TOWN OF PLYMOUTH

COMMUNITY PRESERVATION COMMITTEE

TO: TOWN MEETING, SELECT BOARD, AND THE ADVISORY & FINANCE COMMITTEE
FROM: COMMUNITY PRESERVATION COMMITTEE
DATE: AUGUST 8, 2024

RE: FALL TOWN MEETING 2024: CPA ARTICLE 10: OPEN SPACE, Black Cat Road

ARTICLE 10: Open Space, Black Cat Road

To see if the Town will vote to authorize the Select Board to acquire by purchase, gift, eminent
domain or otherwise, for open space pursuant to G. L. c. 44B and to accept the deed to the Town of
Plymouth, of a fee simple interest or of land located at Black Cat Road and Watercourse Road in the
Town of Plymouth comprised of 93 acres, more or less, shown on Assessors Map 90, Lots 35D, 44,
45, 46 and a portion of Lot 43-7, and further that said land be held under the care, custody, and
control of the Conservation Commission; and as funding therefor to appropriate from Community
Preservation Fund revenues, transfer from Community Preservation available funds or reserves, or
borrow the sum of $1,150,000, and further to authorize the Select Board to grant a conservation
restriction in said property in accordance with G. L. c. 44B, 812 meeting the requirements of G.L.
c.184, 8831-33; 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 COMMITTEE

CPC RECOMMENDATION: Approval (7-0-0)
The Community Preservation Committee voted unanimously in the affirmative for this article at its
meeting held Thursday, July 25, 2024.

SUMMARY & INTENT

The Community Preservation Committee recommended Article 10 for the Fall Town Meeting 2024
for the appropriation of $1,150,000 for the acquisition and preservation of some 93 acres of open
space located at Black Cat Road and Watercourse Road. This vote is contingent upon the Town
receiving a grant from the state to reimburse 90% of the price.
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Appraisal Report

Introduction

Letter of Transmittal

June 5, 2024

David Gould, Director

Department of Marine and Environmental Affairs
Town of Plymouth

26 Court Street, Plymouth, MA 02360

Dear Mr. Gould and Mr. Keohan:

As requested, I have prepared the following Appraisal Report for Lots 35D, 44, 45, 46,
and a 23.29-acre portion of Lot 43-7, as further defined herein, located on Black Cat Road and
Watercourse Road in Plymouth, Massachusetts. The purpose of the appraisal is to estimate the
market value of the herein-described property, as of November 1, 2023. The intended use of the
appraisal is for decision making relative to a possible purchase of the property, as well as for
obtaining funding from grant programs under the purview of the Commonwealth of
Massachusetts’ Executive Office of Energy and Environmental Affairs. In addition to the Town of
Plymouth, other intended users of the report are the Commonwealth of Massachusetts, the
Wildlands Trust, and the property owner.

It is my opinion and conclusion that the market value of the subject property, as of
November 1, 2023, was $1,150,000.

This appraisal is based on the extraordinary assumption that permission could be obtained
for the creation of three house sites on Lot 44, as further described herein. If this assumption
proves to be false, the value of the subject property could be lower.

This appraisal is based on the extraordinary assumption that groundwater in the vicinity of
each potential house site on the property is potable. If this assumption proves to be false, the
value of the subject property would be lower.

This appraisal is based on the hypothetical condition that a 2.76-acre portion of Parcel 43-
7 has been already divided from the subject property.
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Appraisal Report

Introduction

Summary of Important Facts and Conclusions

Property Type: Cranberry farm zoned for residential use

Property Address: Black Cat Road and Watercourse Road, Plymouth
Owner: Makepeace/F-H Acquisition Corporation

Effective Date of Valuation: November 1, 2023

Property Rights Appraised: Encumbered Fee (encumbered by numerous access and utility
easements, as further described herein)

Site Data: Five lots in close proximity to each other, with frontage on Black Cat Road and
Watercourse Road and with a total land area of approximately 90.27 acres, identified as Lots
35D, 44, 45, 46, and a 23.29-acre portion of Lot 43-7 on Plymouth Assessors’ Map 90
Improvement Data: Three pump houses and irrigation system

Zoning: Rural Residential

Highest and Best Use: Site for four single-family lots, including two with cranberry-bog acreage

Value Indications:

Cost Approach: Not Applicable

Income Approach, Cost of Development Technique: $1,150,000

Sales Comparison Approach: Not Applicable
Final Value Estimate: $1,150,000

Extraordinary Assumptions: This appraisal is based on the extraordinary assumption that
permission could be obtained for the creation of three house sites on Lot 44, as further described
herein. If this assumption proves to be false, the value of the subject property could be lower.

This appraisal is based on the extraordinary assumption that groundwater in the vicinity of
each potential house site on the property is potable. If this assumption proves to be false, the
value of the subject property would be lower.

Hypothetical Conditions: This appraisal is based on the hypothetical condition that a 2.76-acre
portion of Parcel 43-7 has been already divided from the subject property.
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Appraisal Report

Factual Data
Identification of the Property
Plymouth Assessors’ Map 90
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Appraisal Report

Property Data

Site
Subject Property Map
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Appraisal Report

Property Data

Site

In analyzing the subject property, several sources of information have been employed,
including a site inspection by the appraiser, the current subject property deed; the Assessors’
Maps for the Town of Plymouth and other Town Records, the Soil Survey of Plymouth County,
prepared by the United States Department of Agriculture Soil Conservation Service in
cooperation with Massachusetts Agricultural Experiment Station, as presented on the “Web Soil
Survey” site of the United States Department of Agriculture; MassGIS’s on-line MassMapper
program; and a certain plans discussed in the preceding “Legal Description” section of this
report.

Lot Description

The property consists of five lots, with approximately 742.67 feet of frontage on Black
Cat Road. The property also has approximately 1,024.25 feet of frontage on Watercourse Road
The total land area of the property is approximately 90.27 acres, with Lot 35D having about 10.0
acres, the subject portion of Lot 43-7 having about 23.29 acres, Lot 44 having about 42 acres,
Lot 45 having about 9.81 acres, and Lot 46 having about 5.17 acres. Lots 43-7, 44, 45 and 46 are
separated from each other by 20-foot-wide strips, while Lots 43-7 and 35D are contiguous. The
lots are irregularly shaped. Without considering the 20-foot-wide strips, over which the subject
property has access rights, the property as a whole has a maximum northwest-to-southeast
dimension of about 3,200 feet and a maximum northeast-to-southwest dimension of about 2,700

feet.
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