through the red maple. swamp to nelghborlng land. -

‘5. Driveway Easement — The drlveway Ieadmg to 36 Beaver Dam Road appears to cross the .
northwest corner of Tidmarsh East, | havei't been able to find any easement that covers this '
land, but the landowners understand that an easement exists. - o

6. The owner of the “Gilmore hogs”, located east of Hollis Road at the southwest corner of
Tidmarsh East, has rights to release water rnto the adjacent bog of Tidmarsh Edst. The
restoration design includes structures to minimize inputs of‘agricultural chemicals from this
drainage. ; g

" 7. The holdmg pond north of Mars and a lift pump located on the east 51de of Beaver Dam Road
are essentlal to operation of the bogs on Trdmarsh West.

A full title search may unearth other easements regardmg water use and dramage as part of transactions -
pre-dating establishment of Tidmarsh Farm. :

Tidmarsh West .

Topography and Soils

Tidmarsh West has two distinct components the broad, flat cranberry bogs with farm roads and House
and barn directly adjacent lying directiy west.of Beaver Dam Road; and the long narraw parce! that
reaches further west, up the Pine Hill Ridge to the ridge top and a few hundred feet beyond. “The bog .
area and toe of the Pine Hill ridge consist of sandy soil while the higher ridge is characterized by glaciat
till and till-derived sandy loams with some stones. - ' .

Natural Resources "

The majority of Tidmarsh West is taken up the cranberry bogs which are stili in production. Thé flat land
- around the bogs has some native plants on uplarid aréas and ina small forested area at the very

sotutheast corner, however it is of_llmited value for wildlife. The Ridge Parcel'-includes a well-developed
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mixed oak—whlte pine forest with a thick shrub Iayer of dry-5|te species. The parcel valuable for wﬂdhfe
-on its own, is of even greater |mportance givenits Iocatton within a 2,500-acre block of forest that -~
stretches south to north along the ridge, reachmg Plymouth Harbor at the Ptlgnm nucleér power plant

Access & Infrastructure .
Approx:mately 38 acres of cranberry- bogs and another 12 acres of appurtenant land remain acnvely

.used on Tidmarsh West. Operations include six distinct bogs, access roads, pumps and structures, a
shed, and old barn foundatlon, a service barn and small house with parking area for bog operations,

Access . .
The main access to Tidmarsh West is from Beaver Dam Roacl A wide, well- ma!ntamed dlrt driveway
leads from Beaver Dam Road into-the property, accesslng the farm bulldmgs and bog-side road network

A woods road runs north south along the top of the ndge and crosses the western haif of the Ridge
Parcel. This road is an extension of Sacrifice Rock Road which leavés Old Sandwich Road on the west
side of the ridge and is the access route to a portion of the Pine Hills LLC dévelopment. The road
continues north; off of the Tidmarsh parcel, to a clearing where one can.take in a dramatic easterly view,
over the wooded foreground of Manomet, across Cape Cod Bay, to the outer Cape. Whlle there are no -
trails within the Ridge Parcel that connect the bogs of Tidmarsh East to'the woods road, it is possible to-
walk from the bogs to the woods road via footpaths that run on land ad]acent to'the Rldge ParceI

Structures |

Houses Barns and other Structures :

1. The Tidmarsh West House is a 2,200 s.f,, two -story shlngie house that is current!y occupled by a .,
renter. Current tenants are very familla,r with farm operations on the site and aséist with
restricting ATV access to the site, The house Is accessed via a weli-maintafned, 600-foot dirt’
driveway from Beaver Dam Road.

2. TheTidmarsh West Barn Is a ~3,000 s.f. metal-sided barn used for eqmpment storage and farm
operations, The barn is directly adjacent to the Tidmarsh West House and is accessed via the
same driveway from Beaver Dam Road.

3. Another small barn (~1,000 s.f.} is found on Tidmarsh West, near the edge of the bogs It has
not been maintained for some time and appears to be !argely unused.

4. Anunused mobile home trafler (~48' x 11'), also located on Tsdmarsh West isin very poor
condition. ) |

Existing Easements and Agreements -

1. Chapter 61— The bog areas of Tidmarsh West are enrolled In Chapter 61A, - The Rldge Parcel is
enrolled in Chapter 61 for forestry. .

2. thgelme Easement (13944/193} — The owner of the parcel dlrectiy north of the Ridge Parce!

' (forrner!y Joseph Leto, now Pine Hills LLC) holds a limited access easement along Sacrifice Rock -
Road across the Ridge Parcel. The easernent area is defined as the 10-foot wide strip of the'jeep -
road and allows for access “in order to use and enjoy the Benefitted Premises for plcmcklng,
family gatherlngs enjoying nature, and other similar actnntles
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3, PoWeriine Easement — A power line on Iarge'meta_l towers runs along west side of the bogs, but |
was unable to locate an easement referring to these structures.
5.

Existing lmtlatlves at Tidmarsh Farm

| Cranberry Bog Restoration
Led by the Division of Ecological Restoration'in the Massachusetts Department of Fish and Game the

restoration of Tidmarsh East bogs Involves several partner:ng agencies. This group hired Interﬂuve Inc.
to develop engineering de5|gns and over see permtttmg for the project. The de5|gn includes three broad
changes to the fandscape:

1. Removal of hog crossings and dams - All berms crossing the cranberry bogs will be shaved
down'’ to bog level. The dam that created Beaver Dam Pond will be removed-or permanently
opened so that flow is unrestricted between the former pond area and the bogs to the north.

-2. Restoration of patural streams and pools ~The bog surface will be shaped so that water that
currently flows in straight channels will instead flow in- meandermg stream beds that mimic.
natural peat system streams, Qpen pools will'be placed alcng the stream channels or in other
parts of the bog surface, -

3. Restoration of flow to west side of The Island ~ Channels created as part of the'bog
Infrastructure carry water from Fresh Pond through Cells 6b and 62 directly to the outlet stream
north of Cell 1. The restoration will fill the channél between Cell 6a and Cefl 1 s0.that all flcw
goes through Cells7,4,3,2,and 1 before leaving the former bog area.

4. Restoration of stream through s_wamp ~ The artificial channel which carries the stream north
from Cell 1 will be filled in'places so that the stream re-orients into the historic meandering
channel. The road running afong-slde the artificial channel wsll be restored to stream bank and:
re-vegetated. :

5. Restoration of aquatic connections to Fresh Pond and The Arm -~ The- channel to Fresh Pond {off
of the property) will be restored to enhance fish passage habitat, and the existing culvert
focated under the driveway to the Main House which connects the bogs to The Arm wﬂl be
upgraded to a structure that does not impede flow or fish passage.

The team is currently working on finalizing the restoration de‘sign and budget eetimate,and will be
pursuing permits for the work and fundraising in the' coming months. The current pien Isto begin
permitting work in October, 2013 and initiate site work-in summer of 2014, ‘Restoration will be
‘supported in part with funds received from NRCS that were committed at the time the 2asement was
finalized as well as other funds currently being raised, These funds come with a requirement to begin
work in 2014. The restoration team, led by DER, will seek additional funds from NRCS and other _
funders.
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Living Observatory

~ “The brainchild of Glorianna Davenport and inspired by the innovatrve thinking of her colleagues in the

- MIT Media Lab, Living Observatory® is an effortto use new technologies to deliver environmental
education messages to new audiences and to reach'exiéting audiences in new ways. From’lth_o website:

Cllmate change adaptatlon requires new models for environmental feadership, new frameworks
. for the study of ecology and new approaches to tand stewardship. A Living Observatory for the-
21st Century, an integral component of the restoration effort and future parkland, affords the
public the opportunity to experience the e’n\iironment across three venues: the outdoor
.parkland, a Visttor Center, and a live website. Our goatl is to.equip each visitor with tools to,
better understand refationship between ecologlcal processes, human Itfesty!e chon:es, and
cllmate change adaptatlon A :

Throughout the parkland advanced sensor technologies will capture ecological vital’ S|gns With
the help of creative interactive applications and time lapse technologies, everyday visitors and
specialists can collaborate, allowing their eyes and ears to experience the rhythms of
biodiversity that are almost imperceptible in the field, even to specialists. Captured in audio-

- visual & statistical databases, the observatory streams information about water quality, micro-

' climates, plant colonization, native and migratory bird species, insect populations and other
wildlife to provide an unprecedented record of wetlands transformation. Scnent:sts, naturallsts,
teachers, students and everyday visitors have the opportunlty to particlpate in research even as
they enjoy the evolving environment,

Several Living Observatory initiatives have already been launched at Tidmarsh Farm Ineluding.

distribution of audio sensors on the bogs and live streaming the sounds of Tidmarsh to the website. The

initial work in conceiving of Living Observatory creates tremendous potential for the site to bie a
demonstration and experimentation site for truly cutting edge methods for bringing people to the site, -
bringing the site to people virtually, revealing ecological patterns that are impossible for visitors to -
discern on their own, and trécking and illustrating restoration of the site. At the same time, we would
need to fully explore and evaluate the costs and expertise necessary to maintaln Lnrmg Observatory and , '
to expand the system in the future ‘ '

Land Protection |
Current landowners Evan Schulman'’s children, Yvonne, Audrey and Eric, have a very strohg'interest in '
the land being permanently protected in some fashion. They are notin a position to donatea -
conservation Interest in the land, and they would like their father and his-wife Glorianna Davenport to
retain lifetime access to-the main house and grounds for their personal enjoyment, The Iandowners also’
have a sense that the Town of Plymouth and area residents would look most favorably on a

conservation ocutcome that includes dedlcated access for uses including dog-watkmg oh a portron of the
- land. '

http /ftidmarshfarms, com/:ndex php?optlon-—com content&vrew—artrc!e&ld—SZ&Etemrd-S'i
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Anylevaluatio‘n of the conservation opportunity must weigh several factors, including:.

1. The conservetion valve of the paroel—Tidme'rsh Farm is a large property with significant interior
inan otherwase suburban landscape. While much of the site has been altered for cranberry .
productlon, the property still hosts wetlands and uplands of conservation interest and wifl be -
the subject of an intensive and exciting habitat restoration exercise which will result in aqua’ﬂc o
and wetland hab:tat that is significant for th is part of the state and. vrould.be- sighificant within.
Mass Audubon's land portfoho The property is.adjacent to undeveloped-and protected larid
stretchmg to the south and large blocks of land, some of which will likely be developed to-the
west and northwest.

2. Potential for enriching nature experlences for a wide range of visitors - An extenswe existing
network of farm roads and trails createsa starting point for a rich trail system that wou!d brlng
visitors to all of the various habitats of Tldmarsh Farm. Existing entry points to the proper’cy
could be improved to accommodate a drlveway and parkmg area for visitors. Site topography
and the planned restoration create a number of dramatic viewpomts where visitors can take in a
sweep of the property including forests, gras:slands' and wetlands. The bog-side roads/tralls,
level and mostly consisting of well-packed sand could accommodate visitors with Jimited
mobility. -

3. Potential for education programming on the site~ With the wide range of habltat types
represented on the property and the planned restoration to unfold in the years to come, the site
would be an exceptionally rlch resource for environmental education. The educational
programming potential is further enhanced by the existence of Living Observatory (LO) an effort .
to develop and déploy innovative sensor technology on the site'to reveal hidden patterns. LO is
led by Glorianna and involves a collaboration with students and faculty of the MIT Media Lab,
University of Massachusetts, Boston University. With approprlate plannlng and funding, LO
could expand to make Tidmarsh Farm a unigue laboratory for the epp!icatzon of technology in
environmental education. SR :

4. Near-term and ongoing costs and prospects for meeting those. costs - Immediate costs will
include land protection and preparing the s:te for public use. Ongomg costs will include
maintenance of structures and’ lmprovements such as the parking lot and trails, ecological
menagement of the-property including maintenance of the restoration area, pr_otection of the
property from encroachment and inapprapriate uses, and delivery of educational programs..
These costs will need to be covered through grants, private fund-raising, program income, and
potentially through partnerships or other income—génerating activities at the site,

An ultimate conservaﬁnn outcome for Tidmarsh Farm may not involve all of the farm property as it
exists today. While the Inherent scale of the existing property is part of its attrective'ness, some parcels
may not fit with the natural resource protection goals and mission of Mass Audubon or another’
conversation buyer. With that in mind, the pnmary goais of the land protection effort, in descendmg
order of priority, would be to .

1. 'protect the core of the restored bogs and wetland system-en'd sufficient surrounding land so
that the Beaver Dam Brook system is buffered from residential lands nearby;'
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2. incorporate sufficient land to accommodate parking and a diverse and’ coherent trail system that |
meets the passive recreation and educational programming goals of the consérvation owner .
~and 10 provide a buffer between program area and nearby roads-and re51dences,
3. Protect access to the ridge on the west side of the property and trail access so that visitors could
someday enjoy the dramatic view to the east; ‘
4. acquire land and access points leading to the existing main residence so that In the future it
might be used as part of the conservatlon propeny

These goals-lead to a number of variables to be consldered as-part of the land protectlon discussion
including ownership of the bogs on Tidmarsh West and the Ridge Parcel, and near-term:and Iong-term
treatment of the-Main House and immediate surrouhding land.

Design Vision for a wildlife Sanctuary , :
The overall goal of convertlng the property from a working agricultural iandscape with some mformal
recreational use to a well-functioning wildlife sanctuary will involve: reducing the number of access
* points to the praperty; simplifying the current network of roads and. trails to a diverse, easy-to- nawgate
trail system; ‘and using signage to direct visitors to approved access pomts and Inform visitors of

" permitted uses, habitat values, and pomts of interest Generai design principles for the wildlife
sanctuary include:

1. Create a single arrival point and limit other points of access to the property All visitors should
enter via a single, well- marked entry and parking area with information on programs and.
approved uses in a kiosk or visitor contact station. Alternative, |nforma| entrances wili be -
closed to limit prohibited uses of the property. = . "

2. Offer a variety of walks from entrance — The trail network should offer walking options fora

* wide range of visltors on a series of loop trails varying in length and habitat types encountered
while leading from the main entrance to the major points of interest on the property Ideally, at .
" least one trail would meet ADA requlrements for accesmbllity :

3. Limit wetland crossings in the trail network - The wetland design calls for removing all flow
restrictions including the berms that criss-cross the bogs. The trall de5|gn will support this goal
by using boardwalks for a limited number of bog crossmgs and using completely open spans
where a trail crosses a stream channel. - ,

4, Minimize views of nearby trails/viewpoints - WhﬂE the site is very large, the open nature of the
bogs grants Iong sight lines across the property. Taking in mind the future deve#opment of .
vegetation on the site, wewpomts and maJOr trails will be located to maintain a wsua! separat:on
ameng various users. - : oL ‘

5. Stay away from neighborhood houses The trail system: wﬂl aim to take advantage of existing

" slopes and vegetation-to buf'ferthe trafls from ad}acent re5|dential areas as’ much as pOSSIbfe

6. Emphasue . Lo

a. Viewpoints — get exce!lent views ofvarlous habitats and- to take in sca!e of property
_b. Restoration —get close to and mterpret the restoration
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€. Habitat diversity — lead visitors to varlous habrtat tvpes bog, swamp, open water,
stream, grassland, forest S .

d. Qptions for length of walk— short walks, long walks _

e. Buffer—— maintain dtstance betwaen vlsitor areas and nearby roads and residences L |

While the Main House would be avery attractive central Iocation for arrival, contact W|th visrtors, and
_delivery of education-programs, the current owner s fiiterest in retalnlng lifetime rights to the Main _

House mean that this will not be a feasible-use in the near term. For this reason, the entire site dESIgn o

treats the Main House as if it were a private residence within the conservation property. '

Arrival & Parking .

Mars - Preferred Alternative
Mars is the most feasible option for a near-term pubhc entry point and parklng lot fora number of -

reasons.

o Accessto Marsis from Beaver Dam Road. Beaver Dam Road is a wide, wet[—maintamed town
road with a lighted intersection with Route 3A. This approach is preferable to usmg Bartlett
Road which is narrower and has-a dlfﬁcutt intersection with Route 3A.

e The existing driveway: into Mars is paved where it meets Beaver Dam Road; the emstmg
driveway is wide enough for an entry Ia ne and an exit Iane and there is good visibility in both
dsrect|ons for exiting.

L The Mars site has been recently disturbed and vegetatnon remains sparse and somewhat weedy.‘
As such, installation of a parking area and information signage would not lmpact well developed
habitat. '

+ The site is close to the areas of the property to be restored and to other attractive destlnatlons :

* tralls, and a variety of habitat types.

s The Mars cottage sits directly adjacent to the Mars drtveway The cottage could house a
caretaker or property manager who could assist with keeping.an eye on the entrance'and |
parking lot.

Currently, the entryway to Mars retains the look of its most recent use, as a service entrance for dump
trucks hauhng sand-and gravel out of the site. The drlveway as It meets Beaver Dam Road is lined on .

" either side with large boulders and the vegetatlon lining the drlve is somewhat sparse and weedy. After
~100 feet the driveway. changes from pavement to dirt and narrows a bit as ‘it passes. between two
former cranberry bogs. The driveway then passes the Mars Cottage, turns left nearly 90-degrees and
proceeds another 500 feet into the upper part: of the disturbed Mars site. ’

-

The Mars site slopes downhill from north to soltth, with steeper slopes rising to the \.vest'and east,
.giving the site the overalf feel of a large, south-facing amphitheater. Convertmg ‘this area to a visitor
entrance and parking area would requwe several |mprovements

1) Cleanup 'the entry way from Beaver Dam Road, remove boulders, and define and revegetate ‘ o '
edge of driveway — The entry would be more attractive if the existing large boulders were }
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removed and grasses and natlve shrubs were used to define the edges ofthe drlveway The
edges of the dirt portion of the Mars drweway have grown in with vegetation since the sand and
gravel operation ceased. Thisvegetation would heed to be cleared back and the road widenéd
to accommodate two vehicle lanes. .

2) Improvements to Mars Cottage area—The Mars Cottage currently sits a mere 30 feet from the’
edge of the Mars driveway. This close proxlmlty could be a problem for the residents of the
cottage and could cause confusion to arrlwng visitors. The cottage could be buffered from the
driveway by the addition of a fence, Iandscaping, and signage mdicatmg that the cottage Is a
private residence. A smallstorage garage just north of the Mars Cottage might be removed
relocated, or replaced if necessary. Fencmg that restricts access to the IVlers S|te, Iocated ;ust
past the Mars Cottage, would be removed . : S :

3) Create parking lot — A parking lot would be located as close as p055|ble to: the pomt where the
driveway emerges into the wider Mars site. The modest slopes, sparse vegetatlon deep sandy
soils, and distance from wetlands translate to significant flexibility in Iocatmg the parklng lot;
however some large houlders left behind froim the mining operation may need to be reiocated
with heavy equipment. Creating an adequate parking surface may be limited to light grading
and a layer of crushed stone (Benpak, Romapak, etc.) over the existing coarse sandy soil,
Fericing or stones or other barriers would be recommended around the parking lot. to restrict
vehitle access into the Mars area and adjacent trails.

The iot would be designed to accommodate 10-20+ vehicles. For comparison, Rough Meadows
{unstaffed) has 6 designated parkmg spots and a bus turnaround. The new entrance to

Burncoat Pond (unstaffed) has 11 designated parking spots and a bus pull-off alongside the

road. The lot could be des|gned'with a wide gate in the perimeter that could open onto an area
designed for overflow parking. A bus turnaround, which is a design goal for all Mass Audubon
wildlife sanctuaries, could possibly be accommodated as a loop around the parking spaces.

4) Build tralls within Mars - At a minimtim, trails from the parking area would lead to the bog side
trails (~750 feet) and to the south-facing viewpoint (~800 feet). Two existing woods roads could ‘
be converted to trails leading north to a smalt pond. Ifthe trail network extends to the :
Tidmarsh West parce, a trail could-lead through the woods and across Beaver Dam Road.

- 5) Modify existing storm water detention structure — Upon closure of the Mars site after the end of .
sand and gravel operations, a large storm water detention structure was installed where the 5|te
abuts the bog-side service road, to minimize siltation of the ad]acent bog The structure today ‘

- presents an unattractive feature in a central part of the entry experience and’ compllcates the -
issue of getting visitors from bottom of the Mars ‘amphitheater’ down another 10 feet or so0.to
the level of the bog side trail. The bog restoration plan is to incorporate removal of the -heavy
riprap from this drainage structure and replacement with a Iess-intensive/in\rasive solution. .

Alternatives to Mars ; . .
There are three alternatives to the Mars arrlva! however the down5|des to each of these sites
- strengthens the case for using Mars as the main arrival point.
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1} Farm Stand —The Farm'Stand is an attractive location for several reasons: it is on Beaver Dam
Road; it is highly visible from the road and has excellent V|5|b|I|ty in both directions for exiting
vehicles; the existing lot around the Farm Stand, while currently poorly defmed could hbe
improved to accommodate many cars; the Farm Stand itself could serve as an arrival,
interpretive, and programming structure; and an exlstlng dirt road-leads from thIS Iocatron into
the property. The major, and possibly fatal. Ilmltatton, is the distance from the bog~5|de trails -
and the most interesting locations on the property -A visitor would have to wa!k Vz m:Ie from _
the parking lot before first encounterlng the restoration area. :

2) Area of the Agway Barn — The Agway Barn sits on a several-acre triangle of land between:
Bartlett Road and Cell 6b. There is an exlstlng dirt drlveway to the barn and suf‘flcrent flat sandy
ground inthis.area to accommodate a parking area (with the removal of the barn), however o |
there are several problems with this slte ' i

a. Bartlett Road is a narrawer, cutvier road than Beaver Dam Road and has a dlffrcult
intersection w:tthoute 3A, so0'is a much less desirable route of visitor access to _the,
property. - .

b, Visibility for exiting is less-than-ideal.

The site is directly on the bogs, creating a visual intrusion on the visitor experience, and
yet it Is relatively far from the most attractive portionis of the property and involves a -
significant walk {almost % mile) before reaching the beginning of a loop trali: A

3) Alongthe Main Driveway — There are.‘several-f!at areas and a former borrow pit adjacent to the
driveway to the Main House.- These sites suffer the same limitations as the A‘éway Barn location,
namely access via Bartlett Road and the distance from prime destinations.on the.property. An"
additional downside to this entrance is that the driveway would continue to serve as the access
to the Main House, so a gate or sngnage would be necessary to limit public access further down
the-driveway. E :

" Other Points of Pedestrian Access L
A number of trails enter the property from adjacent parcels or where the property has frontage on 5|de
roads. Many of these tralls appear to be used mformally

1) October Lane - A W|de trail Ieads from the end of October Lane into the forested area south of
the Main House. Observations and an encounter with an ATV rider mdlcate that this entrance is
used for access by ATVs and motorbikes. Although attempting to block ATV access with barriers -
can be futile, some form of barrier is needed at this point as well as slgnage indicating permltted- :
and prohibited uses of the land. A narrow gate at this point could be maintained for pedestrian”
access by neighbors. i . R .

2} Beaver Dam‘Road bypass — A narrow trail leads off of this fane into the Western Forest. The trail
appears to be used occasionally by dirt bikes and equestrians, The trail outlet is notan .
attractive location nor are there many-houses in this area. The-trail should be closedat the
roadside and for the first hundred feet and the trall rerouted so that it.reaches the bog—srde
trails to the southeast.
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3) Heather Drive — A narrow footpath- leads from the small sandpit east of Cell 1 to the backyard of |
a house on Heather Drlve This tratl does not appear to be heavilv used currently, bt it does

provide direct access 1o the property

While of"fermg alternative meéns of pedestrian access may be an attractive option to build rapport with.
neighbors, several of these points of access appear to.be used by dirt bike and ATV riders and wouid
need to be secured to dissuade the:r access to the propertv
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Approved Uses

If the property is to become a Mass Audubon waldltfe sanctuary, uses will need to align with typlcal

‘ approved uses on our other wildlife Sand:uarles. Most of our sites allow walking, snowshoemg, and
cross-country skiing but not jogging, horseback ndlng, dog—walkmg or mountain biking. Motonzed
vehldes are typically not allowed. Approved forms of passwe recreatlon include wildlife observatlon, .

photography, and similar activities.

‘The site is currently used by neaghbors for dog walktng
The current owners sense that dog walking has-come to be
percelved as a traditional community use of the property
and that townspeople may be more supportwe of the .
restoration and land protection effort if dog walking were
not completely eliminated from the property. Mass
Audubon would not open the entire trail system for dog
wa|king, however there may be ways to separate dog
walkers from other users so that dog watking is ﬂ G

- accommodated while most of the site permits usés that
are more in keeping with the goals of a Mass Audubg»n
wildlife sanctuary — to protect wildlife and minimize

-conflicts among different visitors.

1) Allow dog walking on Tidmarsh West — A parking
area could be created on Tidmarsh West and dog-
walking allowed on the farm roads around the
bogs west of Beaver Dam Road. This would be the

best alternative in terms of minimizing eonfusion -

about approved uses on Tidmarsh East, however
public access here would need to be managed so
~ that It does not conflict with farm operattons
2) Allow dog walkirg from the Farm Stand - A
secondary parking lot could be created at the Farm
Stand and dog walkers could use the trails that

Mass Audubon haslprphi‘bite‘d dogs

"'completely at all wildlife sanctuaries,

as a matter of statewide practice,

since 1981. ‘Our wildlife.s_anctu'arles
are dedicated to the. conservation of
wildlife.and other natural’ resouri:es;‘
and are used as cutdoor ciassrooms

forthe appreciation and

interpretation of the natural world.
Unrestrained dogs can cause serious
probléms en san_c:tUariés, because
they conflict with these conservation
purposes. Dogs running free may
harass and kili wildlife, fight with
other dogs, intimidate sanctuary
visitors, and destroy nests and
habitat. For years, Mass Audubon
utilized a “dogs on leash only” pohcy
at many sanctuaries to prevent such
occurrences, but compliance with this |-
rule was, in general, poor. Forthese -
reasons, dog walking would not be .
permitted within the core of a wildlife
sanctuary at _Tidmarsh Farm.

loop north from here. The farm roads and trails connecting between the Farm Stand thrdugh
- Mars to the larger Tidmarsh East parcel could be closed, or “No Dogs Beyond this Point” signage
could be used to separate dog-walkihg areas from non-dog-walking areas. This is an attractive
alternative to using Tidmarsh West, yet two entrances from Beaver Dam Road could create
‘confusion as to how to find the larger property.. With signage and perhaps by assigning a
different name ta the Farm Stand lot, this potential for confusion could be managed.

Some have proposed allowing dog-walkers to enter the property from Bartlett Road with a small parking
" lot at the Agway Barn, since most dog walkers appear to enter on this side of the property currentiy. »
This idea is unappealing since the trails that Jead frofm thls polnt would intersect with- traals leading from )
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the envisionéd main entry at Mars. Thus dog-walkers would inevitably mteract Wlth non- dog-walkers
‘who have come from ‘the main parking lot where slgnage indicates that dog walking is not allcwed

~Destinations

The entry points and trajl system should be desrgned to lead visitors to the most attractive points on the -

property, be they vistas, exemplary habrtats, pnme w1ld|:fe viewlng points, or unlque natural features
Such points at Tidmarsh include: ' :

1}. Tidmarsh Vista (Mars) — Dlrect!y east and uphill from the storm water basin in the Mars sita, the
dramatic topogra phy and low vegetation combine to present the most impressive vista pomt to
be found on the entire property. The view from here takes in all of Mars, Cell 1, the island, and
Cells 2, 3 and 4 stretching into the distance. Visitors to.this point will have an'excellent

perspectlve on the restoration of the bogs at it proceeds and on the scale ofthe property Thls e

should be designed and built as an all- person accessible trail. ] .

2} Restored channel and red maple swamp - The existing relic stream channel in Cell 1willbe
reestablished as the main stream channel durlng site restoration. A viewpaint where the first
meander comes near the existing farm road offers glimpses along the stream channel and into
the swamp. .

3) Highview (top of large sandplt) The second most expansive vista point is found atop the Iarge
borrow pit north of Cell 6b. The view takes in all of Cells 6a, &b, and 7. ‘ o

4) - East end of forrper dam — This point offers. the best wews, from a modest height, into the self-
restoring cattail marsh in the former Beaver, Dam Pond and the actively restored bogs of Cell 4,
While this is a lower viewpoint than the Mars and Borrow Pit vistas, the visitor will. be closer to
the wetlands here and have a better opportunity for wildlife viewing. ' _

5) Cattail marsh — A low sandy bank on the east side of the former Beaver Dam Pond offers a'more

' solltary, quiet contact. with the shallow marsh. ' T

6) Large erratic location — A large glamal erratic on the east side of Celi 2. Trau!s wltl bring w5|tors to
this impressive feature, ’ . '

.7} Open water feature — the current restoration design zncorporates an area of open water east of
The Island. This would be an ‘excellent location for a bird viewing blind. .

8) Pine Hill Ridge — As discussed elsewhere, excellent easterly views are to be had from the Plne
Hill ridge, A clearmg on the property to the north of the Tidmarsh parcel demonstrates the
potential for a view as far as Cape Cod. Establishing a vrewpomt on Trdmarsh Iand would require
significant tree ¢learing. '

- Trails :
Features of an appealing trall network include loop walks of varying Iengths attractive views, W|Id1|fe
viewing opportunities, points to rest and sit in the Shade, and opportunltles to \ns:t a varlety of habltats
We begin the design of a trail network with somé basic assumpt:ons

1) The bog restoratton is of primary rmportance on the srte, and location of tralls and wsitor
amenities must f‘t within the restoration design,
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2} The trail network and visitor experience shoul'd include a variety of walk options including loop
walks of varying distances; should accommodate a wide range of visitors including those with
mobility-, hearing-, and/or vision-related accessnblfs’cy needs; and should bring visitors through a -
range of habitats including meadow, sandplam grassland, oak—pme forest shallow marsh '
stream, swamp, bog, and pool i S o

3) As the site would likely be minimally staffed or unstaffed at leéast mmallv, we would want a
distinct sense of arrival and Mass Audubon presence such as W|th an mterpretlve steucture- to
orient visitors to the property and to Mass Audubon such as the shed at Daniel Webster ‘
wildlife Sanctuary o ‘

4) Visitors on the trails should have a sense that tHey are movmg through and looking out upon a -

-wild Iandscape mostly without seeing others visitors using trails in the dzstance

5) As the current owners have expréssed their interest in retaining some form of excluswe lifetime -
rights to the use’ and enjoyment of the Main House, any trait network must avoid the Main
House and accommodate vehicle access along the Main Drlveway L '

. The proposed trail network is presented in Figure 3. “The bog-side trails wo_oid make use of existing farm-
roads ringing the bogs and would need very little irnprovement beyond some filling and Iight"grading to.
address areas where water pools on the roads. These trails would require periodic maintenance, but as
{hey are built on deep sand and have been well compacted over the years, they should functioh well as
footpaths and for occasional use: bv maintenance vehicles.

Some of the trails will recjuire surfacmg to accommodate a'wide range of visutors includmg those with
mobility-, hearing-, and/or vision- related accessibility heeds and to resist erosian on slopes The trail

- from the Mars parking area to the bog-s:de trall will require some sort of stone dust or other semi-
permeable material to allow users of all abilities to reach the restoration areas. As the trail will need to
-navigate the slope from the top of Mars to the bog levei, the surface material will need to stand up to
rain running down the trail, ' o ‘

Bog crossings will consist of boardwalks surfaced either with weather-resistant wood or with pvc
decking. The restoration team has indicated that the existing berms will be ‘shaved down’ from their
present height so that they do not protrude abo've the surface of the restored bog; however the sandy
bases of these berms will remain and will serve as a footing upon wh:ch to lay boardwalks Bridges will -'
be necessary to span the restored channei in four locations,

1) Trails from the main parking area in Mars,

a. Trailto the bogs {750 feet} — The main trail would follow the gentlest slopes south, downhill from
the parking area to the hog-side trails. As the bog-side trails are so wide and flat and thus suitable"
for visitors with a range of mobility issues, this trail should be surfaced with a hard_packing‘ '
material to ensure that these visitors can easily reach the bog-side trails. A hard-packing sutface
will also limit channeling of these highly erodible soils which would surely occur if the trail was left
with a natural surface. While most of this trail route slapes gently to the south, the very southern-
most portion; where the trail meets the bog-side setvice road, is currently toc steep. Spme deslgn )
work and earth-moving may be necessary to complete this portion of the trail. .
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b. Tidmarsh Vista (1,000 feet) — The high point at the southeast corner of Mars offers a dramatic
-view south that takes in the length of the.property, all the way to the former Beaver Dam Pond. -
_This pomt is a prime destination on the entire property and would be a good location for a bench

and possibly interpretive panels'describing the site. As the grouncl drops off steeply to the west,

. the best approach would be a trail that follows the perimeter of Mars. and approaches thls point
from the north. This. tra|l may also requnre stoe dust or other hard- packlng material to ensure -
that it is'accessible to all at most times of the year _ : " .

c. Pond Loop (1,500 feet}  An existing farm road leads through the woods from Mars northtoa
small, attractive pond A footpath that has been widened and roughened by ATVs leads back to
Mars. - If the area around the Farm Stand is not designated as a rnultl -use area these paths could
link to additional paths tothe north. . S L

d. Tidmarsh West Connector (700 feet) if t"nere is any mtentlon of dlrectmg ws:tors to T|dmarsh
Waest, it would be posslbie to route a trail west from the parking lot, alongside the. drlveway orin
the woods north of the driveway, to'a pedestnan crossmg across Beaver Dam Road and.on to the
. Tidmarsh West parcels . ‘ : ‘ ' .

2) The Nursery Loop — This 1-mHe loop, on existing: farm roads around Celf 2,a.k.a. The Nursery, wll!

" bring the visitor to the early successional vegetation currently found on Cell 2, portlons of the"
restored channel in Cell 1, and the bog crossing betw«aen Cells 2 and 3 with views Into the. restored
areas in Cell 3 and to the south. A side trail would lead to a htgh point at the large erratic on the
east side of Cell 2.

3} Red Maple Swamp Spur — A 650-foot spur trail leadmg from the northern end of the Nursery Loop °
along the remnants of an existing farm road to an attractive view into the restored stream channel
and red maple swamp. :

4) The Island Loop — Ahalf-mile addition to the Nursery Loop, Eeadmg around The Island, taktng in

- grand views of the restored bogs, and Includmg & bird blind Iookmg out onta the open poois created-

between Cells 6 and 7. i

5) Highview Loop — A Ye-mile addition to the Nursery Loop or The Island Loop cllmbing ta dramatic
elevated, southerly view of the restored bogs in Cells'6a, 6h, and 7. The trat] leads: through forest to
the north and crosses the-filled channel that currently lies east of Cell 2.

Nursery, Island, and Highview Loops from oarking areg = 1.6 miles-

.6) Cedar Swamp Loop A 1-mile loop on exlstmg farm roads and new bog crossmgs Ieadmg w5|tors
down the west side of Cell 3 (to be restored to Attantlc White Cadar swamp),: past a-little b!uestem
grassland and across long boardwa!ks on the bogs, and returning via The [sland and Nursery Loops.

Nursery, Cedar Swamp, and Island Loops =24 mi!es‘

7) Western Forest Loop — A 2/3-mile addition to the Cedar Swamp !_oop, passing through ro!llng pitch. '
pine-mixed oak forest on the west side of the restored bog area, ‘

8} Bartlett Road Loop — A 1.3-mile trail leading around the east side of the bogs; alongs:de Bartlett
Road and back to The Island. This trail, runnlng on existing farm roads and a small bridge across the
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stream from Fresh Pond would be part of the longest walk available at T:dmarsh Farm and wou!d
offer the biggest westerly views of the bogs. .

9) Southern Forest Loop—A 1- mile addition to the Bartlett Road Loop leadmg through the plne -oak.
forest south of the Main House. The trail passes- fantastlc viewpoints into the shallow marsh
developing in Celi 5 (former Beaver Dam Pond) and runs parailel to The. Arm for nearly 1,000 feet.

Nursery,. Western Forest, Southern Forest, qutfett Road Loops = 4 miles

10) Farm Stand Tralls — Existing and new trails connecting to the Farrn Stand could be utilized as multi-
- use trails if accommodatlon of some dog walking Is identified asa pnorlty for the site. One mile of
tralis could he linked in this area, including an open field and a small pond. Existirig farm road
connections to Mars would be blocked or restored or signage would be used, to mdlcate that dog

~ walking is not permitted on the trails to the south.

11) The Ridge Loop — A 2-mile loop from Mars, across Beaver Dam Road, along the southern edge of the
Tidmarsh West bogs and along trails ascendmg the Pine Hill Ridge, running along its crest and
descending back to the bogs, with potential for a dramatic easterly view to Cape Cod. Trails on
Tidmarsh West and to the erge Parcel are rellant to some degree on agreements wrth Pme Hills,
LiCto a!low access to trails that run across their Iand

Amenities . ,

A bench and flat-gathering area at the Mars \newpomt would be a popuiar and easrly accesmble

_destination with views running the length of the restored bog system to the former Beaver Dam Pond.

A bench and small fenced area would create a very attractive destination af the top of the largest
sandpit. From this vantage point the viewer takes in the large exparise of Cells 6a, 6b, and 7 with the
restored channels ﬂowmg from Fresh Pond anc! The Arm.

A bench at the end of the Red Maple Spur would offer a qu:et destmatlon less than % rnfle from the
parklng lot.

A wildlife observation blind would |deally be Ioceted overlookmg the open water pool ta’ be created near
the current intersection of Cels 6a, 6b, and 7. The blind would have exceilent views to the northeast
'east and south with excellent lighting in the afternoon. '

A raised viewing platform at the east end of the dam that formerly created Beaver Dam Pond would gtve
_the visitor a dramatic view of the restored headwaters and the bog areas.

Slmilarly, or alternatlvely, a slightly raised platform atthe northwest corner of Cell 4 would afford
excellent easterly views of the restored bogs. A p!atform could be built on the existmg concrete pad
whtch used to support pumpmg equment
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Necessary-'lmprov'ements

Limiting Vehicular Access - _ , _ o

All points of vehicular access to the property, other than those specuflcaily intended for approved access
points, should be closed. Other points of- pedestrlan access should be closed and re- vegetated as well
'uniess there is an overriding benefit to keeplng them open. Access to farm roads that will be used for . _
maintenance access should be closed with gates or other moveable barriers. Entry points ‘that will Ilkely
-no longer be. used for any form of access should be b!ocked W|th more permanent barrlers and re- -

, vegetated

1} Northwest corner of Tidmarsh East — A dsrt drlve enters the property from Beaver Dam Road at
the north end of the fields north of the Farm Stand. The first 200 feet serves as a driveway for
the property dlrectly to the north. The neighbor apparently has an easement to use this length
of driveway across the property, so the initial portion of the drive must be mamtalned Where
the driveway turns north and runs onto the adjacent parcel a narrower dirt road contlnues east )
prowdlng access to the stream channel whlch will be restored. This length of road will be used
for vehicle/equipment access to the. stream durmg the restoration project. If future access to

the stream Is needed, a natrow dirt road shiould be maintained but blocked wrth a gate. frivers

side access is no longer required, the road. shouid be managed to revertto a footpath, and the
entry point from the driveway should be temporarllv blocked with stones WhI|E vegetatlon
establishes.

-2} Farm Stand entrance —if the Farm Stand area is not to-be used asa multi-d_se access point, the . -
entry to the parking area should be blacked off (possibly by pulling the section of woaden o
fencing that runs perpendicular to Beaver Dam Road and using it to extend the existing section
of fencing runmng parallel to Beaver Dam Road so.thatit blocks off the old Farm Stand parkmg
fot), the Farm Stand should be removed and the sandy parking area and former buddmg
location should be restored to extend the existing meadow habitat. Blocking access tothe
-parkmg lot would serve to block of'f the road leading into the property. The roads:de fencing
could include a gate for maintenance access,

3) The Mars entry Is likely to be maintained, either as the main vrsitor entry point or at least for
access to the existing house. Access beyohd the cottage is currently I;mlted by a metal farm
gate o ;

4) ‘North access point on Bartlett Road ~ The access point leading to the north service barn should .
be blocked with a metal gate. This access would likely be maintained for service vehicle access.

5} The Main House driveway will likely be. mamtamed to provide access to the house and for

service vehicles. Signage will be necessary to indicate that the drlveway is only for malntenance -

vehicles and for access to the private residence.

Boardwalks and Bridges . ‘

Several boardwalks and bridges will bé -nece.ssary to maﬁe a viable trail system. . Since the existing berms
crossing the bogs will be removed, or ‘shaved down to the bog leve!, as part of the restoration project,
these structures will be necessary to connect trai!s on the east and west side of the restored wetland.
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Without these crossings, the trail system would be hmited to a long out- and back walk down the west '
5|cle or east 5|de of the bogs or a loop around The Island.

1) Crossmg between Cells 2 and 3 — This crossing is the highest 'priority for a cross-bog connecticn

as it will permit a pleasant loop walk around Cell 2 and connect to the trail Iooplng around The ~

(sland. The crossing will require apprommately 300 feet of boardwalk and a footbridge spanning
- the stream channel. The span length of this footbridge will depend on the f!nal in-field shaping
of the channel in this area and could range from 20 to 40 feet.

'2) Crossing between Cells 3 and 7 - This is the second highest priority crossing, connecting trails on

the northern and southern sides of the bogs and creating a long loop walk around Cells 6 and 7.
" The crossing would require approximately 750 feet of boardwalk and a 15-25 foot pedestrian
bridge to span the stream channel. The 50% Restoration Design from InterFluv shows an open
water feature along the path of the existing berm between Cells 3 and 7, with final location to
be determined in the field. Depending on the final location of this open.water, the boardwalk
will need to divert slightly from the existing route of the berm.’ This will add_‘sorne length tothe
boardwalk and may require more expeisive building techniques as the boardwalk will sit on the
bog surface rather than on the base of the former berm. (The NRCS easement over the bogs
does allow for the placement of structures “for undeveloped recreational use”.) |

‘3) Crossing between Cells 3 and 4~ This crossmg is critical for creating the most diverse set of loop o

walks around the bogs While it would serve on its own to connect the west side of the bogs to

the east and would. create the opportunity for & very long walk around the full perimeter of Cells

2,3, 6, and 7, this crossing should be seen as a complement to the crossing between Cells 3 and
7. With these two, visitors could en]oy a pleasant 2 mile walk taklng in the restored bogs from- -
various angles. : .

4) Crossing the stream from Fresh Pond — The trail system as enwsnoned wouid mchde a new trail
" running between Cell 6 and Bartlett Road. “This new trail will be necessary to create a full Ioop

trail around the bogs. Without the new length of trail and a stream crossing, visitors would have.

to walk along Bartlett Road, which is narrow and has no shoulder at this p'o'int; this is not safe, so

a stream crossing here is a critical compdnent of this trail loop. The stream crossing will requiré -

a 10 to 15 foot span and the trail can largely be located on upland between the bogs and
Bartlett Road or atop the material used to fill the penmeter ditch on the east srde of CeII 6b

Structures to be Moved or Removed .

Several structures currently found on the property speak prlmarlly of the site’s agricultural past and will
-detract from experiencing the siteas a restored landscape. While- each currently has utxltty onh the site,
they should ultimately be relocated or demolished as the property i is converted to conservation.

1) Agway Barn This large barn stands dlrectly adjacEnt to the bogs and with'a bog-side trail
running very clése to it. While relatively few visitors would walk all the way. past the barn from

the Mars entry point, the barn would be prominent in views from many points on the bog- side

~ trails. Networking equipmant for Living Observatory currently housed in the Agway Barn: cou[d
- be moved or housed in a smaller structure ‘built at this site. :
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2) Méorton Barn — Thisbarn is even larger than the Agway Barn and more visible from the best
viewpoints on the property. In the intérest of testoring the visual landscape, it would he best to
" remove this barn, in which case the solar panels on the roof could be sold, re- used elsewhere -
on-site, or transferred to another Mass Audubon site. “On the other hand, logistical
considerations of the existing electrical systems on the property and Income from Solar
Renewable Energy Credits generated by the solar panels may argue for retaining the building
and using a fresh coat of paint and some, landscaping |mprovements to knit the barn info the
view. Lo : S
- Atternatively, the barn could be retrof’tted for use as an education facthty and greenhouse wath
a portlon maintained for storage of malntenance eqmpment Landscaplng and external design
improvements could . :
3) Farmer’s House —Unless there s a change in the covenant with the Town ofP!ymouth that
restricts the use of the Farmer’s House it may_have to be moved or demolished. The covenant

restricts use of the house to Trustees of Tidmarsh Farmor famlly members or. an employee oL
engaged in agricutture “on the premises”. Slnce the covenant is written fo cover only the parcel o

on which the Main House and the Farmer’s House stand, "the premises” may mean only that
parcel and not include Tidmarsh West and agricultural activities carried on thete. ;

4) The Farm Stand— The structure will most Ilkely serve as an attractive nuisance and should be
removed.

Restoration : :

Several areas of Tidmarsh Farm Wl” require restoratmn beyond the cranberry-bog restoratlon effort.
" These include sandpits, informal trails and entrances, and the bulk of the Mars area which, although

seeded with a meadow mix after cessation ofsand“and gravel extraction, would benefit greatiy from

supplemental planting.

Staffing & Costs ‘
Physical improvements will be necessary to complete the conversion of the property froman -
agricultural landscape to a conservation property open for public ws:tation,ongomg monitoring and
management will be necessary to maintain the site, and staff time will be required for planning and
delivering educational programs. The costs presented below are initial estimates, to be refined based .
on further discussions. The figures are derived from recent Mass Audubon projects at Rough Meadows o
wildlife Sanctuary in Rowley, Burncoat Pond Wlid!lfe Sanctuary in Spencer, and the experience of our
property staff at va rious sites.

Start Up Costs

Plannmg & Permitting

In addition to this conceptual plan, estabhshlng a Mass Audubon wildlife sanctuary at Tidmarsh Farm

would require more specific planning work by Mass Auduben staff and contractors mcludmg, but not
. limited to, design for the parklng lot and entry, site restoration, more specific boardwaik and brldge

plans, and wetlands permlttlng These are seen.as one-time costs.

Ecological Extension Service . : ‘ : o . 28
Mass Audubon ' ‘



Planning & Permitting ‘ ‘ ; 845,000
Ecological Management Plan - : - $10,000
 Visitor Services Plan | - ‘ $5,000

‘Mars Drlveway and Parking Lot & Farm Stand Parkmg Lot .

The Mars driveway will require some landscaping at the side of Beaver Dam Road and along its. length,
removal of boulders near Beaver Dam Road and in the parking lot area, some improvements to the dll"t

. road that currently accesses Mars, and creation of the parking lot itself. The Farm Stand lot, if needed .
for a multi-use trait 1ocat|on, would require deflnltlon and restoratlon ofdlsturbed sm[s Recent projects . .
-for cost comparison include Rough Nleadows Wildlife Sanctuary and Burncoat Pcnd Wlldlife Sanctuary

Driveway improvernents R $20, 000
Parking tot — 20 spots and bus turnaround . ' E SZ0,0_OD '
Orientation structure ) . $10,000‘
Trails within Mars -- ~*1,500 feet compacted surface ~ $10,000
_ Restoration planting in Mars — 10 acres @ 52, 500/ac . ' $25,000

_Farm Stand parkmglmprovements CL . ~ $10,000 .

Trails, Trail Infrastracture, and Mamtenance Equipment :
Necessary trail improvements focus on building boardwalks and bridges to cross the bogs at3 pomts
benches and viewing stands/wildlife observation structures for visitars, and surfaced trails W|’_chm Mars
for accessibility and erosion prevention. Although staff from South Shore Sanctuaries may dedicate

- some time to maintenance tasks at Tidmarsh, it is too far from other sites to transport eqmpment ona
regular basis, so some new equipment will be needed

Signage — Core Package design, fabrication, instaliation 515,000 ‘

Trail surface improvements & new tral!s _ L SiU‘,OOD
Boardwalks - 1,700 feet . , w7 8275,000
Bridges—4 bndges from 10 to 20 feet R o $15d 000
Gates — 5. gates to limit vehicle access . o .‘ . - 515 000'
© Wildlife viewing structures, benches : S , $30 000
Demohtwn

Several buildings would be removed as part of the conversion from agricultural property o conservatlon‘
property. Ata minimum we would recommend that the Farm Stand, Agway Barn, and Morton Barn be

removed. Unless the restriction on use of the Farmer‘s House Is changed it may have to be moved or
demolished.

Costs are difficult to estimate. The metal of the barns may be valuable to the salvage ope'rator,'driving

down the cost, yet the buildings are in multiple locations which may increase costs. For com;aarlson'

demolition of three farge wooden barns and one slab at Rough Meadows Wildlife Sanctuary in Rowley

cost $34,000. Demolition of a small house and a conerete block barn on slab at Burncoat Pond Wl!dllfe
‘ Sanctuary in Spencer cost 527, 000. | will use an mtermediate figure.
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Demolition ' ) o B } _'530,003 -

Subtotal of Estimated Sta rtup Costs T -, S | $680,000
10% contingency - _ - : N _ ~ SES,OOO -
Total Budget for Startup o o ©+ $748,000

‘Annual Operating Costs

Property Stewardship/Maintenance - . )
Basic monitoring and property management at the SItE weuld require at least a haIf time property

manager. Additional csts would include ecological management such as invasives treatment, mowing,
and additional restoration work; building malntenance, and materials for upkeep-of boardwalks and '
other amenities. With estimates for these annuis costs, ! calculate the value of an endowment
necessary to cover these costs in perpetmty, based onai% annual spendmg rate.

Half-time property manager ; : $25,000-

.Maintenance equipment and materials (vehlcle parking, tralis, etc.) $20,000
Ecologlcel management (mvaswes monitoring, etc.) " . 55,000
Maintenance of Farmer's House, Mars Cottage, Bog House, Main House $20,000
Annual Property Budget . ‘ $70, 000"
Property Management Endowment . .- : -1 750,000

Maintenance costs of the Maln House may be much higher when it comes under control of the
conservat:on owner ..

Educatlon Programming

“Educational programming-could range from periodic programs offered by. South Shore. Sanctuanes staff, -
te a part-time educator connected with another entity within the commumty, to full- tlme‘onsr_ce staff
offering a range of program activities. For purpeee's’ef discussion, | offer annual budget ranges for
staffing costs associated with these three models and associated endowments based on a 4% spending

rate.’ :
Staffing Mode! 7 | Annual Cost Endowment”
Periodic {twice monthly) education programs $3,500 $87,500 -
Half-time educator o $30,000  $750,000
Full-time educator ‘ - - $60,000 $1,500,000
. Conclusions

Tidmarsh Farm is an attractive potential location for a wildlife sanctuary from a natural resource
conservation and environmental education-perspective. It is a farge tract of land adja’cent te other
undeveloped tracts in an increaeingly densely—settled' part of the commonwealth, and it has a range of
habitat types that will attract diverse plants and animals. The exfstingfarni toads present an excellent
. basis for an extensive trail system, and previously'-.disturbed areas could be improved to accommodate -

b
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parking and a trailhead structure. Finally, the planned cranberﬁ bog restoration and the Living - ,
Observatory project could combine to make Tidmarsh a unique dest}_nati’on for learning about ecological
restoration through the use of advanced technology. ‘

Challenges to converting the site to and mamtammg itasa w:ldllfe sanctuary include the costs
associated with land protection and design and development of a trail network and visitor amenities;

the need to work closely with the restoration team to ensure retention of features necessary for a trail’
network and feasibility of stream erossings where des:rable the contmumg cranberry operatlons on
Tidmarsh West; the long-term feasiblllty of owning and maintalnlng the Main 'House; ohgoing.
.requirements for ecological management of the restored bogs; protecting the sanctuary’s integrity from .
encroachment; and ongoing requirements for the tools developed by Living Cbservatory. Another
factor of importance is the future development of the Pine HI" Ridge as part of the Pine Hills |
community. : ‘

There are several questions that need to be addressed as part of the conservation discussion, most of
'them driven by issues of cost. These include: ' a

1. Living Observatory — Who owns this going forward, who funds it, where does Infrastructure go i
existing structures are moved or demolished. ‘ ‘ PR

2. Main House = How will the house be used and accessed in the near term.. How will it be used
and funded in the Iong—term Does the existing covenant with the Town of Plymouth restrict its-
future use by a conservation owner. ‘

3. Tidmarsh West — Is there a strong case for conservation of the bog parcel Would the actlve
cranberry bogs be a revenue generator. Would it be feasible from both cost and eco,logwa!
perspectives to manage the bogs as wadmg hird habitat. A

4. Restoration Management -- Who owns ongoing requirements of any Orders of Condmons
associated with the restoration. What costs will be assomated with ongomg mamtenance of the
bogs. '

1
i

This report should serve as a basis for engaglng in discussion of these. quastlons and as a starting point
for assessing the conservation opportunlty at Tldmarsh Farm..
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‘A Native Plant Propagation Nursery at Living Observatory, Tidmarsh Farms, Plymquth, MA
Lead Botanists: Irina Kadis, Alexej( Zingvjev .
Introduction - B _ oo ' ' o

' We propose,to establish a Native Plant Propagation Center and Nursery as part of Living Qbéervatpfy at

Tidmarsh Farms, Plymouth, MA. The goal for the center/nursery is to provide a diverse selection of plant- .

species native to southeastern Massachusetts and promote the planting of native species in restoration
projects, developments, private gardens, and along roads. - s : :

" The nursery will be jointly developed by botanists Irina Kadis and Alexey. Zinovjev (Salicicola.com and
Living Observatory) and the future landowners of Tidmarsh Farms. Irina and Alexey founded
Salicicola.com ten years ago; their photo gallery of native and non-native naturalized plants in -
Massachusetts (with a focus on Plymouth County) now embraces about 1,400 species. They have
developed wild-plant inventories for many entities, including Myles Standish SF, Ellisville Marsh,”
Plymouth Long Beach, and Tidmarsh Farms; and are widely reco gnized as experts in the idenitification
and propagation of plants.native to Plymouth County. Irina was engaged with temperate woody plant
propagation at the Arnold Arboretum Greenhouse from 1994 to 2013 and now continues at the
Arboretum's Curation Department. She has a MSc Degree in Plant Ecology. Alexey holds a PhD in
biology, specializing in taxonomy and insect-plant interactions. He is an expert on the challenging group
of willows. Additionally, he is a skillful programmer and database specialist. Over the recent years, Irina
and Alexey have collaborated in pilot propagation projects at Myles Standish State Forest and most -

- recently at Tidmarsh Farms, - . - : ' : ‘ :

While the costs of establishing the proposed ceﬁter/nmsé‘ry.are reasonably modest, it could jumpstart -
productive volunteer activities as well as educational outreach at Tidmarsh West. - . - =~ -

1. The need

The existing sources for plants native to SE Massachusetts are few, plants expensive, and their assortment
insufficient. Those few natives that are available at nurseries are mostly wetland plants; we have

identified the additional need for growing native species appropriate for dry habitats typical of SE
Massachusetts. ' . : - : o

New England Wild Flower Society (NEWFS) recently recognized the need to shift emphasis to '

propagation of New England natives and even announced a change in policy; however, due to .

. environmental features of both their nurseries (Garden-in-the-Woods and Nasarui Farm) and lack of ‘
immediate access fo plants of the dry sandy habitats of southeastern Massachusetts, growing the latter

category of plants remains a challenge for NEWFS. .

+ Those involved in planning and implementing restorations, roadways, and other public facilities as well
as smaller gardens are now considering native plantings as an option. The.interest is being driven by - -
increased concern about climate change, the desire of many to become better stewards of the land, and
rising costs of landscape maintenance. This is good news for the environment and an opportune time to
establish a native plant center in Plymouth County, ' :

In 2013, we initiated a pilot project at Tidmarsh Farms to-meet the ifnmediate needs of the Tidmarsh.
Farmis Restoration Project. This project requires collection of diverse wetland and upland species (current
propagule collections include 34 woody species--25 shrubs and 9 trees) and mote than 50 herbaceous,
including grasses, sedges, other monocots, and dicots, While many collected plants are of Wetland, we.
also concentrated on those that could be used in upland and transitional areas. The plants propagated in -
2014-2015 are intended to augment the native seed bank in both wetland and transitional areas of the
Tidmarsh Farms Restoration Project. Since many useful natives have never been in cultivation, we -
consider this a trial period for those species. g - ' s ‘




\ -

. As part of this restoration effort, we have the oppoitunity to propagate and re-introduce to Plymouth
County those native plants that have disappeared from the area or become very uncommon. These plants’
will not only be introduced to the Tidmarsh Farms site, but also grown in pots as pait of phiase 1. of the
Nursery, to be then shared with others. Examples of such locally rare plants whose propagation does not
require NHESP permit: dwarf upland witlow and other native willows, mountain holly (Nemopanthus
mucronatus), native trilliums, some smartweeds (e.g., Polygonum careyi). We have plans to also

' propagate New England blazing star from donor plants that we already have grown from seed with a.

permit from NHESP. . : | . o

The proposed nursery project seeks to establish Txdmarsh Farms as an Important long-terrn propagation
station for the plants of southeastern Massachugetts in general, and in particular, for sorae rarer species.
We note there is current}y no institution specializing in the propagation of these plants. Proposalsto -
propagate rare (officially listed) specxes for the purpose of their genetic conservation (in situ) and possible -
subsequent re-introduction must receive interest and support from NHESP Such projects contmn reahstw
opportumnes for grant fundlng 2 A -

2. General concept of possnble nursery locatlons on the property -

To exercise an economlcal approach to restoration -at Tl_dmarsh Farms and facilitate further plant sharing
with other entities, we expect to establish permanent plantings of donor (or source) native plants of
documented local wild origin. From these, one could obtain propagules (seeds or cuttings) to either -
produce potted plants or to'be applied directly.to the areas in need of restoration. The latter approdch
would eliminate the time- and labor-consuming stage of growing potted plants and subsequent
transferring them onto the grounds. Other material could be potted and sold/distributed as secdlings and
rooted cuttings. This approach, however, does require agreement of the future owners of Tidmarsh East
and Tidmarsh West to allow for seed collection from Iocanons where planting and colomzatlon have been -
successful,

Many potent1a1 locations exist within both Tldrnarsh East and Tldmarsh West. If the projected nursery-
could be framed as a collaboration between the different future owners of Tidmarsh East-and Tidmarsh -

- West and Living Observatory, the existing abandoned nursery at Tidmarsh East, along Beaver Dam Road .

could provide a suitable area for permanent plantmgs of donor (source) woody plants, which could be -
then propagated from cuttings. This territory has been already altered, so that further USEge AS & nUIrsery
would not inflict damage to the existing nafural vegetation, It is located at a wetland margin and thus -
includes both wet and dry habitat, which would provuia an apportunity for growing both wetland and dry- -
habitat plants. The farm stand (also on Tidmarsh East) could provide storage space related tothe
pro_]ected nursery. Anocther advantage is an easy vehicular accéss. :

' Source pIannngs of small p]ants of dry habita '--ast'ers goldenrods, pinweeds, rockroses, heathers,
jointweed, etc. (list included below)--can be statted in single-species small beds at one-or two. sandy areas
along the main (access) roads. This would have a dual purpose: both as. property restoration and
demonstration of the potential of many plants that are currently not available commercially. -

3. Costs and Ownership

The nursery can begin slowly and grow over time. Funds can be raised through grants and contracts to
supply for projects, such as roadway 1mprovements and restoration.

Alarge portion of seed collection, propagation, and development of educatlonai materials can bo carried

‘out by volunteers and interns, .
The center would require a small office space with access to bathroom facilities, 2 greenhouse asecure
space for potted material outside the greenhouse and storage space for supplies (implements, pots, soil, -
etc.).

_ Table of Expenses



Saianes on-site staff (I.Kadis, A. Zmov_jev) estimate after year 3: $120,000 :
Greenhouse: The project requires-one or more greenhouses (similar to the greenhouse currently installed
on Tidmarsh East. Estimate: § 20,000 per greenhouse

Materials and supplies Estxmate $15,000 per year 'A ’ o

Other fees: rent/taxes etc. ' - ' -

Living Observatory 2 % of grants and contracts/or fee basis

Ownersh:p of the center can evoIVe in various ways Ideally, ownership interests can partially offset
salaries and/or other fees. :

4. Sample assortment of plants natwe to Plymouth County that can be propagated
. (non-exhaustive hstmg) . .

Trees--Wet Habltat

Atlantic white cedar Chamaecypart.s' thyozdes
tupelo Nyssa sylvatica

black willow Salix nigra

ironwood Carpinus caroliniana

swamp white oak Quercus brcolar

Trees--Forest (Mesic) and Transitional Habitat
paper birch Betula papyrifera '
hop-hornbeam Qstrya virginiana

hackberry Celtis occidentalis

white oak Quercus alba

Large and Medium-Sized Shrubs Wet Habitat/Banks
elderbetry Sambucus canadensis . .
winterberry holly llex verticillata :
mountain holly Nemopanthus mucronatus (IZex mucronarus)‘

purple chokeberry dromia x prunifolia .

pussy willow Salix discolor

diamond willow 8. eriocephala

spicebush Lindera benzoin

Large and Medium-Sized Shrubs Relatively Dry Habitat
wild raisin viburnum Viburnum rudum var. cassmaades
smooth shadbush Amelanchier laevis

upland willow S humilis .

beaked hazelnut Corylus cornuta

American hazelnut Corylus americana

mountain laurel Kalmia latifolia -

Low /Stoloniferous Shrubs Dry to Mesic Open Rocknyandy Habitat
creepmg sand cherry Prunus susquehanae

running serviceberry (shadbush) Amelanchier spicata (“ A. Stolomﬁzra)

- dwarfupland willow Salix occidentalis (= S. trzstzs)

dwarf chestnut oak Quercus prinoides

New Jersey tea Ceanothus americanus

winged sumac Rhus copallina

Groundeovers/Low Woody and Sem:-Woody P!ants Dry Sandy Habitat
- lowbush blueberry Faccinium angustifolium .

golden heather Hudsonia ericoides

beach heather Hudsonia tomenrosa




seabeach pinweed Lechea maritima

Hefhaceons vines

hog-peanut Amphicarpaea bracteata
groundnut Apios.americana
climbing hempvine Mikania scandens

‘Herbaceous Plants Wet Habitat
long-stalked aster Symphyotrichum dumosum

downy swamp milkweed Asclepias incarnata ssp. pulchra
Carey's smartweed Polygonum careyi (Persicaria careyi) ,
pinkweed Polygorium pensylvanicum (Persicaria pensylvanica)

Herbaceous Plants Dry Open Sandy habitat .
sickle--leaved golden aster Pityopsis falcata
spruce aster Jonactis linariifolia B
showy aster Enrybia spectabils - '
skydrops aster Symphyotrichum patens
sweet goldenrod Solidago odora
silverrod Solidago bicolor
rattlesnake-root Prenanthes trifoliolata
clasping milkweed Asclepias amplexicaulis
butterfly milkweed Asclepias tuberosa
starry Solomon seal Maianthemiim stellatum (Sm:lacma stellata) -
_long-branch frostweed (rockrose) Helianthemum canadense (Crocanthemum canadense)
low frostweed (low rockrose) Helianthemum propinquum (Crocanthemum propmquum)
jointweed Polygonella articulata (Polygonum artzculatum) :

Sedge Family Plants Wet Hab:tat '
bristly sedge Carex comosa

sallow sedge Carex lurida:

pondshore ﬂatsedge Cyperus dentatus

~ Sedge Famlly Plants Dry Sandy I—IabltatIOpen Sand
sandsedge Bulbostylis capillaris -
Gray's flatsedge Cyperus gray?
Long's sedge Carex longii

Grasses Wet Habitat

wild rice Zizania aquatica

coastal mannagrass Glyceria obtusa
warty panic-grass Panicum Verrucosum

Grasses Dry Habitat _
 purple sand-grass Triplasis purpurea
~ barrens needle-~grass Aristida longespica
poverty grass Sporobolus vaginifiorus "
little bluestem Schizachyrium scoparium . 1,
purple lovegrass Eragrostis spectabilis
switchgrass Panicum virgatum
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TEL: 978-263-3002
EAX: 978-635-9435
info@averyandassociates.com

Melissa Arrighi, Town Manager Henry Evan Schulman
Town of Plymouth Tidmarsh Farms Inc.
11 Lincoln Street 69 Mount Vernon Street
Plymouth, MA 02360 Boston, MA 02108
RE: 3 Parcels of Land Totaling

127.92 Acres of Land

85 Beaver Dam Road

Plymouth, Massachusetts
Dear Ms. Arrighi and Mr. Schulman:

In response to your request we are pleased to transmit the appraisal report
detailing our estimate of the market value of the above referenced real property. This
report sets forth the value conclusions, together with supporting data and reasoning which
forms the basis for our conclusions.

The subject property consists of 127.92 +-acres o1 cranverry bogs, wetlands and
/suppott lands for the operating cranberry bog p afiation ildmarsh Farms, Inc. There are
- 40.06 # total acres of active cranberryfbogs 87 86 - acres of support land along with

‘an Qlder colonial style dwelling and a@r@éengu\}éered “warehouse building. The subject
properties are located in both the Rural Residence (RR) Zoning District and the
R25/Residential District. The property had been part of a larger cranberry farming
opetation by the owner for many years. Our analysis is for the entire property, at highest
and best use.

The subject parcels are being appraised using the following Extraordinary
Assumption:

e That the modified conceptual 25 lot configuration, for the subject property
prepared by Beals & Thomas Inc. in 2009, as modified by Avery Associates in
2014, could be refined to an approvable level and that each proposed home site
can meet all local and state requirements for development of a single-family
residence.
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January 30, 2015

Melissa Arrighi, Town Manager
Henry Evan Schulman

The appraisal developed in support of the value opinions is qualified by certain
definitions, limiting conditions and certifications presented in detail in the appraisal
report.

Based on the analysis presented in this appraisal, it is our opinion that the market

value of the entire 127.92 + acres subject property, to a single purchaser, subject to the

Extraordinary Assumption, limiting conditions, and assumptions as of December 30,
2014, is:

SEVEN HUNDRED SEVENTY-FIVE THOUSAND DOLLARS (§775,000)

This letter must remain attached to the report, which contains 44 pages plus
related exhibits, in order for the value opinion set forth to be considered valid.

Respectfully-sybmitted,
e |

SAL

D/Q
hard W. Bernklow, SRA
Massachusetts Certified General
Real Estate Appraiser #3111
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS

ADDRESS: 85 Beaver Dam Road
Plymouth, Massachusetts
OWNER OF RECORD: Tidmarsh Farm, Inc.
CLIENT: Melissa Arrighi, Town Manager, Town of Plymouth

Henry Evan Schulman, Owner

DATE OF VALUE ESTIMATE: December 30, 2014

INTEREST APPRAISED: Fee Simple, see the definition section of the
Addenda
LAND ARFEA: 127.92 Acres + per Plymouth Assessor, Beals &

Thomas Plans and Forestry Plan

IMPROVEMENTS: 85 Beaver Dam Road—1900 vintage colonial
dwelling and pre-engineered wood and steel farm
warehouse building.

ZONING: - R-25 & RR Residential Districts
Floodplain Overlay District

HIGHEST AND BEST USE.: As conceptually proposed for 25 lot residential
subdivision on the entire property. Cranberry bog
sites are incorporated within house lots and not
separately valued.

ESTIMATE OF VALUE: $775,000

APPRAISED BY: Richard W. Bernklow, SRA
Jonathan H. Avery, MAIL, CRE
Avery Associates
Post Office Box 834
282 Central Street
Acton, Massachusetts 01720
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PURPOSE OF THE APPRAISAL: The purpose of this appraisal is to estimate the
market value of the subject property under current market conditions. In estimating this
value it has been necessary to make a careful physical inspection, examination, and
analysis of the property. The definition of market value can be found in the Addenda
section to this report. ‘

INTEREST VALUED: Fee simple estate, Please sec the definitions section of the
Addenda.

DATE OF VALUATION: The date of valuation is December 30, 2014. All data,
analysis and conclusions are based upon facts in existence as of the date of valuation.

DATE OF REPORT: The date of this report is January 30, 2015,

INTENDED USE/USERS OF REPORT: The intended use of this appraisal is to
estimate the market value of all rights, title, and interest in and on the subject property, as
detailed, for the clients, Melissa Arrighi, Town Manager, Town of Plymouth and property
owner, Henry Evan Schulman, Tidmarsh Farm, Inc. and their assigns are the intended
users.

SCOPE OF THE APPRAISAL: Richard W. Bernklow, SRA inspected the subject
property on November 28, 2014, accompanied by Donny Badeau, farmer for Tidmarsh
Farms, Inc. Jonathan H. Avery, MAIL, CRE also inspected the subject property,
unaccompanied. The property was inspected on several occasions afterward. Robert
Wilbur, Director of Land Conservation, Mass Audubon, prov1ded the appraisers with the
following information: :

o Conceptual Development Plan for the subject site drawn by Beals & Thomas in
2009. '

In addition to the inspections, Mr. Bernklow:

¢ Discussed the subject property, the Beals and Thomas Development plans and
residential development activity in general in Plymouth with Town Planner,
Lee Hartmann, in October 2014,

¢ Obtained additional information regarding the property from the Plymouth
Assessor’s Department, Town Clerk, Planning Department, the soil maps of
the USDA/NRCS, flood maps provided by FEMA, and all subject deeds from
the Plymouth Registry of Deeds.

e Discussed sclected comparable sales with principals involved in the
transactions and investigated any appraisals available in the normal course of
business for review on the potential comparable sales.

s AVERY ASSOCIATES
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A review has been made of municipal tax and zoning material, perfinent
documents and proposals for development at the subject property contained in the
Planning Department of Plymouth. Data has then been gathered pertinent to valuation of
the property. The approaches to value employ many sources including municipal and
county records, sales recording services, cost services and interviews with professionals
active in the real estate field. Deeds were reviewed when available and data confirmed
with parties to the transactions as a means of verification, when possible.

Available local information resoutces were used such as Massachusetts Municipal
Profiles, Community Profiles on the Internet, Massachusetts Department of Employment
and Training, Plymouth Reporter, Plymouth Clipper, Plymouth Assessor’s Office,
Plymouth Planning Office, local real estate brokers and local web sites.

Upon the verification of the data, recognized valuation techniques were then
employed in deriving value indications from appropriate cost, sales and income
perspectives, as applicable.

The subject parcels are being appraised using the following Extraordinary
Assumption:

e That the modified conceptual 25 lot configuration, for the subject property
prepared by Beals & Thomas Inc. in 2009, and modified by Avery Associates in
2014, could be refined to an approvable level and that each proposed home site
can meet all local and state requitements for development of a single-family
residence. '

CONSIDERATION OF HAZARDOUS SUBSTANCES IN THE APPRAISAL PROCESS

No specific geotechnical engineering information or Phase One site investigation
has been provided to the appraisers. Under federal and state laws, the owner of real estate
which is contaminated and from which there is a release or threatened release may be
held liable for cost of corrective action, A Phase One site investigation is customary
business practice. Such an investigation entails a review of the property, its history and
available government records to determine if there is reason to believe that contamination
may be present. '

Unless otherwise stated in this report, the existence of hazardous substances,
including with limitation asbestos, polychlorinated biphenyls, petroleum leakage,
agricultural chemicals or urea formaldehyde foam insulation, which may or may not be
present on the property, were not called to the attention of nor did the appraiser become
aware of such during inspection. The appraiser has no knowledge of the existence of
such materials on or in the property unless otherwise stated. The appraiser, however, is
not qualified to test for such substances. Since the presence of such hazardous substances
may significantly ‘affect the value of the property, the value as estimated herein is
predicated on the assumption that no such hazardous substances exist on or in the
property or in such proximity thereto which would cause a loss in value.
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If such substances do exist, then the value as estimated herein will vary dependent
on the extent of contamination and the costs of remediation.

The subject property is not included on the List of Waste Sites and Reportable
Releases (Bureau of Waste Site Cleanup, Massachusetts DEP web site, surveyed January
2015). We have appraised the subject property based on the assumption the site is not
contaminated; however, if the subject site becomes or is found contaminated, the value
estimate contained herein will change.

IDENTIFICATION AND HISTORY OF SUBJECT PROPERTY

The Town of Plymouth identifies the subject property in the following manner:

Legal .

Map Parcel Acreage Address Reference  Date Consideration Grantor
78 8 42 45 - Off Beaver Dam Rd 6421/204 - 13-Nov-85 $62,500 - Second Church
76 28FE 83.329 85Beaver DamRd 5147/141 12-May-82  $300,000 Richmond
76 24-20 2.439 Off Beaver Dam Rd 15580/252 23-Oct97 $7,000 Richmond

The present owner bbught the méjority of the subject Iﬁroperty in 1982 from
Robert & Margaret Richmond, with the second major purchase in 19835.

The property at 85 Beaver Dam Road is improved with a colonial dwelling home
along with a pre-engineered steel/farm building. This is the only property with an
address. The total combined acreage of all three parcels according to the assessor’s maps
and plans is 127.92 -+ acres.

Two of the three properties are subject to the following Agricultural Tax Liens
pursuant to MGL Chapter 61, recorded in: '

e Parcel 76-8, subject to Chapier 61 lien recorded in Plymouth County Registry
of Deeds, Book 9074, Page 329, dated April 7, 1989.

» Parcel 76-28F, subject to Chapter 61A lien recorded in PCRD, Book 38677,
Page 331, dated Jun 29, 2010.

There is a formal Forest Management Plan on the 42.45 (Parcel 76-8) acre site
that has been in place since 2008 overseen by Gary Goldrup, NE Forestry Cons. Inc. It
details a cutting in Stands 1 & 2, for 10 cords of firewood (valued at $100) between 1998
-2001. There are no requirements for any cutting in the near future.

There is active cranberry farming in process at the subject, however, none of the
details of the harvest and or contract for the produce has been made available to the
appraisers. ‘Because the bogs are incorporated into the proposed development plan, they
have been treated as open space land in the valuation analysis.

Rental/Offering: According to the owner, the subject property has not been offered for
sale or lease since acquisition we are not aware of any unsolicited offers to purchase.
Copies of the deeds and Plymouth Assessor’s Maps are attached in the report Addenda.
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AREA ANALYSIS

The subject property is located in the Town of Plymouth. It is the seat of
Plymouth County, and is surrounded on the south by Bourne; Wareham on the southwest;
Carver on the west; Kingston on the north; and the Atlantic Ocean on the east. The 2010
Federal Census population is 56,468 persons which is a 9.22% increase over the 2000
census figure of 51,701 persons. The median household income per the 2010 census is
$77,228, up 41.24% from the 2000 census median income figure of $54,677. The median
house price in 2013 was $285,000, up $10,000 over the 2012 median price but still down
some —22.8% from the 2005 peak at $350,000. The price decline is typical of southern
Massachusetts

The coastal community of Plymouth is a town steeped in history. It is referred to
as “America’s Hometown™ because it is the site of the first successful North American
colony founded in 1620. It is the largest city or town, in terms of land area, of any of
Massachusetts’ 351 communities, including Boston.

The downtown area is a quaint village with brownstone homes, brick sidewalks,
and a waterfront park focused on “Plymouth Rock” and a replica of the Mayflower. The
town has experienced tremendous growth in its population over the past 30 years. Once
an isolated coastal community, improved highways, commuter rail, and affordable real
estate prices have caused the population of ‘the town to surge 178% since 1970. Plymouth
has emerged as a far-south suburb of Boston because of its proximity to Route 3 and the
Kingston Branch of the Old Colony Rail Road.

Economic Indicators:

The unemployment rate in Plymouth for November 2014 was 5.3%, slightly
below the state average for November 2014 that decreased to 5.8% while the national
average also fell to 5.8%. Nationally, it was reported that the economy created 252,000
jobs in December, 353,000 jobs in November, 261,000 jobs in October, 271,000 in
September, 203,000 jobs in August, 243,000 jobs in July, 267,000 jobs in June, 229,000
jobs in May, 304,000 jobs in April, 203,000 jobs in March, 222,000 jobs in February and
144,000 jobs in January, The economy finished 2013 by creating over 2.1 million new
jobs and the national economy finished 2012 by creating 1.9+ million new jobs.
Massachusetts reported the following job gains/losses since January 2013: '

Employment GeinfLoss 18.900 500 -5,500 -1,400 6700 -2100_ 900 6,000 8.400 100 5100 -4500 350 5600 9,200 2,000 10.300 3,700 12200 4,800 9.400 1,800 11,708 10,800
Boyws: ECLWD

Employm'em Galn/Loss
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Massachusetts job growth remained strong through most of 2013 and over 40,000
new jobs were created in the state. Tt was hoped the December/January 2014 figures were
a fluke and not a trend carried over too far into the new year. The February return to job
growth is considered a better figure especially when coupled with the state's falling
unemployment rate. '

Year to date in 2014, the state jobs growth is over 50,000 new jobs. The large
drop in August was attributed to the stall over Market Basket which was then a large
reason for the upswing in September and to a lesser degree in October. November and
December made significant gains in employment for the end of the year.

The Massachusetts (dated March 21, 2013) jobs release stated Massachusetts
surpassed pre-recession job levels (with 3,318,500 jobs) and that the state now has more
total jobs than in April 2008 (3,304,300 jobs) at the start of the recession and continues to
slowly increase. The 2011 New England Economic Partnership predicted that
Massachusetts’s unemployment would peak at 9.3% and thereafter should create 200,000
new jobs over the next 5 years. The UMASS Donahue Institute December 2014
MassBenchmarks stated:

Massachusetts real gross domestic product grew at an estimated annual rate of
4.7 percent in the fourth quarter of 2014 according to the MassBenchmarks Current
Economic Index, released today by MassBenchmarks, the journal of the Massachusetts
economy published by the UMass Donahue Institute in collaboration with the Federal
Reserve Bank of Boston. U.S. real domestic gross product grew at an annual rate of 2.6
percent according (o the advance estimate of the U.S. Bureau of Economic Analysis.

The Massachusetts and U.S. economies finished 2014 with three successive
quarters of strong growth. Based on the latest available information, we now esfimate
that in the third quarter of 2014, the state economy expanded at a 6.0 percent annualized
rate; in the second quarter, it was 5.2 percent; and in the first quarter it declined by 2.4
percent (largely due to an extended spell of nasty weather courtesy of the polar vortex).
Nationally, the US expanded at an annual rate of 5.0 percent in the third quarter; 4.6
percent in the second quarter; and negative 2.1 percent in the first quarter.

All four components of the MassBenchmarks Current Economic Index exhibited
strong growth in the second half of 2014. State payroll employment expanded at a 2.0
percent annualized rate in both the third and the fourth quarters. Employment levels in
Massachusetts in the fourth quarier of 2014 were 1.7 percent higher than they were in the
fourth quarter of 2013, reflecting the creation of over 60,000 net new jobs in 2014, the
best performance since 2000. Nationally, employment expanded at a 2.4 percent
annualized rate in the fourth quarter and 2.1 percent in the third quarter. National
employment levels were 2.1 percent higher in the fourth quarter of 2014 than during the
same period in 2013. '

s
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The Commonwealth's unemployment rate fell from 6.0 percent in September to 5.5
percent in December. It is now 1.6 percentage points lower than it was in December of
2013, The U.S. unemployment rate fell from 5.9 percent in September to 5.6 percent in
December and is now 1.1 percentage points below ifs December 2013 level
Massachusetts wage and salary income — as estimated from state withholding taxes —
grew at a 10.7 percent annual rate in the fourth quarter following growth of 9.1 percent
in the third quarter. Wage and salary income in the fourth quarter was 6.0 percent
higher than the fourth quarier of 2013. State spending on items subject to the regular
sales tax and motor vehicle sales tax grew at a 7.4 percent annual rate in the fourth
quarter, following 1.1 percent in the third quarter. Fourth quarter spending was 5.1
percent higher than in the fourth quarter of 2013,

"The state and national economies appear to have achieved escape velocity
following an extended but steady recovery from the 'Great Recession’,” noted Alan
Clayton-Matthews, MassBenchmarks Senior Contributing Editor and Associate Professor
of Economics and Public Policy at Northeastern University, who compiles and analyzes
the Curreni and Leading Indexes. The resulls of the household survey strongly suggest
there were significant improvements in the state labor market in 2014. In the fourth
quarter of 2014, the state's labor force grew at a 4.5 percent annual rate while resident
employment grew at a 4.7 percent annual rate. Year over year, between December 2013
and December 2014, the state's labor force grew by 83,300 while resident employment
grew by 134,700. "While the household survey is subject to considerable sampling error
and should be interpreted cautiously, this is the sitrongest year-over-year labor force
growth recorded by these measures in the history of the data series going back fo
January 1976," Clayton-Matthews added.

Notably, while the state's unemployment rate remains high for the young and the
less well-educated, it fell faster for these groups in 2014 than for the overall labor force.
The annual average unemployment rate for Massachusetts residents under 25 years old
fell from 15.8 percent in 2013 to 13.5 percent in 2014, for those without a high school
diploma, it fell from 20.1 percent in 2013 to 14.1 percent in 2014, and for those with a
high school diploma, it fell from 9.3 percent in 2013 fo 6.9 percent in 2014. The state's
"U-6" unemployment rate, which includes workers who want to work full-time but can
only find part-time work, and persons who want a job but have not looked recently (the
so-called "marginally-attached' members of the labor force), fell from an annual average
of 13.2 percent in 2013 to 11.5 percent in 2014.

The MassBenchmarks Leading Economic Index for December is 5.2 percent, and
the three-month average for October through December is 5.7 percent. The leading index
is a_forecast of the growth in the current index over the next six months, expressed at an
annual rate. Thus, it indicates thal the economy Is expected to grow at an annualized rate
of 5.2 percent over the next six months (through June 2015), with expected fiist quarier
growth of 5.6 percent and second quarter growth of 5.2 percent. For the forecast of state
domestic product growth in the fourth quarter of this year and the first quarter of next
year, productivity growth is assumed to return to its trend.
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Consumer confidence had been falling in New England and across the country,
however, it appears that confidence bottomed out in early 2009 and has slowly begun to
climb back toward strength in the last 24 months. The trends in consumer confidence
data from January 2013 through the present is detailed in the following chart:
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The September figures were one of the largest declines in the last year. The data
presented portrays the ups and downs of the economy since January 2013 and show mruch
of the year in a valley with consumers starting to get more optimistic in the second/fourth
and first & second quarters 2013-2014.

The still moderately growing economy appears to be having an effect of only
gradually increasing consumer confidence instead of large increases due to a rebounding
economy. According to the December 2014 Conference Board: Consumer confidence
rebounded modestly in December, propelled by a considerably more favorable
assessment of current economic and labor marker conditions. As a resull, the Present
Sttuation Index is now af its highest level since February 2008, Consumers were
moderately less optimistic about the short-term outlook in December, but even so, they
are more confident at year-end than they were at the beginning of the year.

Residential Market:

Banker and Tradesman reported the following about the December 2014
Massachusetts housing market:

Single-family home sales in the Bay State ended the year with a gain of nearly
10.0 percent in December, marking the largest increase in 2014, according to the latest
report by The Warren Group, publisher of Banker & Tradesman. A total of 4,209 single-
family homes sold in Massachusetts during the month, compared with 3,841 in December
2013, a gain of 9.6 percent. For the year, sales fell 2.0 percent with 48,963 homes sold
compared with 49,992 during 2013. Sales were up 1.4 percent in the fourth quarter,
rising to 12,224 compared with 12,058 during the fourth quarter of 2013.

Median prices of single-family homes increased by 2.1 percent in December,
rising to $320,000 compared with $313,500 a year earlier. The median price for the full
year rose by 2.5 percent to $330,000 compared with $322,000 for 2013. Fourth quarter
median prices increased almost 3.0 percent with a price of $320,000 compared with
$311,000 in the same quarter last year.
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"We closed 2014 with increases in both single-family home sales and median
price in December," said Timothy M. Warren Jr., CEO of The Warren Group. "The 9.6
percent gain in sales volume was exceptionally strong. We have not seen a bump like
that in over a year. With rates hitting historic lows for 30-year mortgages and strong job
growth, I am confident that we will see a strong start to 2015 market.”

Plymouth Market:

Plymouth has a wide variety of housing types and prices. The smallest starter
homes are capes and ranches and some can be bought for under $100,000, but most
starter homes begin around the $200,000 price. New construction starts at the $399,900
price for isolated lots and at $550,000 for homes in new attractive subdivisions such as
Pinehills Developments.

Plymouth is also home to large custom homes and multi-million dollar mansions
along the ocean. The newer house sizes range from 2,000 sf to 3,000 sf with sales prices
from $499,000 to $1,000,000+, depending on size, view, and amount of land. The homes
along the ocean start at $300,000 for the smallest cottages and up to $5 million for large
custom built mansions. '

The following chart details Plymouth Single Family Market conditions by
MLS/Pin and is presented for the term 20010-2013; the second chart details MLS/Pin
statistics for lots/land:

2010 Statistics ' 2011 Statistics
# of Price Changes 738 # of Price Changes 686
Awerage Price Change  -7.74% Awerage Price Change -8.08%
# Of Houses Sold 458 # Of Houses Sold 499
Sales Pace 38Month Sales Pace 41.5Month
Awverage Sales Price  $317,925 Awerage Sales Price $306,625

Average Marketing Time 151 Days Average Marketing Time 157 Days

2012 Statistics 2013 Statistics
# of Price Changes 680 # of Price Changes 540
Average Price Change  -6.44% Average Price Change -5.91%
# Of Houses Sold 586 # Of Houses Sold 659
Sales Pace 48.8/Month Sales Pace 54 9Month
Awverage Sales Price  $305,278 Awerage Sales Price  $316,153

Awverage Marketing Time 158 Days Average Marketing Time 146 Days

Sales Price Change 1013 -0.56%
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Land:

2010 Statistics 2011 Statistics
# Of Lots Sold 17 # Of Lots Sold 17
Sales Pace. 1.41Month Sales Pace 1.41Month
Awerage Sales Price  $115,691 Average Sales Price  $124,753

Average Marketing Time 237 Days Average Marketing Time 139 Days

2012 Statistics 2013 Statistics
# Of Lots Sold 15 - # Of Lots Sold 20
Sales Pace 1.25Month Sales Pace 1.67/Month
Average Sales Price  $106,708 Awerage Sales Price  $96,275

Average Marketing Time 279 Days Awerage Marketing Time 200 Days

Sales Price Change 10-13 -16.78%

These statistics demonstrate that although house prices may no longer be
decreasing, land prices appear soft. Additional data detailing values is found in the
median home sales price for the last 10 years as detailed in the following chart:

Year 2000 2001 2002 2003 2004 2008 2006 2007 2008 2008 2016 2611 2012 2013
Median Sales Price $182,000 $219,9500 $269.800 $302,000 $334,500 3350000 $3356,000 $325,000 $287,760 $280,750 $272 500 $265 500 $275.000 $285,000
Source: The Warren Group .

Plymouth Median House Sales Price
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These price declines are typical of Southern Massachusetts and the adjacent
markets. It appears that Plymouth house prices may have bottomed out with values rising
consistently since 2011, The 2014 year to date MLS/Pin residential data is detailed
below:

o There arc 183 active listings with an average price of $469,459 and
marketing time of 184 days.

o There have been 621 price changes at an average decrease of —6.46%.

o There are 66 homes pending sale at an average price of $369,761 and
average marketing time of 187 days.

¢ There have been 686 sales at an average price of $343,690 and average
marketing time of 124 days. ' '

The current statistics still appear to have a large difference ($469,459 vs.
$369,761 pending prices, and vs. $343,690 sold prices) between listing prices and the
pending & selling prices. While Plymouth is a desirable town, this large a difference is
an indication that there remains a disconnect between buyers and sellers; although the gap
between pending sales and actual sales is much closer. All these figures are still higher
than the median house prices noted over the last few years.
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New House Permits:

A key measure of market health and demand is the demand for new house
permits. This is shown in the following chart for the last 13+ years:

Year 2800 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 YTD-2014
New Single Permits 263 288 289 273 277 265 349 164 101 104 132 149 182 238 208
Flymouth Bullding Department
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Demand for new dwellings peaked in 2006, before the market fell and has been
increasing steadily since the bottom/weakest demand in 2008. New permit demand in
2011 was almost 12.5 units a month, 15 units in 2012 and 20 units in 2013. Demand for
2014 is almost on pace to match 2013 at 18.9 units per month.

Finally, to determine the actual positive or negative trend in values, because the
median house prices and MLS data over the last 4 years is inconclusive we performed a
sale/resale analysis as shown in the following chart:

A
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Plymouth Sale/Resale Chart 2014

Sale Location Sales Date Sales Price Resale Date Resale Price Appreciation Months Monthly Annual
1 8§ Alden Ct Apr-10 $258,000 Dec-14 $315,000 $56,000 56 0.4%  4.6%
2 36 Beatrice Av Jun-11 $435,000 Dec-14 $446,500 $11,500 42 01%  0.8%
3 28 Hall St Jun-11 $227,500 Dec-14 $250,000 $22,500 42 0.2%  2.8%
4 28 Lisa Av Aug-12 $304,000 Dac-14 $325,000 $21,000 28 0.2%  3.0%
5 26 Archer St Aug10  $230,000 Now-14 $208,000 {324,000y = 51 -0.2%  -2.5%
8 75 Dickenson Dr. Apr-10 $290,000 Now14 $270,000 {$20,000) 55 01% 1.5%
7 15 Marscot Way Jul-13 $402,900 Now-14 $427,000 $24,100 16 0.4%  45%
B 147 Micajah Pond  Aug-13  $269,900 Now-14 $317,000 $47,100 15 1.2% 12.9%
9 18 Grant St Aug-11 $305,000 Got-14 $328,000 $23,000 38 0.2% 24%
10 18 Thrush Now-10 $178,250 Aug-14 $214,000 $35,750 45 0.4% 5.3%
11 203 Carer Rd Jun-13 $225,299 Auyg-14 $250,000 $24,701 14 G8%  94%
12 18 Driftwoed Feb-11 $850,000 Aug-14 $675,000 ($175,000) 42 -0.5% -5.9%

13 7 Hawks Perch Jul-1¢ $765,815 Aug-14 $750,000 ($15,815) 49 0.0%  0.5%
14 740 Ship Pond Apr-12 $424,500 Aug-14 $545,000 $120,500 28 1.0%  12.2%

15 25 Janet S1. Feb 09 $140,000 Jul-14 $180,000 $50,000 &5 0.5% 6.6%
16 8 Center Hill NowiD  $388,000 Ju-14 $375,000 $7,000 44 00% 05%
17 19 Fuller Way Juk13 $405,000 Jul-14 $451,000 $46,QUO 12 0.9% 11.4%
18 12 Grasshopper May-12°  $213,000 Jul-14 $244 800 $31,800 26 06%  6.9%
19 84 Manomet May-10 $335,000 Jul-14 $362,500 $27,600 50 0.2% 2.0%
20 98 Vaijley Rd Now10 $330,000 Jul-14 $338,500 $8,500 44 0.1% 2.7%
21 23 Weathenane Dec-11 $340,000 Jul-14 $380,000 $40,000 31 0.4% 4,6%
22 30 Cross Wind Julb-11 $397,000 Jul-14 $452,000 $55,000 36 0.4% 4.8%
23 4 George 5t Aug-10 $197,000 dul-14 $225,000 $28,000 47 0.3% 3.8%
24 120 Lakeview Jul-12 $201,000 Jun-14 $250,000 $49,000 23 1.1%  12.7%
25 8 Menotomy Rd Jun-10 $420,000 Jun-14 $480,000 $60,000 48 0.3%  3.6%
26 8 Cabot Cir Apr-12 $220,000 Jun-14 $245,000 $25,000 26 G,4% 5.2%
27 52 Champlain Clr Apr-10 $335,000 Jun-14 $360,000 $25,000 50 01% 1.8%
28 22 Fleldstone Aug-10 $265,000 Jun-14 $285,000 $20,000 46 0.2% 2.0%
29 t Persistence Jun-11 $373,000 Jun-14 $430,000 $57,000 36 0.4% 5.1%
30 48 Spencer Mar-13 $239,000 Jun-i4 $279,000 $40,000 15 1.1%  13.4%
# 120 Warmen Ave Now12 $725,000 Jun-14 $755,000 $70,000 19 0.5% 6.1%
32 8 Millers Joist Apr-11 $320,000 Jun-14 $355,600 $35,000 38 0.3% 3.5%
a3 55 Esta Rd Dec-10 $230,000 Jun-14 $220,000 ($10,000) 42 0.1%  -1.2%
34 5 Brine Awve May-10 240,000 Jur-14 $225,800 {$14,100) 49 0.1%  -1.4%
a5 20 Leeward Apr-i0 $216,000 May-14 $275,000 $59,000 48 06% 67%
36 103 Alewife Sep-12 $290,000 May-14 $209,000 $9,000 20 0.2% 1.9%
37 6 Boume Rd Apr-11 $258,500 Apr-14 $298,000 $40,500 36 0.4% 5.2%
38 42 Tenderwood Apr-11 $350,000 Apr-14 $370,000 $20,000 36 0.2% 1.9%
39 27 White Trellis Jun-12 $365,000 Apr-14 $357,400 $2,400 22 0.0% 0.4%
40 28 Manomet Beach  May-12 $168,900 Mar-14 $200,000 $30,100 22 08% 97%
41 70 7 Hills Rd Jun-114 $228,000 Mar-14 $260,000 $35,000 33 0.5% 5.7%
42 28 Cross Wind Dec-13 $378,000 Feb-14 $376,000 0 2 0.0% 0.0%
43 16 John Paui Aug-12 $345.000 Jan-14 $360,000 $15,000 17 0.3% 3.1%
44 7 Wallwind Sep-10  $170,000 Dec-13 $165,000 (85,0009 39 0% 0.9%
45 76 Palmer Rd Sep-12 $285,000 Dec-13 $270,000 ($15,000) 15 -04% 4.2%

Average 0.3% 3.8%

Median 0.3% 3.5%

In this chart, negative price changes are shown in white while positive price
changes are shown in gray and the gray figures clearly outnumber the negative figures.
This is the most definitive evidence that the market value of houses is increasing after
years of declining prices and demonstrates prices rising at almost 4% annually for houses.
Some of this increasing value is likely also being transferred to land because the demand
for new homes is growing (based on new permit demand). With increasing prices, higher
demand is anticipated for land.
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Conclusions: The national economy has made slow but steady progress coming out of
the 2008 recession despite producing only moderate job growth. Residential real estate
values finally began to show some strength in the last 18-24 months in Eastern
Massachusetts and across the country. Massachusetts’ economy has fared better than the
national economy with overall positive job growth/recovery from 2010 to 2013, stronger
than the national economy despite increasing unemployment and loss of money due to the
Sequester. 2014 is expected to finish strong as well in employment trends and the state
economy and should be boosted by the improving housing market. The Massachusetts
Economy has recovered all of the jobs lost in the recent 2008 recession, however, the
present level of employment is about where the state was at the beginning of 2003. The
economic growth expected should continue to positively impact both the economy and
the residential housing market. : '

Historically, new residential developments in Plymouth have been very
successful, however, the slow/weak market conditions in Southeastern Massachusetts
from 2008-2012 impacted Plymouth and slowed new development, It appears the
residential market is making a recovery with median house prices slowly increasing and
median MLS/Pin prices increasing. There is strong demand for new housing units in
town. -

NEIGHBORHOOD SUMMARY

The subject property is located south off State Road Route 3A, along Beaver Dam
Road in the village of Manomet. Manomet is a seaside village of Plymouth named for the
Manomet Native American sub-group of the Wampanoag whose settlement was located
atop the dominant hill in the region when European settlers arrived in Plymouth in 1620.

The intersection of Beaver Dam Road and State Road/Route 3A is a major
intersection with commercial properties and services. Further south along Route 3A,
there are shopping plazas, drug stores, Stop and Shop market, various restaurants and
stores.

Beaver Dam Road leads out to the Pine Hills development, a 3,600 unit fully
permitted  development with houses, condominiums, golf course, private
amenities/beaches ponds, recreational areas and self-supported shopping and services.
The area is located just off Route 3 at Exit 5. Since construction started 10 years ago,
more than 1,800 units and homes have been sold in this neighborhood. And on an annual
basis, the Pinehills accounts for about 50% of the annual new permits issued in Plymouth.
This is one of the most popular developments in Plymouth and a major contributor to the
stability of house and condominium prices. Because it is a long term project it will
continue to impact the town for likely another 10 years.

Other features in the area include the Manomet Transfer station on Beaver Dam
Road, various mixed single family residences on side streets and the main road,
additional larger commercial and other properties including: Mobile Home Park Patriot
Circle, Mare Willow Horse Farm, John Alden Sportsman Club/Minuteman Lane, United
Tree Services/Beaver Dam Rd, Pine Hills Village Condominium on Tide View Path,
George Richmond Excavation, Woodcrest Apartments and Old Field 55+ age restricted
condominiums. Fresh Pond is a recreational pond nearby with town beach and parking
area. Resident passes are required.
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Conclusions: This is an attractive section of Plymouth due to the proximity to Route 3
and the amenities located nearby in the neighborhood and Manomet Beaches. Houses are
mixed in terms of ages, constructions and styles but appear to be mostly compatible.
Newer developments have occurred in areas around the ponds, considered the most
appealing. The lack of utilities (water & sewer) has not proven adverse to arca
development, ? -

TAX SUMMARY

The subject is assessed to Tidmarsh Farms, Inc. in the following manner:

2016 Tax Year Land Building Total Tax CPA Totat

Map Parcel Acreage Address Assessment Assessment Assessment Rate Taxes @ 1.5% Taxes
76 8 42,45 Off Beaver DamRd  $1,613 $1,813  $15.54 $25.07  $0.38 $25.44
76 28E 83,329 B5 BeawrDamRd $207,346 $189,000 $386,346 $15.54 $6,159.22 $92.39  $8,251.61
76 24-20 2,139  OffBeaver DamRd  $26,600 $268600 $1554 $413.36 $6.20 $418.56

Totals 127.92 ‘ $424,559 $6,696.61

The tax rate in Plymouth for fiscal year 2015 is $15.54/thousand dollars of
assessed value and Plymouth has a single tax rate applied to all property types. Plymouth
passed the Community Preservation Act and applies a 1.5% surcharge on taxes, The
assessment represents 100% of market value at 100% ratio.

Plymouth maintains a single tax rate for all property types. This is an advantage
to business in Plymouth as many other towns apply a higher rate to commercial property.

Chapter 61 Forest & Chapter 61AA — Agricultural use land

The subject property is encumbered by two agricultural tax liens pursuant to MGL
Chapter 61A, noted in the Identification Section. The property would need to be
discharged from this program if the property is proposed for alternative use prior to sale
and roll back taxes paid based on the difference in assessed value and full and fair value
for the trailing five years. The full & fair taxes are shown for fiscal 2014 detailed below:

2015 Tax Year Full & Fair ' " CPA
Map Parcel Acreage Assessment Taxes @ 1.5% Difference
76 8 42.45 $848,837 $13,160.93 $197.86 $13,363.35
76 28E 83.329  $1,313,279 $20,408.36 $306.13 $14,452.88
76 24-20 2139 $26,600 $413.36 $6.20 $0.00

$2,188,716 $27,826.22

.
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As shown above, under full assessment, the property would be assessed for
$2.188,716 with an additional $27,826.22 due in taxes. If the property is offered for sale
while in this classification, the town has the ability to match any bona-fide offer within
120 days. Rollback Tax implications on the property have not been included as part of
this analysis. Taxes on the property have only been deferred; rollback taxes are an
obligation of the owner much like a mortgage and do not impact market value.

The full tax value of this property appears to overstate its market value based on
the analysis contained in this report.

ZONING SUMMARY:

Zoning District: Rural Residential; this district is designed to discourage development
in areas remote from public utilities and facilities. It is also to preserve valuable rural
character of the town by prohibiting scatted small lot development.

Permitted Uses: Conservation of soil water & plants, wildlife shelters, outdoor
recreation, nature study, boating and boat landings, day camps, fishing & hunting; single
family dwellings & home occupations.

Dimensional Requirements: Rural Residential
Minimum Lot Area (sf): 120,000 (2.76 Acres)
Minimum Lot Frontage: 200 ft
Minimum Lot Depth: 200 ft
Maximum Lot Coverage: 15%
Minimum Setbacks:
Front 70 ft
Side 30 ft
Rear 50 ft
Maximum Height: 35 feet/3 stories

Please Note: The zoning requirement for a RR lot in a subdivision is 60,000
provided that the development as a whole is completed at a density of 1 dwelling
unit/120,000 sf of land. See Table 5 footnote 6, and also Section 205-62 for RDD. Our
conceptual development plans created by Beals and Thomas utilize this lot size and
allowed density ratio to create residential lots in this zoning district at the subject

property.

Comments: This is a low-density area requiring large lots and large amounts of road
frontage in order to discourage small lot development and reduce strain on town services
in remote areas. OfF street parking regulations call for two (2) spaces per dwelling unit.
This zoning district affects the subject along a section of Beaver Dam Road.
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Zoning District: R-25 (Residential); this district is designed to retain suburban
residential development of adequate spaciousness within close proximity of the several
village centers of Plymouth and thus avoid haphazard scattering of subdivisions in rural
areas. This district is to provide areas for a reasonably spacious residential environment.

Permitted Uses: Conservation of soil water & plants, wildlife shelters, outdoor
recreation, nature study, boating and boat landings, day camps, fishing & hunting; single
family dwellings, two family dwellings (on minimum 35,000 sf lots) & home
occupations.

Dimensional Requirements: Residential-25

Minimum Lot Area (sf). 25,000 (0.574 Acres)
Minimum Lot Frontage: 110 ft
Minimum Lot Depth: 175 ft
Maximum Lot Coverage: 25%
Minimum Setbacks:
- Front 351t

Side 151t

Rear 40 ft
Maximum Height: 35 feet/3 stories

Cul-de-sacs are limited to 500 linear feet in all districts unless waived by the
Planning Board for significant reasons.

Comments: This residential zoning district has more modest lot size requirements.
Plymouth frontage is based on lot requirements for front yards and lot width as measured.
Residential development is the most appealing land use option in this district because of
ongoing demand. More will be presented in the highest and best use analysis.

Floodplain Requirements: All encroachments including fill, new construction,
substantial improvements to existing structures- and other development are prohibited
unless certification by a registered professional engineer is provided by the applicant
demonstrating that such encroachment shall not result in any increase in flood levels
during the occurrence of a one hundred year flood. This requirement has been
incorporated into the Beals and Thomas Conceptual Designs

Wetlands Area; Where any portion of a lot lies within a wetland area that portion may
be used to satisfy the area and yard requirements for the district in which the lot is
situated provided that not less than 10,000 sf or 60% of the lot, whichever is greater, s
outside the wetland area. Areas covered by water for any part of the normal year shall not
comprise more than 15% of the required lot area. This requirement has been incorporated
into the Beals and Thomas Conceptual Designs.

a
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Rivers Protection Act

The Rivers Protection Act, Chapter 258 of the Acts of 1996, protects nearly 9,000
miles of Massachusetts’s riverbanks - helping keep water clean, preserving wildlife
habitat, and controlling flooding. The law creates a 200-foot riverfront area that extends
on both sides of rivers and streams. The 200 foot buffer is divided into two 100 foot
zones. The first 100 feet closest to the river or stream, no development or disturbance is
allowed. For the second 100 foot zone, limited disturbance development may occur, but
depends on individual circumstance.

The Rivers Protection Act may be applicable to the subject property, although
there is no direct river or stream located on the property, the cranberry bogs are likely
served by some water source that may be part of a river system. This requirement has
been incorporated into the Beals and Thomas Conceptual Designs.

Residential Development Phasing:

Section 205-68 of the Plymouth Zoning By-Law, Residential Development
Phasing, affects any development of the subject land. It states that residential lot
development in the 120,000 sf zoning district is limited to not more than 10 lots in any
development, or 12.5% of the total lots, whichever is lesser, can be developed in any one
year. This does not mean that lots cannot be subdivided and sold; rather building permits
for new houses will not be issued for more than 10 lots in any development.

Aquifer Protection District:

The purpose of this district is:

s To preserve and protect the groundwater resources of the Town of Plymouth;

s To protect, preserve and maintain the existing and potential groundwater supply
and surface water quality for present and future residents of the Town;

o To prevent pollution of ground and surface water and water supplies;

¢ To assure the continued availability of the potable and recreational water supply
of the Town; and

o To promote and protect the public health, safety and general weltare.

The Aquifer Protection District shall be considered as overlying other zoning
districts. Any uses permitted in the portions of the districts so overlaid shall be governed
by the restrictions of the underlying district. This has been incorporated into the Beals
and Thomas Conceptual Designs
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DESCRIPTION OF THE SUBJECT PROPERTY

Site:

Total Land Area: 127.92 + acres, (5,572,108 + square feet) according to the Plymouth
Assessor’s data. The site topography and cranberry bogs are shown in the topo map:

%1

I3

Topography/Shape: The site has a highly irregular shape. In looking at the topo map the

-~ property follows around the cranberry bogs shown on the west side of Beaver Dam Road
and includes land surrounding the bog and an additional 42 acres stretching west across
the Pine Hills toward the noted lookout tower on the above map. These 42 acres 1s called
the Church lot (from the seller) and is mostly rectangular and perpendicular to the
remaining 80 acres. The elevation ranges from road grade, to below grade where the
wetlands and bogs are located and then sharply rises up along the Pine Hills. The eastern
side is very steep while the western side is more of a plateau. The elevation is about 250
feet higher than the bogs. There appears to be a trail up the hills toward the lookout
tower. Not all of this trail appears to be located on the subject land.

Frontage/Access: According to the scale of the Plymouth Assessor’s Map we estimate
the subject site has roughly 600 linear feet of frontage on Beaver Dam Road. The
conceptual subdivision plans require creation of two loop roads, one is 5,325 linear feet
long and the second is 5,987 If in order to create frontage for the 29 proposed lots. We
have modified this plan due to economic considerations in order to create 25 lots with
5,825 If of roads.
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Utilities Available: Electricity and telephone are available along Beaver Dam Road.
Any proposed building lot must support both onsite well and an onsite subsurface sewage
disposal (septic) system in conformance with Massachusetts Title V and Plymouth Board
of Health Regulations.

Wetlands: The subject site is heavily impact by wetlands and appears to be about a
40/60 combination of wetlands and uplands.

Timber Value: We have reviewed the timber cruise for Parcel 76-8, and it states there
are no current timber stands suitable for current exploitation. The subject site appears to
have little current marketable timber; any timber value is considered as part of the fee
simple estate of the property.

Wildlife/Endangered Species: The appraisers have not been given a wildlife assessment
report of the subject property. According to the Natural Heritage Bio2 Maps, the entire
subject is located in an area (769) of core habitat and critical natural landscape for rare
species or estimated rare habitat. It is our assumption in this report that there are
potential endangered species or critical habitat on the subject parcel and any development
proposal must undertake appropriate requirements imposed under Natural Heritage
CONCErTS. '

Wetlands/Flood Plain: Because of the substantial amount of cranberry bogs and related
wetlands, the subject site (active bogs) does appear to be located within a flood zone,
according to FIRM Panel #25023C0387J, dated July 17, 2012.

Soil Conditions: Soil types are considered important to potential property development.
We reviewed soil survey maps from the United: States Department of Agriculture, Soil
Conservation Service and found the following three soil types:

Soil Conditions: Soil types are important to either potential development or potential for
agriculture at the subject. We reviewed online soil survey maps from the United States
Department of Agriculture, Soil Conservation Service to estimate the sites potential
capacity to service any on site septic system. According to our analysis the predominant
soil types found encompassing the subject are:

Water

Rainberry

Gravel pits

Fldridge fine sandy loam
Raynham Silt Loam
Freetown Muck
Freetown coarse sand
Swansea Coarse sand
Scio very fine sandy loam
Windsor loamy sand
Barnstable loamy sand
Plymouth loamy coarse sand
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Apart from the water and Freetown Muck soils, the subject soils are typical of the
area and are not considered to be adverse to development. The two major soils are
Freectown coarse sand and Plymouth loamy coarse sand. Predominately sandy soils
should not require extensive or extraprdinary site work when creating access roads.

Easements/Restrictions: Inspection of the subject deeds and plans revealed a so called
‘jeep trail’ crossing Parcel 76-8 and shown on the plan for the property. The deed makes
no reference to this right of way because it was recorded in 1995 - Book 13944, Page 193.

The following easements come from the deed for the majority of the bog acres,
Book 5417, Page 141, Parcels 1-5:

e Parcel 1 is subject to an easement to the Plymouth County Electric Co. dated
December 1965 and duly recorded in the Plymouth County Registry of Deeds.

e Parcel 5 is conveyed together with benefit of an easement to maintain electric
line across the land of Symmes in the location presently existing.

e Parcel 5 is conveyed together with and subject to all rights of flowage and
drainage which we may have appurtenant to the said premises; and tighter,
also with our sanding rights, and together with and subject to any rights of
way of record which cross said premises.

e Parcel 5 is subject to pole rights and easement of the Plymouth Electric Light
Company granted by said Will C. Snell under instrument acknowledged
March 30, 1925, and recorded with said deeds in Book 1494, page 336,
insofar as in force and applicable, but specifically excluding any right to use
the existing driveway through the side yard of the Symmes Homestead.

e Parcel 5 is also conveyed subject to the easement given to the Plymouth
County Electric Company by instrument date November 7, 1949, and
recorded in Book 2078, Page 17, insofar as in force and applicable.

e The parcels under Book 5147, Page 144 are “Said parcel 5 is conveyed
subject to the easement given to the Plymouth County Electric Company by
instrument dated November 7, 1949, recorded in PCRD Book 2078, Page 17
insofar as in force and applicable.”

e The parcels under Book 5147, Page 144 are “Said Parcel 5 is also conveyed
subject to any other easements of record given to Plymouth County for the
layout of Beaver Dam Road and to the Plymouth County Flectric Company
for the erection and maintenance of power lines, insofar as in force and
applicable.”

e The parcels under Book 5147, Page 144 are “Said Parcel 5 is conveyed as
appurtenant to parcel rights of way as reserved in the deed of Robert M,
Briggs and Gertrude Briggs to the New Bedford Gas & Edison Light
Company dated September 1971; Parcel 5 is subject to rights granted therein
over land of the grantees as set forth in easement dated September 14, 1971
from Richmond to Briggs insofar as in force and applicable.”

e Parcel 5 is conveyed together with the same rights and easements contained in
an instrument from G&V Realty Trust dated September 13, 1971 and duly
recorded in PCRD.
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s Agricultural tax lien pursuant to MGL Chapter 61A, Plymouth County
Registry of Deeds, Book 40434, Pages 203-204, dated October 13, 2011,
328.06 acres.

e Agricultural tax lien Parcel 76-8, subject to Chapter 61 lien recorded in
Plymouth County Registry of Deeds, Book 9074, Page 329, dated April 7,
1989. : '

« Agricultural tax lien Parcel 76-28E, subject to Chapter 61A lien recorded in
PCRD, Book 38677, Page 331, dated Jun 29, 2010.

Conclusions: The property is significantly impacted by wetlands, covering roughly 40%
of the site. Second, the site has limited frontage and any proposed development would
likely entail road construction due to the lack of available existing road frontage. Third
the site has a rising topography, not specifically around the bogs, but rather the 42 acres
that extends west from the site up a steep hill (Pine Hill) and will be more difficult to
develop because of topography. This should make the resulting house lots more
appealing due to higher elevation but may incur increased costs for road construction and
drainage. '

Improvements: There are active channels for directing water along with a reserve pond
dam and other means for directing water flow. These items are considered minor
improvements. Once the bogs are incorporated into residential lots these improvements
lack any utility to the land.

85 Beaver Dam Road : LA

This parcel is improved by

a 1900 vintage colonial-style dwelling

in average condition and featuring large first
floor living room, kitchen and bathroom.

The second floor contains 3 bedrooms and

a semi-modern bathroom. Thete is a

partial basement. Heat is oil-fired forced

hot water. The 275 gallon oil tank is located

in a separate side shed. There is a single wall
a‘c unit for the living room. The living room _
also has a fireplace. In any development of the subject property this improvement would
be razed because it is not modern and would be detrimental to development of new lots.

85 Beaver Dam Road

This is a pre-engineered, wood and steel
frame farm building with two 12’ overhead
entry doors. There are two bays with

concrete floors, a full bath and 150 amyp
electrical panel. Heat is propane-fired,

drop down Modine-style space heaters.

There is a small tank farm for storing fuel
Located behind this building. In any develop-
ment of the subject property this improvement
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would be dismantled or razed and it no longer contributes value to the overall property for
residential purposes.

There is also an older barn, which is falling down and considered unsafe for use.
It should be razed. ;

Development Potential

For this assignment, we have examined the Beals and Thomas conceptual
development plans for the subject property prepared in 2009 and which details
development of 29 total residential lots conforming to zoning districts at the subject
property, The subject was designated as Area 5 for development. A breakdown of the
proposed lots follows:

Location Area § Western Side of Beaver Dam Road Lot# Lot Size (sf) Lot Size (Ac) Lot Type Lot# Lot Size (sf] Lot Size (Ac} Lot Type

Zoning Area—Rural Residence {RR) Lot 5-1 131,000 3.01 Subdivision Lotb5-16 121,000 278 Subdivision
60,0000 sf Minimuny200' minumum lot wicth Lol 5-2 35,000 0.80 Subdivision  Lot5-17 121,000 2.78 Subdivision
with 1 iolf120,000 tolat density Lot 5-3 35,000 0.80 Subdivision  Lot518 120,000 278 Subdivision
) Lot 5-4 460,000 3,67 Subdivision Lot 519 120,000 2,75 Subdivislon
Zonling Area--R-25/Single/Duplex (R25) Lot &-& 35,000 0.80 Subdivision  Lot5-20 138,000 317 Subdivsion
26,000 sf Minimurm/4 10" minumum lot widlh Lot &-6 35,000 0.80 Subdivision  Lot5-21 144,000 33 Subdivision
35,000 sf Minirum/410" minumum lof width-Duplex Lot 57 37,000 0.85 Subdivision  Lot5-22 121,000 2.78 Subdivision
lLot 5-8 420,000 2,75 ANR Lot 523 157,000 3.60 Subdivislon
Road B-1 L.ength--5,325 ff Lot5-G¢ 421,000 278 Subdivision Lot5-24 121,000 2.78 Subdivision
Road 5-2 Length--5987 ¥ Lot5-10 120,000 275 Subdivision Lot 5-25 - 143,000 3.28 Subdivision
Lot511 120,000 2.75 Subdivsion  Lot5-26 146,000 3.35 Subdivision
Lot512 120,000 275 Subdivsion  Let5-27 158,000 3.63 Subdivision
Total Acreage--75.57 Acres Lot513 120,000 2,75 Subdivision  Lot5-28 128,000 2.94 Subdivision
Lot 514 120,000 275 Subdivision Lot 6-29 125,000 2.87 Subdivision

Lot5-16 120,000 275 Subdivision

The total number of lots proposed is 29; only one (1)} of which would be Approval
Not Required (ANR) lot and the balance within subdivisions. All older improvements
would be razed and the land prepared for residential development. With the large number
of proposed lots and the elimination of agriculture as a viable enterprise on the subject
land, there is no need or market demand for older barns so they would likely be razed or
sold and moved.

In this proposed plan, Lots 5-11 through 5-19 are located on the Church Lot, the
section of land with the highest elevation (Parcel 76-8). These should be more appealing
due to hillside location than level lots located closer to the bogs. This will be reflected in
retail lot prices.

Discussion with the Plymouth Town Planner indicated that the density of
development appeared to be achievable without overstressing the site or proposing
development that would require a special permit. These conceptual pans are for “by right -
use” and are assumed to be possible with approval of the Plymouth Planning Board for a
definitive subdivision. However, because of the large amount of roads required for
relatively small number of lots, the expense of road building is a limiting factor affecting
value. We have considered a less dense development but one that requires far less road
construction. '
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ﬁause' f the shape and size of the three combined parcels, the Church Lot,
should/Jave less dlense development and far fewer roads. If set up as a 500 If cul-de-sac -
e 2 1nstead{gf 5,985/If of roads, you could still create 5 conforming lots, and substantially
dcture costs, One lot would be oversize, roughly 28 acres, and would be
“considered a premlum lot not just for size but for elevation and privacy. This is more
anc1ally feasible than the proposedu_zz lot build out with 11,000 1f of roads. Our
ication is for 25 lots (including one significantly oversmfxem‘_f(mgdom lot) with

Q 5, 82 If of roads. - ===

1In the modified conceptual plan, the higher elevation lots are labeled H-1 through
H-5. H-3, at the back of the cul-de-sac, is oversize, while the other four are at least 2.75
acres in size. The modified plan and lot size summary is as follows:

Lot# Lot Size (sf) Lot Size (Ac) Lot Type Lot # Lot Size (sf) Lot Size {Ac) Lot Type
Lot 5-1 131,000 3.0 Subdivision Lot H-4 120,000 2.75 Subdivision
Lot 5-2 35,000 0.80 Subdivision Lot H-5 120,000 2.75 Subdivision
Lot 5-3 35,000 0.80 Subdivision Lot 5-20 138,000 3.17 Subdivision
Lot5-4 160,000 . 3.67 Subdivision Lot5-21 144,000 3.31 Subdivision
Lot 5-5 35,000 0.80 Subdivision  Lot5-22 124,000 @ 2.78 Subdivision
Lot 5-6 35,000 0.80 Subdivision Lot 5-23 157,000 3.60 Subdivision
Lot 5-7 37,000 0.85 Subdivision Lot 5-24 121,000 2.78 Subdivision
Lot5-8 120,000 2.75 ANR Lot 5-25 143,000 3.28 Subdivision
Lot5-9 121,000 2,78 Subdivision  lot5-26 146,000 3.35 Subdivision

Lot5-10 120,000 2.75 Subdivision Lot 5-2Y 158,000 3.63 Subdivision
Lot H-1 120,000 2.75 Subdivision Lot 528 128,000 2.94 Subdivision
LotH-2 120,000 2.75 Subdivision Lot 529 125,000 2.87 Subdivision

Lot H-3 1,219,680 28.00 Subdivision
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HIGHEST AND BEST USE

The Dictionary of Real Listate Appraisal, Fifth Edition, 2010, Appraisal Institute,
Page 93, defines highest and best use as "the reasonably probable and legal use of vacant
land or an improved property, which is physically possible, appropriately supported,
financially feasible and results in the highest value. The four criteria the highest and best
use must meet arve legal permissibility, physical possibility, financial feasibility and
maximum profitability.” '

Highest and best use is a forecasting process, which answers three questions:
Should a site be left as is? Should it be improved? What improvement provides the
greatest value? Highest and best use analyses the demand for and use of a property and
the timing when change in use should occur. Our analysis is for the property as it is
today. "

Legally Permissible: The subject is located in both the Rural Residence (RR) and R-25
Residence Districts. The first requires 120,000 sf per lot and 200 feet of frontage. The
second requires 25,000 sf of land and 110 feet of frontage. The subject exceeds the
minimum lot size for both the zoning districts and frontage. There appear to be sufficient
land areas to create multiple lots on the acreage. The existing cranberry bogs would be
abandoned because portions of the bogs would be included in individual lots that will be
created.

Physically Possible: The site is mixed topography with uplands and wetlands. The bogs
are wetlands and flood plain that ca e developed, BUT they can be included within a
potential building lot. There appears to be enough uplands to accommodate residential
development. The soils in the area are typical and not considered to be overly adverse to
development. The portions-of the site impacted by wetlands would not be included in
residential developmer(t (IS)Eres are reserved fo@igggc). The utilities in the area
include eleciricity and telephone. Any lot must accommodate both onsite well and septic
system in conformance with Plymouth Board of Health regulations and Massachusetts
Title V rules. The site appears physically capable of development.

Financially Feasible: Residential use appears to be financially feasible. Median house
prices are moving up, demand for new homes has climbed over the last 3 years and house
prices are increasing. Demand for land will be increasing in concert with this demand.
The bog lands are considered more valuable for residential development than farming,.
Proposed lots could be protected from additional development and this could enhance any
proposed residential development. With the recovering market for nmew houses,
increasing demand noted by mew house permits and the sale/resale data indicating
positive house prices, residential development is concluded to be financially feasible.
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Maximally Productive: \ Using the Beals pnd Thomas conceptual lot layouts, with B
consideration of the zoning\rules and financial feasibility, we have modified the original
proposed plan from 29 lots to"25 total lots o1 half the required roads. This modified plan
is considered the maximally prodﬁtﬂve use of the property. The cranberry bogs will be
assimilated into the proposed lots and not sold off separately. In this fashion they add to

lot sizes, but would likely remain unfarmed and open space land.

The highest and best use for the subject i is for the creation of a 25 lot residential
development. :

TYPICAL EXPOSURE TIME
Proper analysis and valuation includes exposure in the market. The majority of
properties will sell within the typical time frame of their market. This duration of time is
measured in two ways: Marketing and exposure time.

Exposure Time:

Is defined as: The time a property remains on the market. The estimated length of
time the property interest being appraised would have been offered on the market prior to
the hypothetical consummation of a sale at market value on the effective date of the
appraisal; a retrospective estimate based on an analysis of past events assuming a
competitive and open market. (3)

An appraiser considers the time a property takes to sell and appropriate exposure
time is incorporated in our definition of market value. Prolonged or shortened exposure
to the market affects value, Exposure time is considered to happen prior to the date of
valuation.

It is our opinion, based on the subject property and its hlghest and best use, that
the exposure time is 4 to 12 months,

(3) The Dictionary of Real Estate Appraisal, Appraisal nstitute, 2010, Fifth Edition - Page 73,
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APPRAISAL PROCESS

The methodology traditionally used for the valuation of real property is derived
from three basic approaches to value: the Cost Approach, the Sales Comparison
Approach and the Income Capitalization Approach., From the indicated values produced
by each of these approaches and the weight accorded to each, an estimate of market value
is made. The following is a brief summary of the method used in each approach to value,

Cost Approach:

The Cost Approach is an analysis of the physical value of a property; that is the
market value of the land, assuming it were vacant, to which is added the depreciated
value of the improvements to the site. The latter is estimated to be the reproduction cost

=

of the improvements less accrued depreciation from all causes.
T R .

Sales Comparison Approach:

The Sales comparison Approach is based upon the principle of substitution; when
a property is replaceable in the market, its value tends to be set at the cost of acquiring an
equally desirable, substitute property assuming no costly delay in making the substitution.
Since few properties are ever identical, the necessary adjustments for differences between
comparable properties and the subject property must be market based and tempered by the
appraiser's experience and judgment.

Income Capitalization Approach:

The Income Capitalization Approach is an analysis of the subject property in
terms of its ability to produce an annual net income in dollars. This estimated net annual
income is then capitalized at a rate commensurate with the relative certainty of its
continuance and the risk involved in ownership of the property.

Cost of Development Approach:

The Cost of Development Approach is an additional valuation tool available to
the appraiser when subdivision and development represent the highest and best use of a
property. After determining the number and size of units/lots that can be created from the
appraised parcel, a sales comparison analysis of the finished units/lots is undertaken.
After adjusting the comparable sales for differences, the appraiser estimates the most
likely tetail sales prices of the units/lots, the probable development period and the
absorption rate. :
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All direct and indirect costs associated with the development and conveyance of
units/lots to individual purchasers is deducted from their projected sales prices.
Development and entrepreneurial profit are then deducted from projected gross sales
price to arrive at the net sales proceeds. The result is the indication of value of the
subject property

The subject parcels are being appraised using the following Extraordinary
Assumption:

e That the modified conceptual 25 lot configuration, for the subject property
prepared by Beals & Thomas Inc. in 2009, and modified by Avery Associates in
2014, could be refined to an approvable level and that each proposed home site
can meet all local and state requirements for development of a single-family
residence.

Valuation Methods Used

We have presented a Cost of Development Approach, which is considered a good
method of analysis for the subject property given the modified conceptual development
plan and capacity to create 25 residential lots. The Cost of Development Approach
produces a cash flow for valuation, based on estimating retail lot prices along with all
expenses required to create the lots with the net cash flows the value for the subject

property.
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COST OF DEVELOPMENT APPROACH

Retail Lot Values

The Cost of Development Approach begins by focusing on the proposed lots in
the conceptual subdivision layouts. The characteristics of these subject lots are compared
to other lots sold in the Plymouth marketplace. The subject lots are compared and
contrasted with lots from our survey. The most similar comparable sales are weighted in
the analysis and used as a basis for projecting retail value. The conceptual lots were
presented in the Development Potential Section and consist of lots in the 25,000 st size
zoning district and in the district with a minimum lot size of 120,000 sf. There are only §
lots of 35,000 sf or less with the balance (20) being greater than 120,000 sf in size. This
includes one ‘Kingdom’ oversize lot around 28 acres in size along Pine Hill Ridge.

The projection of retail lot pricing is accomplished via examination of lots sold in
Plymouth, While this is an active market, due to the 2006-2011 slowdown in new
construction, there have been few recent lot sales. This may be an indication that builders
with lots in inventory are holding rather than selling them in order to build new homes! v~
Several developments examined seem to be following this pattern.

In our MLS/Pin data presented earlier, for 2013/2014, we noted a number of lot
sales, however, when we investigated them the majority were Approval Not Required lots
on existing roadways. A number of which are used later in our analysis to demonstrate
the value impact lot pr1ce has on overall house § prlce

Because the majority of our conceptual lots will be located within subdivisions
and because of the greater costs but also compatibility of development in newer
subdivisions, we chose to focus on sales from within subdivisions. We did use a number -
of ANR sales to demonstrate matched pairs for lot 51ze dlfferences Wh1ch our lots require~
due to the two dlfferent zoning districts. '

We specifically sought examples of lots sold in newer subdivisions. This is
considered the best match to the conceptual subject lots. We have included an ANR lot
located in Manomet Village for additional consideration because we will have some ANR
lots located along Bartlett and Beaver Dam Road. Many of the lot sales in Plymouth are
well outside our neighborhood or sold with another amenity (pond frontage} for example
and not considered good examples for comparing.

The property rights sold with the comparable sales are considered to match our
definition of interest appraised. The following sales are considered the best examples
from the market for our analysis.
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Lot Sale 1

Address 55 Orchard Hill Dr.

Town: Plymouth

Sales Date  June 4, 2014

Sales Price  $160,000

Book/Page  44386-90

Grantor [rwin Holdings

Grantee Barry Tassinari Construction
Lot Size 0.94 Acres

Map/Lot 89-15-6

Comments: This lot is located in Orchard Hills, a 25-lot subdivision located off Billington
Street on the west side of Route 3. The development was approved in 2006 and about 8 homes
have been built. The streets consist of Orchard Hill Drive and Perrington Way with Orchard Hill
being finished and Perrington only roughed out. Distance to downtown Plymouth is about 1.5
miles and there is easy access to Route 3. Another new home sold in this development in 2013
for $590,000. This lot is located toward the rear of the cul-de-sac and is under development with
a new colonial-style dwelling. All sites required onsite wells and septic systems. The
development in the Rural Residence Zone was constructed using the open space requirements
with open space offsetting smaller than zoning required lot sizes. '

Lot Sale 2

Address 7 Whitney Lane
Town: Plymouth

Sales Date  June 4, 2014
Sales Price  $145,000
Book/Page 44751-196
Grantor Winterson
Grantee Draper Homes
Lot Size 0.55 Acres
Map/Lot 54-10A-204

Comments: This lot is located in Carbide Shores a 1960°s development as a remainder lot.
The site is 23,547 sf in size and parallelogram-shaped. 1t rises up slightly from road grade and
was wooded at time of sale. All town utilities are available in this subdivision. The lot was
listed for sale at $164,900 and was on the market for 455 days. The seller paid $5,000 in closing
costs. The listing describes a glimpse of the ocean but this is highly unlikely given the elevation
and distance to the water from this lot. The buyer is a builder and is offering a 2,400 sf, 7-3-2.5
colonial for sale at $515,000, which is pending sale. The location is south of Manomet in
Cedarville Village closer to the Cape Cod Canal.
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Lot Sale 3

Address 888 State Road
Town: Plymouth

Sales Date  May 15, 2014

Sales Price  $105,000

Book/Page  44320-119

Grantor Bows/888 State RT
Grantee Lane/Putters Lane RT
Lot Size 0.395 Acres
Map/Lot 48-49-175

Comments: This grandfathered lot is located on State Road/Route 3A in the Manomet Section
of Plymouth, not far south of the intersection with Beaver Dam Road. The lot is flat and mostly
level and on the corner of Park Avenue and Mayflower Park subdivision, with beach rights to
Manomet Bluffs. This lot offers electricity, gas and town water to aid in development. The site
is located in the R-25 Zoning District but predates current zoning. The largest negative factor is
traffic flow, which is very heavy along this section of Route 3A/State Road.

Lot Sale 4

Address 16 Nautical Way
Town: Plymouth

Sales Date  September 29, 2011
Sales Price  $120,000

Book/Page 40380-116

Grantor Little Hios/Fitzgerald
Grantee Barbosa

Lot Size 1.5 Acres

Map/Lot 50-37-66

Comments: This subdivision lot is located in Shipyard Estates, a newer loop road subdivision
approved in 2006 and with construction commencing around 2010. It is located in the RR
Zoning District and the subdivision was created using the 60,000 sf subdivision lot at a density of
1 lot per 120,000 sf of land area. New homes in the development are selling in the low to upper
$400,000 price range for 8 room 3 bedroom, 2.5 bath colonials with 2 cat attached garage and
2,000 sf of size. This is a more remote location than the subject, being located off Ship Pond
Road, about 1.5 miles off State Road/Route 3A. The area is more rural and less appealing than
Manomet. All sites required onsite wells and septic systems.
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Lot Sale 5

Address 25 Nautical Way
Town: Plymouth

Sales Date  June 5, 2014

Sales Price  $110,000

Book/Page  44389-278

Grantor Flavin & Flavin
Grantee NE Spec, Inc./Cimbron
Lot Size 1.46 Acres

Map/Lot 48-18-4

Comments: This subdivision lot is located in Shipyard Estates, a newer loop road subdivision
approved in 2006 and with construction commencing around 2007. It is located in the RR
Zoning District and the subdivision was created using the 60,000 sf subdivision lot at a density of
1 lot per 120,000 sf of land area. New homes in the development are selling in the low to upper
$400,000 price range for 8 room 3 bedroom, 2.5 bath colonials with 2 car attached garage and
2,000 sf of size. This is a more remote location than the subject, being located off Ship Pond
Road, about 1.5 miles off State Road/Route 3A. The area is more rural and less appealing than
Manomet. All sites required onsite wells and septic systems. This lot was purchased in 2007 for
$230,000 in anticipation of building however market collapse altered the seller’s plans and it was
sold at a loss in 2014. :

Lot Sales Analysis:

In addition to the lot sales presented, we have investigated how much land value
contributes to overall home price. This is shown in the following chart:

Sales Lot Sales Zone Lot Price as Year

Ex. Address Price Price District % of Price Sold
1 7 Whitney Rd $515,000 $145,000 R25 28.2% 2014
2 63 Graffam $449.900 $135,000 RR 30.0% 2014
3 61 Graffam $449,900 $135,000 RR 30.0% 2014
4 210 Litlle Sandy Pond $395,000 $110,000 RR 27.8% 2014
5 202 Little Sandy Pond $389,800 $110,000 RR 28.2% 2014
6
7
8

19 Graffam $377,000 $110,000 RR 29.2% 2014

21 Lunns $370,000 $115,000 R25 31.1% 2014

391 Little Sandy Pond $350,000 $105,000 R25 30.0% 2014

9 6 Dorothy $369,500 $110,000 RR 29.8% 2013
10 6 Bradford Terrace $348,900 $100,000 R20S 28.6% 2013
" 67 Liberty $335,000 $125,000 R20S 37.3% 2013
12 17 Samoset $305,000 $110,000 R20S 36.1% 2013

This chart details the information from a number of ANR lot sales and the sales
prices for the homes finished on them. In general, it appears that land values are roughly
30% of the total value for a new, finished house.

34 AVERY ASSOCIATES

Reat EsTare APPRAISERS - COUNSELORS



We applied this ratio to two nearby subdivisions, which are located near Manomet
and would be considered similar to any development proposal for the subject property:

. Year Sales Zone Implied Lot

Address Sold Price District Value @ 30%
25 Anderson 2013 $439,000 R20S $131,700
30 Anderson 2014 $479,000 R20S $143,700
35 Anderson 2014 $485,885 R20S $145,766
55 Orchard Hill 2014 $658,000 RR. $197,400
50 Orchard Hilk 2013 $590,000 RR- $177,000
44 Orchard Hill 2013 $550,000 RR $165,000
42 Orchard Hill 2012 $612,000 RR $183,600
56 Orchard Hill 2012 $525,000 RR $157,500

Because we have limited data from appealing subdivisions in close proximity to
the subject and because we also have more information on new home sales we used this
as a test of value range for lots in Manomet. The first 3 sales come from a small
development called Nestle Downs. Tt consists of Anderson Way and Harbor Seal Way
with 15 lots. There have been no lot sales but 3 recent house sales. Lots were offered to
the market priced from $159,900 to $199,000, but expired. These figures are slightly
high given our chart. '

The second set of sales comes from Orchard Hills, where our Lot Sale 1 comes
from and is reflected as the 2014 house sale. This is an appealing subdivision closer to
Plymouth Center than our property. It also carries higher prices than Nestle Downs and
likely higher value that our subject would engender. We used this information to aid in
our analysis of the subject lots,

Another analysis taken from the ANR lots is a size adjustment. This is made
based on the following matched pair information:

Sales Sales Lot Lot Size Lot Size Per Acre
Address Town Price Date Size Difference (SF}- Adj.  Adi.

Ex. 1 L39-1 Little Sandy Pond Plymouth $130,000 6-May-13 3.03 10,880 $0.37  $16,000
L.38-3 Little Sandy Pond Plymouth $126,000 10-May-13 2.78

Ex. 2 L39-3 Little Sandy Pond Plymouth $126,000 10-May-13 2.78 81,457 $0.26  $11,230
125-3 Little Sandy Pond Plymouth $105,000 31-Oct-12 0.1

Ex. 3 L39-1 Little Sandy Pond Plymouth $130,000 6-May-13 3.03 92,347 $0.27  $11,792
1 25-3 Little Sandy Pond Plymouth $105,000 31-Oct-12 0.91

Ex. 4 L38-2 Little Sandy Pond Plymouth $130,000 11-Jdun-13 2.77 81,022 $0.31  $13,441
Plymouih $105,000 31-Oct-12 0.1

L25-3 Little Sandy Pond

Using a number of sales located in a similar area with similar features except size,
we estimate that size has an impact on lot price. Because we are dealing with lots in two

different zoning districts (25,000 sf & 120,000 sf) we use an adjustment of around

$12,000 per acre for the marginal lot size difference.
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Kingdom Lot Valuation:

In examining the Plymouth Market, we found only 1 truly oversize lot sold in the
last 4 years. This was 90 Fuller Farm Road, an 11.75 acre lot located near the Great
South Pond, and which could not be subdivided. It was offered for sale in 2010 @
$289,900 and expired after being on the market for 320 days. It was offered again in
2011 @ $225,000 and expired again after 153 more days. The lot finally sold privately in
2013 for $§200,000. It is a rolling site with well and septic system required, (well already
installed) along with a partially installed foundation. This example coupled with the
direction for the matched pair lots presented before guides us to conclude a retail lot value
for the subject oversize lot (Lot H-3 at 28 + acres) at $325,000. The elevation and
privacy of the proposed subject lot is superior to this sale and the other lots presented in
our research.

Conclusion - Retail Lot Prices:

The lot sales displayed prices from $105,000 for the ANR lot with high traffic
volume to $160,000 for a lot in an appealing, newer development. It might be possible
for all subject lots to achieve prices toward the upper end of this range, because we are
located in an appealing village area of Plymouth and many amenities are a short drive
away. If priced at the upper end of the market range, time to achieve sellout would likely
be highly extended. The longer time a sellout takes, the greater risk is involved and
changing market conditions can render significant value changes. This is demonstrated
by Lot Sale 3, selling for $230,000 in 2007 and then for $110,000 in 2014. Clearly,
changing market conditions can have value impact. If all lots could have been sold at the
higher price, the development would not have been subject to the significant falloff in
demand occurring over the 12-24 months after 2007.

Investigation into the land market for southeastern Massachusetts did not develop
any lot sales where the property abutted and was enhanced by the proximity to natural,
protected watercourses. We searched a number of roads and subdivisions surrounding the
Eel River Restoration project to determine any value enhancement because of the river
restoration. We did not find any evidence of value enhancement after the restoration in
the current market.

Therefore, while we find the subject to be in an appealing market area with lots
that would be somewhat protected from outside development by including portion of the
bog area as buffers and to increase the typical lot size, we find the upper end of the lot
price range is unrealistic for all lots.

The most appealing lots within the development should be those at the upper
elevations, Lots 5-10 through 5-19 along the Pine Hill. These are considered more
appealing because of elevation and proximity to the Pinehills Development.

Lot pricing around the $105,000 to $110,000 price is also considered too low to
be applicable. This is the reason why we analyzed the finished home sales in Nestle
Down, to see where in the range of value, the lots at the subject should be priced. We
find the subject’s location superior to Nautical Way/Shipyard Estates and to the ANR lot
along State Road.

36 AVERY ASSOCIATES

REAL ESTATE APPRAISERS ~ COUNSELORS




1

The best range from the comparable sales, despite lacking any specific lot sales
examples is from $110,000 to $160,000 and this range is considered most applicable to
the conceptual subject lots.

The four lots with highest elevations (H-1-H-5 but not H-3) are, therefore,
projected at $175,000 each. The higher elevation overlooking the entire development and
bogs should be more appealing that typical lots (like Lot Sale 2 for example with slightly
raised elevation). For the lots located at the more level locations and with the subject’s
appealing location and larger lots size (24 out of the 29 lots will be greater than 1 acre in
size), we conclude an average retail lot price of $135,000. The 5 smallest lots are
projected at $125,000 due to smallest size.

This is about 18% higher than Lot Sales 3-54 and 19% lower than Lot Sale 1 and
7% lower than Sale 2. It is also on the lower side of lot prices predicted for Nestle
Downs by our earlier chart of finished home prices and lot sales. Given all of the positive
and negative features of the subject lots, this price is considered appropriate recognizing
lot size, location, density of development, buffer lands and the Manomet location.

The average lot price for all of the proposed subject lots is $135,416, rounded to
$135,000. The average retail price is used in the Cost of Development Model because the
subdivision needs to be constructed, and because it is difficult to know which lots would
sell first. We maintain the value for the kingdom lot and sell that separately in our
analysis, because it would be the more appealing part of the development once
established. Using the average retail price is considered the best means to represent the
development in the cash flow model.

These are retail prices estimated for the Cash Flow Model. These prices are for
finished lots, which require a significant amount of expenditure to create. These figures
are used in the income portion of the Cost of Development Model. The next section deals
with pace of lot absorption.

Absorption ' o . o .

The next step in this analysis is to project absorptzon how long to sell the subject
lots The lots are only conceptual; they would req ing Board Approval and then
construction of the road before they would existas salea e lots. One positive factor is
that new permits have been increasing over thq last 2 yedrs as the chart in the Residential
Section of the Area Analysis detailed. There is ys competition from Pinehills (1,800
units sold, 2,063 units to be built) in any development in Plymouth, but notwithstanding
Pinehills, demand is on track for an average of 15-17 new house permits per month and it
follows demand for land should follow a similar pace. The ex1st1ng supply near the the

subj ect includes: T T

B i

Orchard Hills (10 lots remain)
Nestle Downs (10 lots remain)

Fox Hollow Farms (42 lots remain)
Ship Pond Hills (45 lots remain)
Bayview (13 lots remain)

Stone Gate Farms (33 lots remain)
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These developments total 153 lots, which at the current annual demand rate of 17
lots monthly means all could be sold in under a year if demand remained strong, and if
there were no other competition. We have considered the demand pattern and the
outstanding supply along with the amount of subject lots to be created and placed into the
Plymouth market. From this information, we project the following sales pace:

e 3 lots sold in the first period including the only ANR lot. We anticipate 4-
6 months for approvals and allow some time for road construction to
begin. ' :

¢ 6 lot sales in Period 2 along with the Kingdom Lot

e 5 lotsales in Period 3,

« 6 lotsales in Period 4

¢ 4 Sales in Period 3, selling out development.

In our model we first project selling the ANR lot, along with a couple from once
the first road is proposed and started. We estimate full sellout in 2.5 years or 5 periods,
given present demand, required approvals, required road construction and the number of
fots to sell. The premium lots (H-1-I1-5) sell starting in Period 3 once road construction
reaches that section of the site. -

Market Conditions Adjustment:

‘We have applied a +1.5% per period market conditions adjustment after Period 1
once the project is established. This is based on the sale/resale chart presented earlier and
also reflects the anticipated strong demand moving forward. Projecting into the future is
more difficult and the reason why we applied a 3% annual increase.

Expense Adjustment:

In the Cost of Development Model, we have applied a cost inflation factor of 3%
annually to reflect price increases based on typical CPI increases and investor studies over
the last few 'years. This is applied to taxes and road construction costs after the first
period. The following is an estimate and summary of these expenses.

Development Expense Analysis

The next step in the Cost of Development Approach is an estimate of the potential
net revenues to be derived from development and sale of lots. An important component
is an estimate of those expenses, which may reasonably be expected in proceeding with
the development. The following is a summary of these expenses.

Legal & Approvals: The subject site will be developed through the definitive
subdivision process.  Given the complexity, size of land, topography, susvey
requirements, wetlands. and proposed number of lots, we have projected a cost of $1 750

per lot for the subdivision approvals. Typically it can cost $25,000 to $100,000 to"s&cure
ﬁeﬁnltwe subdivision approv@ependmg on land size, density, time and the town

involved. The greater cost involves h larger number of consultants, engmeermg, fots & °

road design. This covers not 0n1y material for presentation but also experts and their time
required at multiple board hearings.

N
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Road Costs: The revised conceptual development plans require a large amount of
infrastructure and road construction of 5,825 linear feet of roads to create the 25 lgts. We
consulted several other developments and other road construction costs from projects we
are familiar with, presented in the following chart:

Town " Project Road{LF) Road Cost Price/LF Date Comments
- Acton Robbins Wil Estates 8,066 $2,944,090 $365.00 2002 High road specs
/,/Ayer' Stratton Hill 56000 2,000,000 $357.14 2005 Rising topography and hillside
_Bolton Buiternut Farm 2,225 $300,000° $175.28 2000 Minimal Rd Specs
" _Balton Danforth Brook 1,750  $570,000 $325.71 2001 Cistern
_]ﬁbhelmsford Buttercup Lane 1,580 $412,600 $259.49 2002 Level but Wetlands
~ - Dracut Meadow Creek 5052 $1,606,500 $317.99 2002 Phase | only
" _Groton Surrenden Farm 10,150  $3,111,200 $306.52 2003 134 Lot Dev. On 194 Acres
- opedale Green Mill Estates 16,372 $4,711,000 $287.75 2001 Ledge/Blasting required
~ Leominster . LexingtonCir 620  $292,000 $470.97 2006 Part of Open Fieid Hiliside
v Leominster Sheldon Hill 1,705  $B73.472 $336.35 2010 Part of Open Field Hillside
//ﬁorthborc_)ugh - Stirrup Brook Est. 1,500 $439,500 $293.00 2004 - Lewl site, granite curbs
Pepperell Hadley Estates 6,077 $1,135,659 $186.88 1999 Minimai Rd Specs
A _—~Shirley :Hazenwood 1,800 $400,000 $210.53 2000 - Minimal Rd Specs
- Stow Orchard View 1,100 $255,000 $231.82 2001 Minimal Rd Specs
- Stow Pondview 2,440  $550,000 $225.41 2000 Minimal Rd Specs
-~ Stow Derby Woods Phase li 850 $350,000 $411.76 2009 Top of Hill, pawe existing driveway, tco
=

‘Most of the sit@ level, where the road is proposed and this also helps reduce
costs. Based on this examination of road costs along with the Marshall Valuation Cost
Service Manual along with the examples of road costs from Acton,Ayer, Bylton, Groton,
‘Hopedale. Peppe d Stow, we project a linear foot road cos at $300.4f The smaller
size of the road, along with the topography, warrant a figure around this indicator. Road
construction starts in the first period after approvals are granted. -

Demolition: There are existing former cranberry operation buildings (one pre-engineered
metal structures along with a former farmhouse that need to be razed as well as farm
dykes, old barn, dams and other watéf-controls that need to be removed from the site. We
have allocated a cost for this (ﬁ $20,000,based on the size of the existing structures and

amount of work anticipated. T - ‘ =

Septic System Design Expense: Each site will require soil testing and a septic design in
accordance with Massachinsetts Title V and Plymouth Board of Health Regulations. We

anticipate a costAt $2;50, per lot to create the necessary plans--some scale of economy is
achieved with thisfigute due to the volume of plans required.

Legal Expense: The transfer tax on the sale of real estate in the Commonwealth of
Massachusetts is $4.56 per thou;a@llollars of sale price. We have taken a closing cost
expense of $4.56/$1000, plus@()/p t lot to pay for the representation of an attorney at
closings. T
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Real Estate Taxes: The current taxes at the subject total $6,997. We have used this
figure for the first year (first 2 periods) of our analysis, because it will likely take one year
for the assessor to re-value the property ‘based on the new lot subdivision. For the third
period and subsequent periods, we used a tax projection of $2,043 per lot per year or
$1,052. per 6 month period (rounded) based on average projected sales price and 2015
Plymouth tax rates. The developer is responsible for all lots held in reserve and for the
taxes on 30% of those sold per period (shared with the buyer). Taxes increase at the rate
of inflation after the 2nd period. '

Marketing: An allowance for marketing, advertising and promotion of the property is
based upon total sales revenue and is inclusive of allocations for brokerage commissions,
advertising and promotion. We have estimated this expense at 5% of gross sales revenue
and based on typical commissions in Plymouth. ~

Developer’s Overhead & Profit:  An overhead and profit estimate is made with
consideration that the entrepreneur buying the property will require a rate of return for
risk and a return on investment. An overhead and profit allowance of 15% of gross sale
proceeds has been taken after discussing with local developers their profit expectations
and our experiences with similar projects. Profit is high because there are significant
expenses required to develop the subject site. This is considered a moderately higher risk
development primarily because of the amount of required road construction. Profit is an
allowance rather than an expense; this is the reward for a developer to proceed with
development, and a return based on risk.

Discount Rate: The discount rate in this analysis includes a rate that recognizes the time
value of money and compensation for the illiquidity of funds. This rate includes a factor
for the risk associated with installing roadways, carrying costs and selling the various
components of the development. The discount rate in this analysis will convert the net
development proceeds over the 2.5 year development time frame into a net present value.

We reviewed recent mvestor/developer surveys, (PWC Korpacz 2nd Quarter
2014) excerpts of which can be found in the Addenda section to this report. The range of
discount rates from this developers’ survey, which include overhead and profit in the rate,
range from 10%-25%, with the average at 18.15%. If ‘entitlements’ (approvals) are not
in hand, the same surveys suggest an increased range of 300 to 1,500 basis points or an
additional 20% to 50%. Because our project is-not approved, this increases risk and a
higher rate of discount would be called for.

Finally, because we are in a recovering market, there must be sufficient profit
motive for a developer to take the time to secure approvals and to construct the property.
Assuming a total development and sellout period of 2.5 years, the net proceeds over time,
we have applied a discount rate of 8.5%. This rate excludes developer’s profit, which is
why it is a lesser figure because we utilized a separate, large deduction for profit to entice
a developer.
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Summary

After making expense deductions, the net cash flows are derived and the present
worth of the investment calculated. The attached Cost of Development Model has been
prepared. Based upon the analysis and assumptions presented, the indicated market value
of the subject property, under the Extraordinary Assumption, to a single buyer, as of
December 30, 2014, is $775,000.

The Cost of Development Model follows:
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RECONCILIATION AND VALUE CONCLUSION

The final step in estimating the market valse of the subject property is a
correlation of the value from each of the approaches utilized in the appraisal process.
Based on our highest and best use analysis of the subject, we presented a Cost of
Development Approach.

The subject parcels are being appraised using the following Extraordinary
Assumption:

o That the modified conceptual 25-lot configuration, for the subject property
prepared by Beals & Thomas Inc. in 2009, and modified by Avery Associates in
2014, could be refined to an approvable level and that each proposed home site
can meet all local and state requirements for development of a single-family
residence.

Should this assumption prove false, the value as estimated herein is subject to change.

The Cost of Development Approach is considered a reliable indicator of the
market value of the property. Retail price projections for the conceptual lots were made
based upon an analysis of recent sales in and around Plymouth. Expenses necessary to
sell the lots, including approval costs, road construction, taxes due during development,
brokerage, legal and recording and developer’s overhead and profit, were deducted from
the gross sales proceeds producing an income stream over development time. This
development model is similar to the analysis performed by market participants when
considering a development opportunity. The Cost of Development Approach provides an
indication of market value of $775,000.

The Cost of Development Approach is considered the best method of analyzing
the subject property. The subject’s central Manomet location and significant amount of
protected land would help enhance the individual lots. Expenses required to create the
lots are subtracted and a value concluded. Because of the scarcity of large sales of tracts
of land and the significant investment in conceptual planning, this is considered the best
method of analysis for the subject.

Based on the analyses presented m this report, it is our opinion that the market
value, of the 127 + acre subject property, under the Extraordinary Assumption, sold to
a single purchaser, subject to the definitions, limiting conditions and certifications as of
December 30, 2014, is:

SEVEN HUNDRED SEVENTY-FIVE THOUSAND DOLLARS (§775,000)

L
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CERTIFICATION

We certify that, to the best of our knowledge and belief,...

e the statements of fact contained in this report are true and correct.

e the reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are our personal unbiased
professional analyses, opinions, and conclusions.

e we have no present or prospective interest in the property that is the subject of
this report, and we have no personal interest or bias with respect to the parties
involved with this assignment.

s we have performed no appraisal services of the subject property of this report,
within the three-year period immediately preceding acceptance of this
assignment.

e our engagement in this assignment was not contingent upon developing or
reporting predetermined results.

s our compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that
favors the cause of the client, the amount of the value opinion, the attainment
of a stipulated result, or the occurrence of a subsequent event directly related
to the intended use of this appraisal.

¢ our analyses, opinions, and conclusions were developed, and this report has

‘been prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice and requirements of the Code of Professional Ethics and
the Standards of Professional Practice of the Appraisal Institute.

o the use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives.

s Mr. Bernklow and Mr, Avery are currently certified under the voluntary
continuing education program of the Appraisal Institute.

» as of the date of this report, Richard Bernklow has completed the Standards
and Ethics Education Requirements for (Cand1dates or Practicing Affiliates)
of the Appraisal Institute.

* we have made a personal inspection of the property that is the subject of this
report.

e no one provided significant professional assistance to the persons signing this
certification.

e the appraisal assignment was not based on a requested minimum valuation, a
speciﬁ; valuation, or the approval of a loan.

™

‘‘‘‘‘

ffmu ) u
R1chald W, Bernklow SRA iJ ona ‘
Massachusetts Certified General Mas dachusetts Certified General
Real Estate Appraiser #3111 Raal Estate Appraiser #26
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TOPOGRAPHICAL MAP
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As both the U.8. economy and the
commereial real estate (CRE) industry’s
fundamentals show continued signs
of improving, interest in CRE devel-
opment has picked up across each
main property sector — office, retail,
industrial, apartments, and lodging.
As a result, certain investors in the
national development land market are
looking to acquire new parcels, finish
entitling owned tracts, and/or convert
parcels into readied sites. “We are
seeing more interest from developers
and expect to reduce our existing
land inventory over the next several
menths,” shares a participant,

As is typically the case, the resur-
gence of development land opportuni-
ties is following the recovery path of
both the U.S. housing market and the
11.8. economy. “Job growth markets
are seeing construction activity pick
up first in order to support growing
local economies,” says an investor.
After several dormant years, the pick-
up in activity is welcome news for
development land investors. In fact,
for the first time in quite a while, our
surveyed investors are unanimous in
their expectations that values for
development land will increase over
the next 12 months,

Total spending on U.S. private
construction was up 12.5% on a year-
over-year basis in March 2014, ac-
cording to the U.S. Census Burean
{see Table DVL-1). Within this total,

residential construction was up 15.2%
while nonresidential was up 4.4% over
that time frame. Office, lodging, and
communication sectors reported the
highest year-over-year gains in spend-
ing in the nonresidential sector, as of
March 2014. In contrast, U.S. private
construction spending dropped the
most in the religicus and public safety
sectors over the past 12 monihs,

DISCOUNT RATES

Free-and-clear discount rates including
developer's profit range from 10.0%
to 25.0% and average 18.15% this
quarter (see Exhibit PL-1). This aver-
age is down 16 basis points from the
fourth quarter of 2013 and assumes
that entitlements are in place. Without
entitlements in place, certain investors
increase the discount rate between
400 and 1,500 hasis points {(an aver-
age increase of 1,040 basis points).

GrOwTH EATE ASSUMPTIONS
Growtl rates for development expens-
es, such as amenities, real estate taxes,
advertising, and administration, typi-
cally range from 1.0% to 5.0% and
average 3.2%. For lot pricing, investors
indicate a range up to 5.0%; the aver-
age growth rate for lot pricing is 2.0%.

ABSORPTION PERIOD

The absorption period required to sell
an entire project varies significantly
depending on such factors as location,

Exhibit DL-1
DISCOUNT RATES (IRRS)"
Second Quarter 2014

CURRENT QUARTER

FOURTH QUARTER 2013

FREE & CLEAR
Range

Average

Change

18.15%

10,00% — 25.00%

10.00% — 25.00%
18.31%
-16

a, Rate on unleveraged, all-cash transaclions; including developer’s profit

size, and property type. This quarter,

preferred absorption periods for par-
ticipants range from 12 to 246 months.
The mean absorption period is 100
menths (just over eight years), about
two years lower than the absorption
period reported six months ago.

FORECAST VALUE CHANGE

Over the next 12 months, all investor
participants expect development land
values to increase. Appreciation
ranges up to 10,0% and averages
3.6% ~ up quite a bit from six months
ago when the average was 2.6%, No
surveyed investors expect property
value declines in the national devel-
opment Iand market over the next 12
months.

MARKETING PERIOD

The typical time that a development
land parcel is on the market prior to
selling ranges from 9 to 240 months
and averages 53 months. ¢

Table DVL-1
U.S. CONSTRUCTION SPENDING*
March 2013 to March 2014
Year-Over-Year

Nonresidential Change
Communication +32.5%
Lodging + 20.6%
Conservation

& Development +15.3%
Office +10.9%
Transportation + 6.6%
Highway & Street + 8.5%
Commercial +7.4%
Manufacturing +7.9%
Religious —19.4%
Public Safety ~10.3%
Health Care —5.3%
Educational —3.8%
Total + 4.4%
Residential +15.2
* Private construction
Souree: U.8. Census Bureau; seasenally adjusted

www.pwec.com | 55




DEFINITIONS
~ AND

ASSUMPTIONS

AVERY ASSOCIATES

REAL ESTATE APPRAISERS - COUNSELORS




APPRAISAL LEXICON

MARKET VALUE

"The most probable price, which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently, knowledgeably and assuming the price is not affect by undue stimulus.
Implicit in this definition is consummation of a sale as of a specified date and passing of
title from seller to buyer under conditions whereby:

1. Buyer and seller are motivated,

2. Both parties are well informed or well advised and each acting in what he

considers his own best interest;
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U.S. dollars, or in terms of financial
arrangements
comparable thereto; and

5. The price represents the normal consideration for the property sold unaffected
by special or creative financing, or sales concessions granted by anyone
associated with the sale." (1)

FEE SIMPLE ESTATE

Absolute ownership unencumbered by amny other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain, police
power and escheat. (2)

HIGHEST AND BEST USE

The reasonably probable and legal use of vacant land or an improved propetty,
that is physically possible, appropriately supported, financially feasible, and that results in
the highest value. The four criteria the highest and best use must meet are legal
permissibility, physical possibility, financial feasibility and maximum productivity.
Alternatively, the probable use of land or improved property — specific with respect to the
user and timing of the use — that is adequately supported and results in the highest present
value. (3)

LEASED FEE INTEREST

A freehold (ownership interest) where the possessory interest has been granted to
another party by creation of a contractual landlord-tenant relationship (i.e., a lease). (4)

(1) FIRREA 12 CFR Part 323.2.

(2) The Dictionaty of Real Estate Appraisal, Appraisal Institute, Chicago, IL, 2010, Fifth Edition - Page 78.
(3) foid. - 93,

(4) Ihid. — 111,
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MARKETING TIME

An opinion of the amount of time it might take to sell a real or personal property
interest at the concluded market value level during the period immediately after the
effective date of an appraisal. Marketing time differs from exposure time, which is
always presumed to precede the effective date of an appraisal. (5)

MARKET RENT

The most probable rent that a property should bring in a competitive and open
market reflecting all conditions and restrictions of the lease agreement, including
permitted uses, use restrictions, expense obligations, term, concessions, renewal and
purchase options, and tenant improvements (T1Is). (6)

EXPOSURE TIME

1. The time a property remains on the market.

2. The estimated length of time the property interest being appraised would have
been offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal; a retrospective estimate based
on an analysis of past events assuming a competitive and open market. (7)

PROSPECTIVE OPINION OF VALUE

A value opinion effective as of a specified future date. The term does not define a
type of value. Instead, it identifies a value opinion as being effective at some specific
future date. An opinion of value as of a prospective date is frequently sought in
connection with projects that are proposed, under construction, or under conversion to a
new use, or those that have not yet achieved sellout or a stabilized level of long-term
occupancy. (8)

RETROSPECTIVE OPINION OF VALUE

A value opinion effective as of a specified historical date. The term does not
define a type of value. Instead, it identifies a value opinion as being effective at some
specific prior date. ‘Value as of a historical date is frequently sought in connection with
property tax appeals, damage models, lease renegotiation, deficiency judgments, estate
tax, and condemnation. Inclusion of the type of value with this term is appropriate, e.g.,
“retrospective market value opinion.” (9)

(5) Tbid. - 121.
(6) 1bid. - I21.
(7) Thid. — 73.

(8) Thid. — 153,
(9) Thid. — 171.
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal report has been made with the following general assumptions:

1. This is a narrative Appraisal Report which is intended to comply with the
reporting requirements set forth under Standards Rule 2-2(a) of the Uniform
Standards of Professional Appraisal Practice for an Appraisal Report.
Supporting documentation concerning the data, reasoning, and analyses is
retained in the appraiser’s file. The information contained in this report is
specific to the needs of the client and for the intended use stated in this report.
The appraisers are not responsible for the unauthorized use of this report.

2. No responsibility is assumed for the legal description or for matters including
legal or title considerations. Title to the property is assumed to be good and
marketable unless otherwise stated.

1. The property is appraised free and clear of any or all liens or encumbrances
unless otherwise stated. :

2. Responsible ownership and competent property management are assumed.

3. The information furnished by others is believed to be reliable. However, no
warranty is given for its accuracy.

4, All engineecring is assumed to be correct. The plot plans and illustrative
material in this report are included only to assist the reader in visualizing the

property.

5. It is assumed that there are no hidden or unapparent conditions of the property,
subsoil, or structures that render it more or less valuable. No responsibility is
assumed for such conditions or for arranging for engineering studies that may
be required to discover them.

6. It is assumed that there is full compliance with all applicable federal, state,
and local environmental regulations and laws unless noncompliance is stated,
defined, and considered in the appraisal report.

7. It is assumed that all applicable zoning and use regulations and restrictions
have been complied with, unless a nonconformity has been stated, defined,
and considered in the appraisal report.
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8. It is assumed that all required licenses, certificates of occupancy, consents, or
other legislative or administrative authority from any local, state, or national
government or private entity or organization have been or can be obtained or
renewed for any use on which the value estimate contained in this report is
based.

9. It is assumed that the utilization of the land and improvements is within the
boundaries or property lines of the property described and that there is no
encroachment or trespass unless noted in the report.

This appraisal report has been made with the following general limiting
conditions:

1. The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The
separate allocation of land and building must not be used in conjunction with
any other appraisal and are invalid if used.

2. Possession of this report, or a copy thereof, does not carry with it the right of
publication.

3. The appraiser, by reason of this appraisal, is not required to give further
consultation, testimony, or be attendance in court with reference to the
property in question unless arrangements have been previously made.

4, Neither all nor any part of the contents of this report (especially any
conclusions as to value, the identity of the appraiser, or the firm with which
the appraiser is connected) shall be disseminated to the public through
advertising, public relations, news, sales, or other media without the prior
written consent and approval of the appraiser.

5. Any value estimates provided in the report apply to the entire property, and
any proration or division of the total into fractional interests will invalidate the
value estimate, unless such proration or division of interests has been set forth
in the report.

6. The forecasts, projections, or operating estimates contained herein are based
upon cwrrent market conditions, anticipated short-term supply and demand
factors, and a continued stable economy. These forecasts are, therefore,
subject to changes in future conditions.
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Town of Plymouth, Massachusetts

Department of Marine and Environmental Affairs
11 Lincoln Street, Plymouth, MA 02360 | 508-747-1620

MEMO

To: John Moody, Chairman, Advisory and Finance Committee

Through: Melissa Arrighi, Town Manager

From: David Gould, Director of Marine and Environmental Affairs
Re: Article 9E — Beaver Dam Open Space Acquisition
Date: January 14, 2016

The Beaver Dam Open Space site is part of the former agricultural operation in Manomet known as Tidmarsh
Farms (West). The Tidmarsh Farms (East) is currently undergoing the largest freshwater wetlands restoration ever
completed in New England. These parcels provide connectivity to the approximately 770 acres of conservation land
at Beaver Dam/Briggs Conservation Area as well as connecting to Entergy land. The Town of Plymouth has been
working to restore and protect this property since 2009. Without this acquisition the land protection, the grant
funding and the overall ongoing restoration of these properties will be jeopardized.

Details on funds acquired to date are listed below:

Tidmarsh West (Beaver Dam Acquisition)

e Land includes cranberry bogs and so-called “Church” lot to the crest of the Pinehills. Approximately, 129
acres in total.

e 2014 appraisal values land at $775,000. Owner has agreed to sell for $700,000.

e $51,000 is available for the Tidmarsh West acquisition via MA Landscape Partnership Grant.

e $375,000 would become available from NRCS Wetlands Reserve Program (Eel River, Tidmarsh East) for
restoration of Tidmarsh West bogs.

[}

Tidmarsh East

e Land consists of approximately 497 acres. The appraised value is $3,400,000 to be acquired by Mass
Audubon for $2,300,000.

e Mass Audubon has $949,000 in Landscape Partnership Grant funding for acquisition. MAA has over
$300,000 in pledges.

e Thereis a $1,000,000 National Coastal Wetlands Conservation Grant (with the Town) that is pending.
Announcement anticipated in late fall 2016.

e Restoration funds to date $3,500,000.

e This restoration would improve water quality and habitat within Beaver Dam Brook, Bartlett Pond and
White Horse Beach.

Acquisition of this property will ensure that no grant funds will need to be returned and that the on-going
restoration work to improve water quality and natural resources habitat along Beaver Dam brook can continue.
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