TOWN OF PLYMOUTH

COMMUNITY PRESERVATION
COMMITTEE

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

Date: Friday, August 19, 2022

Re:  ANNUAL FALL TM 2022: CPA Article 9A

ARTICLE 9A: To see if the Town will vote to authorize the Select Board to acquire by purchase, gift,
eminent domain, or otherwise, for open space and recreational purposes pursuant to G.L. c. 44B on
such terms and conditions as the Select Board deems appropriate and to accept the deed to the Town
of Plymouth, of a fee simple interest or less in the land comprising 99.5 acres, more or less, located off
Carver Road in Plymouth, described more particularly in the deed recorded with the Plymouth County
Registry of Deeds in Book 56776, Page 338, as further shown on Assessor’s Map 107 as Lots 9A, 20F-1,
20F-2, 20F-3, 22, 23-4, 24A, and 63-10, such land to be held under the care, custody, management and
control of the Conservation Commission; and to appropriate $900,000.00 for the acquisition of said land
and other costs associated therewith from the Community Preservation Fund estimated annual
revenues, fund balance, or reserves, and/or borrow said total sum pursuant to G.L. c. 44B, 8§11 or G.L.
c.44, 87 or any other enabling authority; 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, §831-33; and to authorize appropriate Town officials to file on behalf of the Town any and
all applications deemed necessary for grants and reimbursements from the Commonwealth of
Massachusetts deemed necessary under G.L. c. 132A, 811 and to authorize them to enter into all
agreements and execute 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 (unanimous)
The Community Preservation Committee voted unanimously Article 9A at its meeting held Thursday, August 18, 2022.

SUMMARY & INTENT:
The Community Preservation Committee is recommending this Article to Fall Town Meeting 2022 to utilize CPA Open
Space Funds for the acquisition of land off of Rt 80.

Property Description: The property is within multiple areas identified as significant by the Commonwealth of
Massachusetts for groundwater and surface water protection, including: It is directly adjacent to the Town’s Darby Pond
Well, identified by the Commonwealth of Massachusetts as a “Community Groundwater Well” that is within a Zone |
Wellhead Protection Area Portions of the Property are within a Zone 11 Well Head Protection Area

NATURAL RESOURCE VALUES AND CHARACTERISTICS: The property is within multiple areas that have been
identified as ecologically significant by Natural Heritage (NHESP), including:

Entirely within Bio Map 2 “Core Habitat, Core Component—Species of Conservation Concern”, and “Critical
Natural Landscape, Core Component, Landscape Blocks”. Directly abuts the Zone 1 Wellhead Protection Area.

Partially within “Priority Habitats of Rare Species, PH 530” (numerous Pine Barrens-associated species)
Partially within “Pine Barrens Natural Community Systems, UMass”. Pine Barrens are a globally rare forest type.

Entirely within a Area of Critical Environmental Concern”, as designated by the Commonwealth of Massachusetts
EOEEA in 1991

The property has frontage on Darby Pond, a coastal Plain Pond. Such ponds are globally rare habitats found almost
exclusively in Southeastern MA, primarily in Plymouth.



~_APPLICATION
" tothe ',
PLYMOUTH - B Oy
COMMUNITY PRESERVATION S
| COMMITTEE (L n i e

July, 2022

PROJECT DARBY POND TOWN WELL
PROTECTIONICAMP NORSE i

LOCATION GRAFFAM ROAD R CARVER ROAD 9,
| -"KRISTIN ROAD PARTING WAYS ROAD, AND DARBY
| s w LT POND WEST PLYMOUTH | | |
ACREAGE Approxrma‘tely 99 5 acres
CURRENT OWNERS S
RHODE ISLAND BOY SCOUTS

Subject Parcels: Plymouth Assessors Map 107 Parce/s |
. 9A, 20F-1, 20F-2, 20F-3, 22, 23-4, 24A, 63-10



PROJECT SUMMARY:

Wildlands Trust (‘WLT") hereby submits an application to the Plymouth Community
Preservation Committee, pursuant to the possibility of the Town acquiring the fee simple
interest in eight parcels situated on and around Darby Pond in the northwest corner of
Plymouth. o ‘ AR T T ooa '

- The parcels (collectively, the “Property”) compriéé 99.5 acres, more orless, and are part
of Camp Norse, a complex serving the scouting community in Southeastern

- Massachusetts and Rhode Island. It directly abuts and surrounds the Town'’s Darby

Pond Well, a so-called “Community Groundwater Well” that provides drinking water to -

- Plymouth residents. . Because of its proximity to the well,.the Property is situated

" and is cons

‘proximate to and within multiple areas identified as significant for groundwater and
- surface water protection. -It directly abuts the Zone | Wellhead Protection Area that
establishes a 400" protective radius around the well, is within a “Zone Il Wellhead
Protection Area”, and.lies entirely within an area identified by the Commonwealth of
Massachusetts'as a “High Yield Aquifer Area”, - - '

The Town'’s acquisition of the Property would help protect this vital component of the -
Town'’s infrastructure; help protect the sole source Plymouth-Carver Aquifer, and -
preserve a large assemblage of open space in an-area of-Plymouth historically

- underserved by land conservation efforts. - h : -

The Property possesses other significant natural resource values. It is within areas
designated by the Co_mmonwealth,of-Massachusetts Natural Heritage and Endangered -
Species Program (“NHESP") as ‘BioMap 2 “Core Habitat” and “Critical Natural -
Landscape”, and “Priority Habitat of Rare Species PH 609", . It also includes extensive

~ frontage on Darby Pond, a so-called “Coastal Plain Pond”. Such ponds are globally
rare habitats found almost exclusively in Southeastern Massachusetts, but primarily in

- Plymouth. ' A o w Co |

' The proposed acquisition of the Property meetsﬁse_velr__all of fhe.“Oben_ Space Goals and
Criteria” enumerated in Plymouth’s Community Preservation Committee application,

: istent with several of the goals and objectives articulated in Plymouth’s Open -
- Space and Recreation Plan.: ' : o e ' : :

- OWNERSHIPIPROJECT HISTORY:

The Property is owned and managed by the Rhode Island Boy Scouts. The.Property
was formerly owned by the Narragansett Council of the Boy Scouts, which merged with
Anawon Councill of the BSA in 2016. A-copy of that merger agreement is included

~ herewith in the Attachments section of this application, along with a copy of a deed from
May 2022 transferring the Property’s title from the Narragansett Council to the: Rhode

. Island Boy Scouts.



Camp Norse was establrshed in 1934 wrth the acqursrtron of 25 acres on.Darby Pond.

- 'Subsequent acquisitions, including but not limited to those in 1943 1962 and 1969

expanded the Camp to its current extent

| In early 2018 WLT staff and representatives of the Town of Plymouth spoke with

Nafragansett Council CEO Tim McCandless and CFO Marc Cardin about the prospects
for a conservation pl’OJeCt involving some portion of the Camp’s property. At that time,

“the proposed project scope involved the Town’s purchase of a Conservation Restriction

on approximately 165 acres in Plymouth. Toward that possible outcome, WLT prepared
and submitted an applrcatron to the CPC on Councrl s behalf rn sprlng 2018

The Town and the Council subsequently commssroned an appra|sal of the assemblage
. that would comprise the proposed CR, and following receipt of the: appraisal discussions

ensued toward achieving agreement on a sales price for the CR. However, the parties
did not reach an accord on a sales-price, and the pl’OjeCt went dormant for several
years; 1n no small part due to the Covid pandemic.

In June 2022, Mr. McCandless and l\/lr Cardin conferred with Plymouth Communrty
Preservation Chair Bill Keohan toward reviving discussions about a potential
conservation project, and to discuss the typical parameters of a Community. =
Preservation Act open space project, including the application process, the appraisal

" process, and how the Community Preservation' Committee builds support for its projects

prior to presentlng them for Town Meeting approval. The parties also discussed-and - .

- - agreed upon revising the proposed project’s scope, to involve a town purchase of the
. fee s:mple interest in approximately 99 5 acres of the Council's holdmgs in lieu of.

acquiring a Conservation Restnctlon

'WLT is revising and advancmg thrs appllcatlon on behalf of Mr. Cardrn Mr. l\/lcCandIess ‘ |

and the Rhode Island Boy Scouts and will help facrlltate the prolect thereafter as

o needed

ZONINGIDEVELOPMENT POTENTIAL

The Property is S|tuated ent;rely wrthln the RR. Zonlng Drstrlct In. the absence ofa |

conceptual or approved subdivision plan, its development potential is unknown at thrs
time, and would require further analysis that is beyond the scope ofthls appl|cat|on The
property does contaln srgnrfrcant upland area. '

" PLANS OF LAND:

Per Mr. Cardin, there a"‘?h”r any Suf\léy plans that depict the Prémises. i



PROPOSED ACQUISITION PLAN/TIMELINE: . .

In the best case, the Town would acquire the Property as socn as possible following a
- vote by Fall 2022 Plymouth. Town Meeting approving the project, subject to the
satisfactory completion of all required.due diligence. The proposed project timeline
‘would be contingent upon multiple factors, including the parties achieving agreement on
a'sales price. ' T AR b i, e e R R

~ NATURAL RESOURGES SUMMARY:
The Property is Within-m-dltihle areas identified as‘significant by the Commonwealth of -
Massachusetts for groundwater and surface water protection, including:: :

« ltis directly adjacent to the Town’s Darby Pond Well, identified by the
- Commonwealth of Massachusetts as a “‘Community Groundwater Well” that is
within a Zone | Wellhead Protection Area. . o, '
o Portions of the Property are within a Zone Il Wellhead Protection Area
* lItlies above the Plymouth-Carver sole source aquifer, an invaluable regional
.. resource that is the source of Plymouth’s drinking water; : - o e
o It lies entirely within a “High Yield Aquifer Area”,

The Property is éomp_riséd primérily of woOdéd upland area, with variable topography, .
- and includes most of the frontage.on Darby Pond. It is within multiple areas designated
as ecologically significant by NHESP, including: - ST e : '

- . * Partially within Bio Map 2 “Core Habitat”, “Core Component—Species of
~ Conservation Concern”, “Aquatic Core”, “Wetlands”, and “Priority Natural -
ot Communities”, and “Critical Natural Landscape”, CNL Components, “Upland
- Buffer of Aquatic Core”, “Upland Buffer of Wetland Core” ! _
o Portions of the Propetty are within “Priority Habitats of Rare Species, PH 609", .-
, and “Estimated Habitats of Rare Wildlife” SELE . D R
o Includes area of “Acidic Peatland Community Systems” (on parcel south of.
" Graffam Road) - = S AR
¢ Includes area of “Sandplain Natural Community Systems” (on parcel northeast of
- Darby Pond, near the power line corridor) ' T
o “Coastal Plain Pond Systems” (Darby Pond is a Coastal Plain Pond. Said ponds
. ‘are a globally rare natural community). .~ o R

LANDSCAPE CONTEXT:

~ The Property’s landscape context is mostly favorable. Other holdings of Camp Norse in
.. the Town of Kingston that-extend out to Parting Ways Road abut to the north, a 39-acre

. parcel including a cranberry bog and associated upland acquired by the Town in2018 .

-directly abuts to the east; and a large tract of privately owned open space extending into

the Town of Carver abuts to the west. ‘The Town’s Darby Pond Well sits in the virtual



center of the Camp, and a. Iarge parcel also owned by the Town is- proxrmate to the '

- northeast.

. There is some single-family residential development srtuated to the south/southeast
along Graffam Road. ' :

In the larger Iandscape context, Camp Norse is a srgnlﬂcant component of an .
expansive, if not completely contiguous, corridor of open space in Plymouth and
Kingston. Lying tothe northeast is the Town of Plymouth's Parting Ways Cemetery and
numerous protected parcels surrounding or in close proximity to Muddy Pond in - .
Krngston including'WLT’s Nicks Rock Road Preserve, the Kingston State Forest, and "
the Northeast Wilderness Trust's Muddy Pond Wilderness Preserve, which completely

~ surrounds Muddy Pond. Situated to the south below Carver Road are several large and
primarily undeveloped parcels owned by Pinewood Lodge and the Plymouth Rod and -

" Gun Club, respectively, and the Plymouth Airport complex, part of which contains rare

. species: habrtat WLT holds a CR on a portion of this important habitat area: In the:
aggregate, this. corridor is very significant for its rare wildlife habitats, importance for
protecting the Plymouth Carver Sole Source Aqurfer and scenrc qualrtres -

ACCESSIIMPROVEMENTS

‘The Property is acce55|ble from multiple’ d|rect|ons ‘From the south itis accessed via”
Darby Station Road and Graffam Road. From the north it is accessed from Partrng
Ways Road.- § =

The Property proposed for acqursrtron does not |nclude any rmprovements

PUBL!C ACCESS POTENTIAL The Property. has the potential to support a hlkrng trarl
system because of its scale and primarily upland character.. Should it acquire the
Property, the Town will conduct a thorough-assessment of its potentlal for passrve forms
of publtc access such as hiking and hature study :

LONG TERM MANAGEMENT PROGNOSIS

. The Property proposed for acqursrtron does not mclude any rmprovementsll and wrll be
~'managed primarily for water supply protectlon and ‘passive recreation. Therefore it
should not pose a srgnlflcant operatronal burden on Town natural resources staff or

~ budgets.

ALlGNMENT WITH CONINIUNITY PRESERVATION ACT GOALS
o FOR OF’EN SPACE .

 GOAL 1: Preserve Plymouth 'S Rural Character The Property is orie of the most
rmportant remarnmg bastlons of rural character in northwestern Plymouth an-area that



has:WItn'ess_ed-extehsjve';developmentov_er,the past 35-40 years and has histofi‘oatly .
been underserved by both public and private land preservation efforts. oy s

GOAL 2: P_roteét,'rére, 'dn(tyue-_and 'éndangeréd plant and'wildlffe habitat. The Pr’opeﬁy
is within multiple areas identified as containing significant wildlife habitat by NHESP,
including Darby Pond, a Coastal Plain Pond. ~Such ponds are globally rare habitats.

GOAL 3: Protect aquifer and aquifer recharge areas to preserve -quantity and quality of
future water supply. The Property lies above the Plymouth-Carver sole source aquifer,

which provides drinking water for Plymouth, is entirely-within a “High Yield Aquifer Area”
as identified by the. Commonwealth of Massachusetts, is almost entirely within a Zone II
Wellhead Protection Area; and completely surrounds a Zone | Wellhead Protection Area |
that includes the Town’s Darby Pond Well. - ' o . :

GOAL 4: Ensure adequate size and connection of protected natural areas to maximize -
-environmental and habitat benefits. The Property directly abuts other holdings of Camp
Norse in Kingston, is proximate to a sizable parcel owned by the - Town to'the northeast,
and abuts a substantial tract of privately owned open space that extends westerly into
the Town of Carver. - . ‘ , o= S

OTHER SUPPORTING INFORMATION: The proposed acquisition would be consistent
- with several-of the idéntified resource protection needs enumerated in the updated 2017

Town of Plymouth Open Space and.Recreation Plan, including:

Section VIil_OPEN SPACE AND RECREATION OBJECTIVES AND
. STRATEGIES, pp. 206-208: . o = _

, j._‘Water -Su'p. 9‘& S

~ « Objective 1: “Protect groundwater and assure an abundant supply of clean
" drinking water”. STRATEGY: “Protect land in Zone | and Zone Il Wellhead
Protection Areas”,  The proposed acquisition would protect land that almost
- entirely surrounds a Zone | Wellhead Protection-A'rea-, andis almost entirely
within a Zone Il Wellhead. Protection Area, - ‘ :

S_u;face_\[\!ater Qua_l-itv e

" -‘O_bfect:'vé--B.' f’R'_eéfofé, and -_maintain_.the,QUél}fy_ of Plymouth’s ponds, Iakeé_,_’rivers,' .
~and wetlands”, The proposed acquisition would protect 'Iarid".that.‘includes

~ frontage on'and is closely pfoximate to.Darby Pond. - -



‘Wildlife Habitat Protection

o Objective 7: “Protect wildlife both common species and "rar_é, endangered and = .
" threatened species” through the protection of wildlife habitat, breeding areas, and .

- wildlife corridors”. The proposed acquisition would protect land that includes

numerous areas. NHESP. identifies as contain_i'ng-.Sigrii'ficant‘ wildlife hab.it_a_ts, b
including Bio Map 2 Core Habitat and Critical Natural Landscape. Additionally,

Darby Pond is a Coastal Plain Pond. Such ponds support globally rare natural
communities, and are high priorities for p}re‘servation. . o B =

© PROJECTBUDGET

~ __PrObosed"Sales._Pricel, : S8 T-BDfol_l_oWiqg-.Apprais_af._"

Funding Sources

. Town of Plymouth C,PC.Eunds.'i - $TBD
Tother L A S TRD

 Project Costs

" DueDiligence  $5,000" (to potentially include

EHA, closing .~
- and legal costs)

: ,Ste'ward;sﬁip Endo.Wméht-.-: $ 1'5_,0002__' vt

ProjectTotal ~  ~ $TBD

'Estimated figure. In the event the parties determine that additional land surv-éy.

- work is desirable or required, this expense would significantly increase.

;Estimated Figure. The Town and WLT will jointly determine what an appropriate

~ . stewardship endowment is for the Property. The landowner has.no obligations as
- regards the endowment for this project. BN



 PROJECT TIMEEL;NE_';(con_diti_o_n-al) |

e _Submrssron of Apphoat[on to CPC—-—Ju[y 2022

o -CPC Delrberatrons on Apphoatton/Vote—Early Summer o
e: 2022 : |

- 9‘"_.Appralsal oompleted——znd week of August 2022

i EXGCUUOH Of P+S—Followmg oolleot{ve revrew of appra[sal |
e agreement on sales prroe S T . | -

o ‘Due Drllgence lnltrated/CompIeted—Late Summer/Early Fall )
' 2022 . -

. Town Meetmg Vote on Warrant Artlole Authorrzmg CPC .
Expendtture on Projeot——October 2022* | |

,_'. K C[osmg——Pendlng complet:on of due drligenoe W|thm six to -
eight weeks after Town Meetrng vote authorlzmg prOJeot

The earhest the pI’OjeCt oould receive Town Meetmg approval is October

© 2022, and that timeline is contlngent upon multiple factors, moludrng
obtamlng an agreement ona sa]es prloe between the partres



ATTACHMENTS/EXHIBITS

° ASSESSORS FIELD CARDS FOR SUBJECT

PROPERTY

mosT RECENT:DEED'F_OR SUBJECT PROPERTY

e ARTICLES OF CONSOLIDATIONIMERGER FOR

- ANAWON AND NARRAGANSETT BSACOUNCILS

e LANDSCAPE CONTEXT MAP DEPICTING PROPERTY- |

~AND ADJACENT OPEN SPACE PARCELS

'_: CLO\.;E UP MAP DEPICTING THE PARCELS
- COMPRISING THE SUBJECT PROPERTY






L 7115/22, 11:38 AM . _ g = : i E Unoﬁ"clal Property Record Card

Unofflclal Property Record Card - Plymouth MA

General Property Data

_Parcel ID 107-000-009}\-:000 e o gk - Accounl Number 18884

Prior Parcel ID 9100 -G01 -107*0009* b ;
Propeity Owner NARRAGANSETT COUNCIL . " Property Location DARBY POND
' BOY SCOUTS OF AMERICA Property Use Char - Rec
" Mailing Address MARG GARDIN PR . ‘Most Recent Sale Date 8/11/2016
"POBOX 14777 = . Legal Reference 47306-148
City E PROVIDENGE’ . - o . Grantor ANNAWON COUNCIL INC BSA,
Mailing State Rl .~ Zip 02914, o T Ty Sale Price 0

- ParcelZoning RR " Land Area 2,848 acres B

Current Property Assessment

Card1Value BuildingValued xtra Fe‘““"’so- o LandValue257,800 Total Value 257,900

Value

BUIldlng Descrlptlon

Building Style - - " . Foundation Type . . . : ! : Flooring Type N/A

# of Living Units 0 . ; . Frame Type ‘ : Basement Floor N/A ~
Year Built N/A . 2 ) Roof Structure . R © - Heating Type N/A -
Building Grade i T . : .Roof Cover . ) ' i ~ Heating Fuel N/A
Building Conditlon'NIA - . © . P Siding A T P ~ - AirCoriditioning 0% .
Finished Area (SF)NIA ~ ‘ Interior Walls NIA" -+ #ofBsmtGarages 0% -
Number Rooms 0 - g " -# of Bedrooms o - . T - #ofFull Baths.0 -

#of3l4Baths0 . © - " “dofi/2Baths 0 - - - ... " #ofOtherFixtures 0 .

Legal\:’De'scription ;

Narrative Description of’Property‘ |

This property contains 2,848 acres of land mainly c[assmed as Char - Rec W|th a(n) style bm[dlng, built about NIA havlng exterlor and roof cover, with 0

unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s).

Property Images

- Disclaimer: This information is believed to be éofrect but is subject to chénga_and is notwarranteed, -

. https:/(plynio_uth.pétriotpropertiés.tomlRe’cordCard.asp'

114



7/15/22, 12:52 PM Unoﬂu:lal Property Record Card

Unofflcml Property Record Card - Plymouth MA

General Property Data

Parcel ID 107-000-02QF-00t._ = - RO . : AccountNumber18t396
Prior Parcel ID 7520 -G01 -107*00028 ' R

NARRAGANSETT COUNCIL BOY - o e '
SCOUTS OF AMERICA ‘ : _ ; Property Locatlon 100 122 GRAFFAM RD

E —PrOperty.(‘Jw'ner
. N B e e Property Use Char - Rec
Mailing Address MARC CARDIN '_ '_ i 1 8 " Most Recent Sale Date 8/11/2016
‘ . PO'BOX 14777 : ) Legal Reference: 47306-148 ) )
City E PROVIDENCE : . ; ‘ E © Grantor ANNAWON COURNCIL INC BSA,
" Mailing State RI Zip 02914 - Sale Price 0 :
ParcelZoning RR g . i Land Area 2.999 acres
' Current Property Assessment
Card1Valie Building Valueo .~ -  Xtra 'fea\fl';:ﬁ: B R " '_ B --Land Valus 41,400 - Total Value 41,400
Bm[dmg Descrlptlon
~ ".Building Style e T T Foundatlon Type.. AT r e ! Flooring Type N/A -
# of Living Units 0 2 Frame Type . ) Boo@ . Basement Floor N/A
© Year Built N/A 5,5 = ‘Roof Structure ' ) Heating Type N/A
Building Grade - e ‘Roof Cover _ : , Heating Fuel N/A
Building Condition NJA ; o . Siding P o Air Conditioning 0%
‘Finished Area (SFYN/A .~ .~ .. Interior Walls NJA, = © | .-~ {tof Bsmt Garages 0
* Number Rooms 0 - . ... #ofBedrooms0 - : _ . # of Full Baths 0
~ #of3/4 Baths'0 ... . e . #tof1/2Baths 0 s o f : # of Other Fixtures 0°

Legal Deacrlptlon

Narratlve Descr[ptlon of Property

This property contains 2.999 acres of Iand mainly classifled as Char - Rec with a(n) style bullding, built about N/A ,'ha'ving exterior and roof cover, with 0

unit(s), 0 roofm(s), 0 bedroom(s), 0 bath(s), 0 half bath(s).

Property Images

Disclaimer: This informetiorl is believe_o to be correct but is subject to change and is not warrante'ed_.



7/15/22, 12:52 PM : . " Unofficial Property Record Card

Unofficial Property Record Card - Plymouth MA

General Property Data

Parcel ID 107-000-020F-001 . " Account Number 18896
Prior Parcel ID 7520 -G01 -107°0002B
NARRAGANSETT COUNCIL BOY

Property Owner SCOUTS OF AMERICA Property Location 100 - 122 GRAFFAM RD
' ' Property Use Char - Rec
Mailing Address MARC CARDIN . ) ~ Most Recent Sale Date 8/11/2016
PO BOX 14777 . Legal Reference 47306-148
City E PROVIDENCE . Grantor ANNAWON COUNCIL INC BSA, -
Mailing State RI Zip 02914 " Sale Price 0 )
ParcelZoriing RR ' ~ Land Area 2.999 acres

Current Property Assessment

Xtra Features

Land Value 41,400 Total Value 41,400
Value :

Card 1 Value ~ Building Value 0

~ Building Descrlptlon

Building Style ) ~ Foundation Type ) Flooring Type N/A
# of Living Units 0 s . Frame Type T Basement Floor N/A
Year Built N/A ) Roof Structure Heating Type N/A -
Building Grade ‘ ' Roof Cover o -l Heating Fuel N/A
Building Condition NJA -~ -~ _ . Siding - " Air Conditioning 0%
Finished Area (SF)‘ N/A : Interior Walls N/A - .o #of Bsmt Garages 0
Number Rooms 0 . #of Bedroomis 0 - " #of Full Baths 0
it of 3/4 Baths 0 # of 1/2 Baths 0 ’ " # of Other Fixtures 0

Legal Description

Narrative Des,cription of Property

This property contains 2.999 acres of land malnly classified as Char - Rec with a(n) style building, huilt about N/A , havmg exterlor and roof cover, with 0

unit(s), 0 room(s), 0 bedroom(s), 0 baih(s) 0 half bath(s).

Property Images

Disclaimer: This information is believed to be correct but is subject to change and is not Warranteed.

https.'Hpryhoul'h-.patriotproperties.com/RecordCard.asp

n






7/15/22, 11:46 AM . : - . Unofficial Prciperly Record Card

Unofflcia! Property Record Card Plymouth lVlA

General Property Data

‘Parcel Il 107:000-020F-002 - . - . . Account Number18896
Prior Parcel iD 7520 -G01.-107+0002C . _ e B W ¥
NARRAGANSETT COUNGIL BOY BRI B PropertyLocatlon 72- sa GRAFFAM RD

P"’pe”y 0“’"‘3’ SCOUTS OF AMERICA
i Property Use Char - Rec

-Malling Adﬂress MARC GARDIN . vt B P Most Recent Sale Date 8/11/2016 -
PO BOX 14777 e P N : i Legal Reference 47306-148
.City E.PROVIDENGCE : . Grantor ANNAWON COUNCIL INC BSA

Mailing State Ri Zip 02914 .t " - Sale Price 0°

ParcelZoning RR Land Area 1 799 acres

Current Property Assessment

Gard 1 Value . BuildingValue 0~ . _’,‘*ra"ea‘f,‘;:ﬁzu‘ ;R LandVahJeSDGOO ..+ - Total Value 30,600

Bunldmg Descrlptlon

Building Style ' Ay Foundatior‘l Type L T - Flooring Type N/A.".
# of Living Units 0° ' " FrameType . = .. 4 ~° Basement Floor N/A
Year Built NJA ‘ e Roof Structure S “ " 'Heating Type NIA
Building Grade , : Roof Cover AP ‘ " Heating-Fuel N/A
Building Condition N/A ) ‘ o Siding i \ Lo Air Gonditioning 0%
Finished Area (SF)NJA - Interior Walls NJA -~ - : * #of Bsmt Garages 0
Number.Rqoms 0 o o - ' #of Bedrooms 0. N : -~ '~ #of Full Baths 0
# of 3/4 Baths:0 T . #of1/2Baths0 - - y " # of Other Fixtures 0
S N R Lega! Descrlptlon '

Narratlve Descrlptlon of Property

This property contains-1.799 acres of land mamly classified as Char - Rec Wlth a(n) style buildmg, bunlt about N/A , ha\nng exterior and roof cover, wuth 0

unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s).

Property Images’

: 'lDisc]ai_mer': _This‘informat.ioh is believed to be correct but is subjéct to-_change and is’,ﬁot'we.rrar-lteed.-

. https‘:ﬂpiymouth.patriotpmpeﬂie_s.cerh!RBCOT;icsrd.asp

11



7f15/22. 12:01 PM i ; v, Unofficial Property Record Card

Unoffrc:al Property Record Card - Plymouth MA
' General Property Data o

W P‘arcel‘iI'D ‘10"‘!‘000 0é0F-003 B e Ty D o Account Number 18896

Prior Parcel ID 7520 -Go1 -107*0002D -
NARRAGANSETT COUNC!L BOY

Property Owner SCOUTS OF AMER[CA _ S Property Location 79 R CARVER RD
) S ) Property Use Char - Rec
Mailing Address MARC GARDINL_ o v - Most Recent Sale Date 8/11/2016
PO BOX 14777 o A i : Lega] Reference 47306-148 .
City E PROVIDENCE o . ) ) . Grantor ANNAWON COUNCIL INC BSA, -
Mailing State RI Zip 02914 - S _Sale Price 0
" ParcelZoning RR* e P - % Land Area 55.399 acres

Current Property Assessment

Card1Value Building Valieo ’F"aF ea‘t,‘;jquu L i g Value1220 700 Total Value 1,220,700

Bu1ldmg Descrlptlon

‘Building Style . ..- o ) Foundatlon Type Flooring Type N/A

#ofLiving Units0 : . Frame Type .. g ' Basement Floor N/A
Year Built N/A’ . Roof_Structure i ; Heating Type N/A
Building Grade , 2 g = s JRodiCover .. Heating Fuel N/A
Building Gondition Average’ - B TRy, e Siding B o -, - AirConditioning 0%
Finished Area (SF)N/A- 7 77 . : ' Interlor Walls. NIA . # of Bsmt Garages 0
Numbér Rooms 0 . .. - #ofBedrooms0 ... . v .o ... .. #ofFullBaths 0
" #tof 3/4Baths 0 .. . o = kol 2 Baths 0 1 e L e * " #of Other Fixtures 0 - -~ N

Legal Descnptlon

Narrative Descrlptlon of Property

Thls property contains 55.399 acres of land mamly classified as Char - Rec wrth a(n) style bundlng, built-about N/A , having exterior and roof cover, with
0 unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s). ' s s i

Property Images

“Dieolarime'r';-This infor_mation_ie:beli,eved; to be co_rre'ot but i's.eubjeett'o.cha"ng'e andris_'riot',v..'ar_r'anteed. o



716122, 12:01 PM = " Unoffictal Property Record Card

Unofficial Property Record Card - Plymouth, MA
General Property Data

Parcel ID 107-000-020F-003 Account Number 18896
Prior Parcel ID 7520 -G01 -107*0002D )
Property Owner gégﬁgéb;sﬁgéggncu_ Ba Property Location 79 R CARVER RD
o _ s ‘ . . " Property Use Char - Rec
Mailing Address MARC CARDIN - ; 8 Most Recent Sale Date 8/11/2016
- PO BOX 14777 ) : . © Legal Reference 47306-‘! 48
City E PROVIDENCE ‘ = & - Grantor ANNAWON COUNCIL INC BSA,
Mailing State R Zip 02914 - Sale Price 0
ParcelZoning RR. - ; Land Area 55.399 acres

Current Property Assessment

Card 1 Value Building Value 0 #ita Fea\‘,‘;ﬁ: 0 . Land Value 1,220,700 Total Value 1,220,700

Building Description

Building Style ; " - Foundation Type o © : " .Flooring Type N/A
# of Living Units 0 A SR - FrameType - . . " Basement Floor N/A
Year Built N/A ) . . Roof Structure g . ~ Heating Type N/A
‘Building Grade . . . . RoofCover . L © .. Heating Fuel N/A
Building Condition Average Siding ‘ . . Air Conditioning 0%.
Finished Area (SF) NIA Interior Walls N/A ) - # of Bsmt Garages 0 '
Number Rooms 0 # of Bedrooms 0 : # of Full Baths 0
# of 3/4 Baths 0 # of 1/2 Baths 0 ‘ # of Other Fixtures 0

Legal Descriptioh

Narrative Description of Property

This property contains 55.399 acres of land mainly classified as Char - Reg with a(n)'sty'le building, built about N/A ,. having exterior and roof cover, with
0 unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s). ' : : :

Property Images

Disclaimer: This information Is believed to be correct but is subject to change and is not warranteed.

https://plymouth.patriotproperties.com/RecordCard.asp 11






* 7115/22, 11:36 AM " s e = N i Unofficial Property | Record Card

“Unofficial Property Record Card - Plymouth MA
General Property Data

Parcel ID 107-000.022-000 i ' fa ~ Account Number 13394
Prior Parcel ID 9100 -GO1 -107*0121* B ; . . . ; _
NARRAGANSETT COUNCILEOY Property Location WOODLAND—SHERMAN _

- Property Owner 56,TS OF AMERICA
Property Use Char - Rec ‘

Mailing Address MARC CARD!N AR ol it " o Most’ Recent Sale Date 8/11/20186-
poBOX 4777 T . . Legal Réference 47306-148 .
City E PROVIDENCE B ‘_ c o R B * . Grantor ANNAWON COUNCIL INC BSA
Mailing State RI Zip 02014 ... salePriced :

ParcelZoning RR Land Area 0.770 acres

Current Property Assessment.

Card 1 Value Building Value 0 7 Xtra _Fea\tfl;ll’sz 0. P e W Land Value 15,400 WS Tl szl_lfua'15.400
Building Description
Bunldmg Style . .= : ‘ Foundation Type- 3 . - < i 3 _,FIooring'Type N/A.
# of Living Units 0 o Lo .. FrameType * ’ . © © Basement Floor NJA
Year Built NJA : : . Roof Structure C R Heating Type N/A
Bullding Grade . = . ‘.7 Roof Cover = L i Heating Fuel NJA
Building Condition Average i _ : . Siding ‘ ’ ! Air Conditioning 0%
Finished Area (SF) N/A - L Interior Walls NJA . — . # of Bsmt Garages 0
Number Rooms 0. o o " #ofBedrooms0 . . 5 # of Full Baths 0

# of 314 Baths 0 _ 7 - #of12Baths0 © - & # of Other Fixtures 0 -~
Legal Descrrptlon ' '

Narratlve Descrlptlon of Property

. This property contains 0. 770 acres of land mamly classmed as Char Rec with a(n) style bunldmg. built about N)'A havin exterior and roof ‘
unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0:half bath(s), . s B ; ! ki ‘roo cover, with O

Property' lmage‘s

* Disclaimer: T_'his information is'b'e[ieyec.j to be correct but is subject to'charlge and is not warranteed.

https:llplymouth.patriotpropériie's.comlReoordCard.asp .
: s Sy - -4



7/15/22, 1202BM PR U : . Unofiicial Property Record Card - _
__Unofiicial Property Record Gard - Plymouth, MA

Parcel ID- 107-000:024A-000 i
Prior Parcel ID 7520 -G01-107*0019 -
' NARRAGANSETT COUNCIL BOY

. Account Number 18896

‘Property Owner - SCOUTS OF AMERICA o o - lProperty L'ogation 59 KRIST-[N RD
" C/OMARC CARDIN ) Property Use Char - Rec
" Mailing Address PO BOX 14777 i . : ’ Most Recent Sale Date 8/11/2016
: : i ’ . . Legal Reference 47306-148 . :
City E PROVIDENGE . s wp g . " Grantor ANNAWON COUNCIL INC BSA,

Mailing'State RI . zipo2o1a” -+ T . SalePrice0
ParcelZohing RR* -, -~ i T : ‘ % Land Area 23,400 dcres

.~ .Current .Propefty-.A_s's_es_,smgnt._ ,

' Card1Value Bullding Value 0. . . _ x"”"i‘,ﬁﬁ;z,foo C . LandValue730,100 . Total Value 732,200, -

Building Description

Building Style ) : ’ Foundation Type . o ) L : Flporing Type N/IA

# of Living. Units 0 _ : Frame Type S o T . Basement Floor N/A

“Year Built.N/A : o . Roof Structure. " .. o _Heating Type N/A

Building Gradé .~ " . Roof Cover p ot et ek " Heating Fuel N/A

Building Condition N/A -~~~ 1T g B 5% s % Air Conditioning 0%
" Finished Area (SFYN/A . .. ) ¢ wm. @] Interior Walls NIA.. JER 7 ' * # of Bsmt Garages 0
NumberRooms 0 .. - - . .. " " #ofBedrooms 0 - . “#ofFull Baths 0
 #of34Baths0 - 8 .« {tof1/2 Baths 0 i “ - . #of Other Fixtures 0

Legal Des'cription '

“Narrative Description of Pro'perty

This propei’ty.contalﬁs 23.400 .acre's‘o‘f larid mainly élasslfied as Char - Rec with‘a(ﬁ) style buildiné, built-about N/A , having-axter_ior and roof éove_f, with
.0 unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s), - = . - ) Cp o SRS e ) BT g :

| .P‘mr-)el‘t}l(-_"_-“a.‘}l“’-'-5

: :Disi':laimé‘r:. Tﬁis i-m"ormati.on js,'belieVed to be correct but is subject to change and is not' warranteed. ;



hltps:llplymoulh.patriolproperties.com/ReéordCérd.asp

7/15/22, 12:04 PM = Unofficial Property Record Card

UnofﬂCIaI Property Record Card - Plymouth MA
General Property Data

Parcel D 107-000-023-004 . AccountNumber18895
Prior Parcel ID 9100 -G01 -107%123C*
NARRAGANSETT COUNCIL BOY

Property Owner SCOUTS OF AMERICA - . Property Location GRAFFAM RD
Property Use Char - Rec
Mailing Address MARC CARDIN Most Recent Sale Date 8/11/2016
. PO BOX 14777 Legal Reference 47306-148
City E PROVIDENCE ; . ] Grantor ANNAWON COUNCIL INC BSA,
Mailing State RI. - Zip 02914 3 ' Sale Price 0 ' '
ParcelZoning RR ; ' f Land Area 10,859 acres
Current Property'ASSessment_
Card 1Value Building Value 0 . Xira Fea&‘;{ﬁz 0 Land Value 278,600 Total Value 278,600
Building Description
Building Style Foundation Type ' Flooring Type N/A
# of Living Units 0 : Frame Type - _Basement Floor N/A -
Year Built N/A Roof Structure : " : Heating Type N/A .
) Building Grade - ) ' Roof Cover Heating Fuel N/A
Building Condition NJA - ; R Sldmg' Air Conditioning 0%
Finished Area (SF) NIA L !nterlor Walls N/A # of Bsmt Garages 0.
Number Rooms 0 _ " #ofBedrooms0 : . #ofFullBaths 0
~ #0of 3/4 Baths 0 T - - it of 1/2 Baths 0 ‘ it of Other Fixtures 0

Legal Description

Narrative Description of Property

This property contains 10.859 acres of land mainly classified as Char - Rec with a(n) slyle building, built about N/A , having exterior and roof cover, with
0 unit(s), 0 room(s), 0 bedroom(s), 0 bath(s). 0 half bath(s).

P_.rop'erty lmages

Disclaimer: This information is believed to be correct but is subject to change and is not warranteed.

171






7/15/22, 12:02 PM s ’ " ) Unofficial Property Record Card

-Unofficial Property Record Card - Plymouth, MA

General Property Data

Parcel ID 107-000-024A-000 Account Numbér 18896
Prior Parcel ID 7520 -G01 -107*0019
NARRAGANSETT COUNCIL BOY

- Property Owner o0 oo’ (e MERIGA . . Property Location 59 KRISTIN RD
C/O MARC CARDIN ‘ ‘ o . Property Use Char - Rec
Mailing Address PO BOX 14777 e B 7B o Most Recent S_ale Date 8/11!2016'- .
. ' ‘ Legal Reference 47306-148 - C
City E PROVIDENCE : Grantor ANNAWON COUNCIL INC BSA,
Mailing State RI Zip 02914 ' : Sale Price 0 ‘
ParcelZoning RR ' Land Area 23.400 acres -

Current Property Assessment

Card 1Value Bullding Value 0 XtraFeatures 5 169 * " Land Value 730,100 ' Total Value 732,200

Value

Building Description

Building Style Fqundéiion'Type ; ‘ ' Flooring Type N/A

- # of Living Units 0 s : Frame Type , . Basement Floor NJA
Year Built NJA Roof Structure . ‘ Heating Type N/A
Building Grade o Roof Cover ' Heating Fuel N/A
Building Condition N/A . Siding ' ) Air Conditioning 0%
Finished Area (SF) N/A o Interior Walls NJ/A -~ # of Bsmt Garages 0
* Number Rooms 0 ) # of Bedrooms 0 # of Full Baths 0
# of 3/4 Baths 0 i i# of 1/2 Baths 0 : # of Other Fixtures 0 .

Legal Description

_.Narrati_v_e DesCri.ption of Property

This pr"operly contains 23.400 acres of land mainly classified as Char - Rec with a(n) style building, built about N/A , having exterior and roof cover, with

0 unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s). )

Property Images

Disclaimer: This information is believed to be correct but is subject to change and is not warranteed.

hitps:/lplymou!h.patriotbroperties.com/RecordCard.asp

1






7/15/22, 11:44 AM - Unofficial Property Record Card

Unofficial Property Record Card - Plymouth, MA
General Property Data

Parcel ID 107-000-063-010 N ' * Account Number 64736
Prior Parcel ID 9100 -G01 -107*0125C e )
NARRAGANSETT COUNCIL BOY

Property Owner SCOUTS OF AMERICA Property Location GRAFFAM RD
' . ‘ .Property Use Char - Rec
Mailing Address MARC CARDIN ' Most Recent Sale Date 8/11/2016
PO BOX 14777 Legal Reference 47306-148
City E PROVIDENCE .. Grantor ANNAWON COUNCIL INC BSA,
Mailing State RI " Zip 02914 ' Sale Price 0
ParcelZoning RR : o 5 Land Area 1.510 acres

Current Property Assessment

Card 1 Value Building Value 0 Xtra Ry Land Value 13,600 Total Value 13,600

Building Descripfion

Building Style Foundation Type . ’ _Flooring Type N/A

# of Living Units 0 - Frame Type 2 Basement Floor N/A
’ Year Built N/A " Roof Structure’ Heating Type N/A
Building Grade ' Roof Cover ' ' - Heating Fuel NJ/A
- Finished Area (SF) N/A - ) Interior Walls N/A o e # of Bsmt Garages 0
 NumberRooms® . . .- ‘#ofBedrooms 0 B - #of Full Baths 0
# of 3/4 Baths 0 C : ) # of 1/2 Baths 0 o ' # of Other Fixtures 0

\
3 . - Building Condition N/A ) ) Siding o : Air Conditioning 0%

Legal Description

Narrative Description of Property

This property contains 1.510 acres of land mainly classified as Char - Rec with a(n) style bmldlng, built about N/A , having exterior and roof cover, with 0
unif(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s).

Property Images

Disclaimer: This information is‘belie\ied to be csrrect but is_subfest to change and is not warranteed.

'http's:h’p!ymouth.patriotproberties.com!RecordCard.asp 1M






*** Electronic Recording *** . -
. Docit: -00038610 AT
Bk: 66776 Py: 338 Page: 1 of 10 ~
Co - Recorded:- 05/05/2022 03:33 PM p
o= ATTEST: Johh R, Buckley, Jr. Register | .
¥ o £ . Plymouth County Registry of Deeds

e o e e o o o o e e e el o ol R e e o R e e ke

MASSACHUSETTS EXCISETAX - - .

. Plymouth District ROD #11 001 -~
‘Date: 05/05/2022 03:33 PM:
Clrift 156317 21097 o

" Fee: $18,221.76 Cons: $3,996.,000.00

gvrrdLA}:M‘ DUl
The Narragansett Couneil, Boy é_cmxté Sf Amerieaf Inc, 4 Rhode I_slﬁnd nopproﬁ@ _
. corporation, for consideration ;aaid in the amount of Three Mi]lion‘Niiia Hgndred N_inety-‘Six.
| ffhouéaﬁd Dollats and 00/100 ($3,§96,00.0.E)O) ‘Tegeby plants f_o Rimdn islan_xi] ﬁojri Seouts;a |
Riiodo Island son-profi corporation, with QUITCLATM € OVENANTS_ : fhe;fqnqwipg dosorlbed
' Prémi_ses: . ' - . '
Séé Exhibit A éﬁachzdherato and ﬁgdq a part heteof,

Propetty address: 112'Pm*tingWaysRdad,ldngstcn,Massachﬁsettg e T A
~ . OCraffam Road and Darby Pond, Plymouth, Massachusetts

| WIINESS our hand and sealﬂﬂéf’li day ofMay, 2022,

- The Nm&agansétt Coﬁncij, Boy Seouts of

" Amerioa, fpo, PR ‘
By: _ : ﬁ%%j\ /

Dennds Lléahy, P_raside‘v")l

- §TATE OF M%SS%PIMMTS -

© COUNTYOF_Bpxihl

Oﬁ-this-fdayof May, 2022, before me, the undersigned notary pblic, personally appeared -

Dennls Teahy; &s President of The Nattagangett Counsel, Boy Sconts of Amerloa, Inc,d .~

personally lown. to the notary ot ti proved to the notary through satlsfhotory evidencs of © =

© identification, which was (Xrsinaity L/, 10 be the person whose name is signed on the el
preceding docutiient, and he acknowledged to the notary that he slgned it voluntatily forits -

stated purpose, - : . o L ek R .

" Grqnee, address: | 7 /QM /// UMl
e R v A Ky £
R Sl g, Slriane

g790-1/4829310 . -

¢ . CERWLAENDEAW
Nolasy Publi, Comanérsieaith of Massachusetis] «
J .. MyCotmbsslon Expos Jugy 07, 2020 m

*****'k**********W************‘k*******i{********ﬂ*

v

S P



BI: 66776 Pg: 339

 WITNESS our hand and seal this 4 dayof MAy,.;zozz. :

The Na;uagansptt Council, Boy Scouts of
Ame1 ica, Inc. '

o

By g‘}”/{([’{gf?fﬂ//f' é’{f (r(x{zxﬁ/"uwp. e

* Rick P?tndge Treasutd) 1

STATE OF Wv 5 ’«w)'
" COUNTY OF }U;Wu/im_w.

On this * f day of May, 2022, befow Ie; the unde151gned notar 'y pubhc, personally appeared

Rick Partrldge, as Treasurer of The Narragansett Council, Boy Scouts of Ameriea, Inc:, o
personally known to the riotary or o proved to the notary through satisfactory evidence of
identification, which wais fyhers L iietin 1o be the person whose name {s signed on the
preceding document, and he acknowlcdged to the: notary that hesi gncd it Yohmtanly fDI‘lfS

_fstated putpose, ;
4/&/ W m/ ‘ s
‘nnmnm“ o :

o ‘p Ca r%oa,, . Nolary Public .

$ \ i "«, : My Cormmssmn Expues o } Y l 202
- .' X )
R T Y B & 2
g f \‘\Q_'T’f\.RY ™ H 7#1, -2
i o e 53 . :
Bt puple <
L3 D) .' M
g, @

. B (‘S‘ Pregent
. "'q, OF RY !\O?@‘\\\




Bk: 56776 Pg: 340 .

O pkEmITA

PARCELY

A cettain patcel of land with any-buﬂdingsrthereon, in Kingston, bounded and. déseribed |

as follows: beginning at a stake-and stones on the southerly side of Parting Ways Road; thence
running southetly by land of Shetmanto Jand of Tsaao Sherman and land formetly of Ephrairn
Ward and to.the Poplar Tree Road, so-called; thence westerly by said.toad‘to‘land-former}ly.o'f .

- Levi Shermaty thence northerly by the said Levl Sherman’s land to a'pine 't,rc_c.marked standing
* by the said Patting Ways Ro'adg thence by the sald voad to the point of beginning, Saidlot
contains 14 acres, moreotlesse L R A T

" - Alsos éei'taiﬁﬁa‘r_cei ofwioodland 'sitli_ti‘ced_in gald Kin‘gsLoll_l_;.adj'oih-iﬁg;ths aﬁo%fé' déSGf'lbed' il

lot, bounded as follows: beginning at the cotriet of land of Nels‘oﬁlShiarman;_?chean'1"_unning )

‘Notth 5 deg. West twetity-fhree:(23) rods to apitoh. pine tree and land now or formerly of Eliza
Shermany thence South 89 deg, West thilrly-six (36)rodstoa pitch-pihe treg; thenoe southetly by
land of Andrew Bradford to the woodland; thence by-the woodland to the o plat Tree Road;

thetico by the roadto the point of beginning, - '

‘ Also, a-certain parcel of wobdland situated in Kingston on the southeily side of Parting
Ways Road, so-called, containing twenty actes, hore or {egs, bounded as follows: beginning on
* lip gaid road and at the notthedst cotfier of 1anid of Nelson Sherman; thence fdntng .

gouthwestetly by sald Jand-of Nelson Shetinan to 1o fornexty-of Batl Sherman; tlence funning

sorfhwesterly by sald‘land of Batl Shetman to land supp osed to belong to ‘Warren Rickard;
thenco notfheasterly by said Rickatd lanid fo said road to the bounds first inentioned,

Foritle reference see deed to Lillian F, Proctor in Book 1595 at Page -422.. And being the same N

premises conveyed to Annawon Counell, Ing,, Boy Scouts of America in Book 1806 atPage 9 -
and in Book 1864 at Page 594. i R ' -

© Also, the land oni the south side of the highway leadiﬂg,ffomPl‘j'fmpton toiPaﬂ_ing Ways,

‘so-called, bounded and:desctibed as follows: beginning at a stako and.stones by the highway that
1ends from Plyniptonto Parting Ways; thence South 1 % deg. East by land formetly of John G,

‘Batnes, tiow:of Annawon Courioll; Tno., gbout §2:rod§ 1o Popple Tree Road, which leadsfrom

Dater’s Cedar Swamp 10 Parting Ways; thence easterly by saldtoad about 80 tods toapiteh - - .

pine freomatked yith stories atound itfor a corner; thence Notth 9-deg, Westby land ofthe - .
Town of Plyripton 59 rods 10 stake mnd atones by the highway; thence westerly by said -
highway 62.1ods 1o {he point.of beginning, contalning 30-acres, more of less, L

Also, another prtcel of woodland, Bounded as follows: beginning at a white oak tfee with
stones gbout it for a corner by thie highway leading from Parting Ways to Plympton; thence ‘
South 2 % deg, Hast by land now or formerly of E, D, Shermat about 100 rods to. PoppleTree

Road toa stakeand stones; thencs casterly by said road 27 rods to the-cornor of land:formefly of . ‘ |

- John €, Batnes, standihg by sald voad; thetiee North 2 deg, West by land fortnetly of sald John

(. Barnes-about 94-1ods to a cother-standing by the highway; thence westerly by said highway :

26 Yarods to the point-of b,agﬁmlng,--containingi 15 aotes more ot lesy, - :

.

B e

F s i e s mmiagin g

o]



 Bk:B6776 Pg:34] -

Fot title yeference seo deed info Annawon Council, nc., Boy Scéufé o‘f’AmafioadﬁiBoolc 2026 at
Page 175, . N R -

Also, 3 certain plece of woodland siiuated {nthe Town.of Kingston, in Plymoutl County,.

‘containing 15 acres; more ot less; and bounded as follows: beginning 4t a stake and sfones,
- standing by thevoad leading ftom Plympton Meeting House to Plymouth, being the northeast -~
cotner of the lot how or formerly of Hernan Crocker; thence South 8 deg, Eastabout 94 jodsto - -
the Paplar Tres Road; therice by said rord nostheasterly about 30 % fods to a.stake and stones by
' sald Poplar Tree Road, the cotner of the lot now orformerly of Henty and Arithony Shermany B
" thence North 8 deg. West fo the road first menfioned; thence by said road westerly to the point of

beginning, : Y

For iitle reférence see-deed fnto Angawon Council, Inc., Boy Scouts of A_rheri‘ca in Boblc 2056 at

Page 271.

‘ E}_ﬁéepﬁhﬁ from the above patcels that portion of locus taken. for t'hé'layo.uf of Partiné,,‘W'ays Road

in Book 2380 at Page 62; that portion of locus conveyed to the Boston Hdison Company-in Book

3723 ot Page 172; arid that portion of loous conveyed fo Goscon, Inc. in Book 12783 at Page 22..

. Propeity address: (_'forr’eferencé ohly)». s
112 Parting Ways Road - '
- Kingstoi, MA ;8

AP 106, Lot 7

. PARCEL?

A p‘arr':c__i of .iand in 'Plyr_nou'th, Plymouth ijnty,. Massachuselts being more pal‘.fi%ll&ﬂy

e Bbundad and described s follows: béginning st a polntin the southeily sideline of an.existing -

 way at the northwesterly corner.of the patcel to be deseribed; thenco casterly in the southerly ~
- sideline of said exlsting-way:540 feet, more or legs, to a pointina line which is-25 feet distant: - - -
-~ from and paralle] to the westerly side of a building located southerly of the existing way last -

* yeferied to; fhence South 33° 12’ 49” Eastin said line 88 fect o Darby Porid; thence by Datby

~ Pond westerlyand southerly to-a point; thence South 39°.45° 46" Wost 45 feot mote ox lesstoan.
" iron pin; therics Noxth 51° 527 28" West 681,15 feut to the point of beginning, '
- For tle roforence éea dégd::iﬁto Annawon Council, Tnc., Boy Seouts of America fn Book 3794 at -
. Page5 - - - g PR TR oy = D e T '
. Property ,ad",di"eé's:'..TGfor'i‘ﬁfeif‘eﬁcei only)
v s DatbpPond o e s e T

Plymouth, MA.

AP 107, Lot 9A -

PP T



page 309,

Bk: 56776 Pg: 342

Pmicmm.

The land in Plymiouth, Plymouth County, Magsachuseits being mote particulatly bounded
and described as follows: two smallislands situated in Darby Pond, one confaining gbout ong=
half acre and the other about ohe and one-halfacres; also a parcel of 1and on the northerly side of
Datby Pond, bounded westetly by the brook ronning from the. cranbeitybog intothe pond; "
mottherly by land now ot formetly:of Decus Cranberty Co,, Tno:; easterly by land of Annawon

_Counil, Tric., Boy Scouts of Ametlea; arid southerly by Dasby Pond.. Contaifiing abov t.one and

one-half acres, -

Fotr -tltla-'reff;rér_l

Property uddtess: (for reference only)
Datby Pond ' ,
Plymouth, MA

AP 107, Lots 10, 11 & 12

PARCEL 4
oA cettain lot @i‘ patcel of Tand known as Darby and being known asthe Brewster lof,

bounded and deseribed as follows; beginning at a-point on Darby Pond in line of land now or
formely of Herbert Boutne; theticé Noxth 540 East 1089 feet to a corner:in line of gaid -

* Boihe; thencs North 82° West 2376 feetto 4 corner stillin liheof land of sald Boutne; thence -

Notth 24° 40" West 139.5 feet to a.cofivet matked by-a pile of stones in-line of fand of said - ‘
Bouthe, said-cornet being on the nottherly side of Ridge Road, so-called; thence:sonthwesterly
by said Ridge Road about 1 14,5 foct to » cotner matked by a.stake and stones it line of land .
supposed to bo of Watren 8, Bumpus; thenca South 19 307 Bast:370.9 feet to o stake and stones
fo1 6 coitier; thence in line of lind now or formetly of Cape: Cod Company South 57°40" Bast '
50,5 feet to & stake-and stones fora.corner at the. edpe-of the woods road; thence crossing said

~ woods road and ranning South 19° Eas‘t\s‘.‘?—.’fl‘f_eét to & stalee and §tones fox a corner; thencs South . .
| 700 40" Bast:313.5 feet to n miaple tree for a.cotnet near the edge of said Datby Pond; thence in

the same gourse to pond; fhente by-the pond noitheastetly, easterly and soufhensterly to the
bound first mentioned, - . - ' : TR m A

~now used from Plymonth:Stregt to premises,

Topether with the fiéh‘f 10 'ph'ss and repass onfoot and with véhibiss_ ovet the roadWay_-ars_-A iy

Tor title reference see-deed Into AnnaWon‘Counci-l, Tne., Boy Scouts of America in Book 1686 at |

Page 250, : e

Propenty addiesas (forteference only)
Parting WaysRoad . - .
Plymouth, MA . . - -

AP 107, Lot 13:.7, "

e g G i 55 i

o e dood into. Annawon Coninoil, Trio. Boy Seouts-of Amorion iri Book 4022 at -

i e s 1 SR TR B AT S



- Plymouth, MA

-+ Bki56776 Pg:343 -

PARCEL 5

- A-gertaln 1ot of woodland:situated in ‘Plymouth', Massachusetts, containing about fourteen

- (14y actés; with the buildings thereon, bounded and described as follows: beginning at a stake
standinig on the south side of the road leading from the late Reuben Shertnan’s to “Parting Ways®
* b p'corner of land now or formerly of Heman Cobb; thence running South 34 West by said
~Cobb land and land now or forinerty of the heirs of Ripley, ninety-three (93) tods to.a stake at g
. tnaple tre¢ by Darby Pond; fhence westeily by 1lig. pond about twenity (20) rods to a stake and - -

stones at & cotner of latid formerly owned by James V. Fatnee; thence northetly by said Faunce -

- land, sixty-six (66) tods 10.a-stake and stories; thenice North 87 % West by said Faunce land, |
* fourteen and one<half (14 Y5) rods to a'stake and stones at the.comerof land now.ox forimetly.of -
‘George Shurtleff; thence North 28 West by said-Shurtleff’s Iand, nine (9) rods and three (3) links

10 & stake and stones by the road; thence eastetly by the road, forty-nine (49) tods to the point of
beglnning, - ' ' ;
Excepting fiom the-above desciibed premises:about one acre of land conveyed in Book

1578 at Page 58, Also that parcel taken by the Town of Plymouth for the Darby Pond Well Site :
- 1n Book 8932 at Page 7, R e . e o

E F01 tifle voforenos see-'_de.édﬁi'nfoAm’i‘a’!an'Cqundif, Inc., Boy Scb_’ufs of A:ﬁéri’oa inBook 46185
-atPage132," o, B T e A e T B gyttt S w ¥ T R

i Propetty addre‘ss‘; (for ref@rené&orﬂfj ,

136 Graffam Road

AP 107, Lot 17A

. PARCELG

A;qex“itain_p:ai"cel; of 'upiand and dl'auberry'bo g bounded as follows: SOUTHEASTERLY

by the northwestetly sideline of the former Plymouth to Middleboro Railroad, one thousand tio - |

hundred elghty (£280) fest, more ot less; thence EASTBRLY by Lot 24 on Plat107, three

hundred forty (340) feet, more or less; thence SOUTHEASTERLY by said Lot 24, one thougand - L

one hundréd-ninety (1190)foet; mote or less; thence EASTERLY agaih by sald Lot 24, one

4, hundted (100) fost, more or less; thence:SOUTHERLY by said Tiot 24, one:thousand twelve :
*(1012) feet, mors orless; theiice BASTERLY again by laad of Bradford Land Co., eight hundred

‘ninety: (890) feet, mote ot less; thenoe NORTHERLY by land of the Town of Plymouth, five.
hundred thirty~five (535) feet, more-of less; thenos BASTERLY ngain by land of the Town of

- Plyriouth; seven hundred twenty-five (725) feet, more or less; thence NORTHWESTERLY by
" . Poplar Tree Road, so-called; two thousand two hundred (2200) feet, more of less; therice -
© . WESTERLY by land of frehe D, Boutne, and by land of Charles W. Hall, J,, one thousand five
-+ hyndred fifty (1550) feet, thote or less; thenes SOUTHERLY again, soutlwesterly and westetly
. again by the itregular Line of Dayby Pond, about one thousdnd five hundred (1500)foet, .

~ Excepting froni the above deseribed promises: that portion of locus conveyed to the

" Boston Bdison Commpany inBook 3723 at Page 172; that parcel taken by the Town of Plymouth -

for the Darby Pond Well Sits iri Book 8932 at Page 7 and that patcel as shown as Lot 72 i PB

. 36/504 and conveyed in Book 12580 at Page 199.

4

A e gy 4%

-

B o T )



~ Jand of Bradford Land Coi; six hundred twenty (620) feet, more ot less, *

© Roadway Crossing Lot 53-3,

. BK: 56776 Pg: 344

. The a’b"‘ov‘éfd'egq;‘ibed_.l_a__rgxrﬁse:g ate 'ého\wn'as-Lot.QDFQlifI,bt 201352 and Lot 206-3 on Plat
107 of fhié Town of Plyimouth assessor’s tmep. - ' : L n A ST , .

Also, a certain. pa’i‘,cei -df'upla'nd with {he‘dfaiﬂage ditch passing thioughthe -same‘,l situated

in said Plymouth and bounded a8 follows: WESTERLY by land of Richard. A/ and Anne L.
LaRoogue, three tindred eighty (380) feet, more or less; thence SOUTHERLY by a brook, . .

seventy.(70) feet, more orless; thence EASTERLY by land of Leo B, and Atlere F. Begin, four - .

Hundted gixty (460) feet, more ot lessy thence NOR’[TIWESTERLY by Little Clear Pond, one

*hundred (100) feet, mote or fedse « © . e e -y , 2 y :
. The above-desciibed premises Is shown as'Lot 22 on Plat 107 of the 'I‘le.of_mymouth

gssessor’s map, -

o Also, & cerfain parcel of uﬁlund‘sﬁﬁatéd. near Darby Pond in seid P’lymoﬁth::aﬁd bounded
as follows: SOUTHEASTERLY by land of Leo B, and Arlene F, Begin and by land of Ovila F;.

and Jeanstte E. Parker, one thousand eight lnmdsed fifteen (181 5) feet, more or less; thence

WESTERILY by Lot 21 on Plat 107, seventy. (70) feet, mots of loss; thence SOUTHEASTERLY "

again by Lot 21 and by Tittle-Clear Pond, fourhundted forty (440) feet, more or less; thence
SOUTHWESTERLY by land of Trving ¢, Minot; Jr: and Virginia Minot, eighty (80) foet, more
or lessy thence NORTHWESTERLY by Lot 20, four hundred sixty (460)-feet, more or less;

. thenoe WESTERLY by said Lot 20, three hudred forty (340) feet, mote of legs; thence

NORTHWESTERLY sgain by Lot 20, one thous and one hundred ninety (1190)feet, more or

' iesis_;‘tﬁence_WES'.I_‘ERLY again by Lot 20, one hundted _(100)'_feét?'_n}oi'é. ot less; thepoe - -+« - =
NORTHERLY by Lot 20, one thousand twelve (1012) feet, more or less; thence BASTERLY by -

Fxcepting from the sbove-described promises that patcel as shown:ﬁs Tot72inPB
36/504 and conveyed In Book 12580 at Page 199; also any portion of locus taken for the layout. .

 of Kristin Road fn Book 11144 at Page 93;

The ghove-degeribed premises is shown as Lot 24A on Plat 107 of the 'I_'mvﬁj of ‘Pl'ymouth
assessor’s map, | ' : : g B

Tor title reference see deed into Annawon Couneil, Tnc.,B.oiv Scouts of'ﬂn1ei'ica_in Book 3547 'at-l

PARCELT

" A certuin-parcel of land sttuated on the northwesteily side of Carver Road in Plymouth,
Plymouth Cowity, Massachusetts, containing 10.9 aofes &, and being shown as Parcel Aona
plan.entitled: “Plan of Land in Plymouth, Massachusetts Owned by Ann L, LaRocgue Scale: 1”
= 100 Januaty 8, 2009 Flaherty & Stefani Ino, 67 Samoset Street, Plymouth, Massachusetts
02360", which plan is recorded in Plan Bool 55 Page 1122, ‘ >
' Togethet with s non-exclusive easenient over the following portionson said plan:(1) a

' non-exolusive easeriient over fhose pottions of Lot 53-1 and Lot §3-2 shovm as “16° Wide Right- . -

- ofWay?, and (2) a fion-exclusive easement over that pottion of Lot 53-3 shown as Bxisting
Srossing Lot 53-3, 1l as shown as said plan (collecttyely the sorvient estate) forall
purposes for which weys e used in the Towhn of Plymouth, apputtenant to the prantee’s * '

“premises (fhe:dominant estate), This-easement shall'ennble the grantee to use the servient estate e o

P
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. Bk: 66776 Pg: 845

- for acoess and utility purgoses (inchuding the right o enter upon the servient estato, at the.

* pantee’s solo risk, for the purpose of widening, surfacing, maintaining, and repaiting the
 servient estato, asmay be required by the Plymotith Planning Boaxd or utility-companies). Thig

easement shall be deomed binding upon the servient estate and appurtenant to the dominant
estate, ' . s .. _
~ Exception any pottioniof loous taken inthe layout of Carver Road in Book 4063 at page.

Property addre’és: (for reféfance foﬁlﬂ |

- Graffam Road.
* Plymouth, MA.
AP 107, Lot 23-4

 PARCELS

The following thice patosls of land shown a5 Lt 63+10, Lo¢63-11 and Lot 63-12 ona

. plan entitled “Plan-of Land on Datby Station Road and Graffam Road in Plymouth-

v

-~ Massachusetts Date: January 9, 2009 Outback Engirieeting Incotporatod 165 East Grove Street,, -
Middleborough, MA. 02346"; which plan s 1eecrded in Plan Book 55, Page 1123, together with. -

 the rights to use Graffam Road for-all purposes for which ways ato used in the Townof -
Plymouth, together with others entifled therefo. e g e

~ “Fortitle raferex1de$. s60 Qliitclaim])eéd to Anmawon Council, Inc., Boy Scouts of Ameticd in

Book 38734 at Page 292,

.. Property address: (fdrmfsrenee,only) )
. GraffamRoad - . .
~ Plymouth, MA. . " . -

AP 107, Lots 6310, 63-11 & 63:12

 PARCELY

That céitain real és{ate, W’ltﬁﬂie buil&inés-‘s’héréon, si‘_cﬁated in Plyinouth s Plyu_muth |

_ County, Massachugetts, bounded and deseribed-as follows: 5.7 acies-shown on atnap entitled:

“New York, New Haven & Hartford Railroad Real Estate & Rightof Way Depariment Land in

Plymouth, Mass,, to be conyeyed-to RudolphP..and Belle Schumaker. Scale 1” = 2003 July
1939, and duly recotded It the Plymouth County Registry of Deéds:-

* Being all that part-of the abatidoned right of way of the former railioad from Pl.;yi,nc'iuth"to

- Niddlebosough which Hes between a ling drawn at right anglos.to fhe onumented base:line of
- sald raflroad at Station 278 & 44 thetoof on the West and.a line. drawn at sightangles to sald -
 monumeniéd base lineat Statlon 2538 52,98 theteof on the East,  Together \:@dth all fights, .
~ easoments, priviloges and apputtonances belonging to the:granted estate, -~ -~ " i

S qu’ﬂtlérefefehu’:@‘s‘ee_'deédfmt'o.AnmaWdﬁ.fC.‘ouncil«‘Inc'.;iJ3QySoquts'nﬁ'Ameticn:.iniBo.ok- ‘
- 38734 -at Page 274, T sl Tt " -

1A e — gy - i e e,
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 Book 12550 of Page 244,

Bk: 66776 Pg: 346

For fitle tefetetice see Quitelaim Deed to Boy Scouts of America, Adginawon Counell, Tne, ifi
Also that pareel of land in Plymouth, Plymouth County, Magsachusefts as showit a8
Parcel A on a plan entitled “Plan of Tand on Datby Station Road and Graffam Roadifi
Plymouth Massachusetts Date: Januaty 9,.2009 Outback Engineeting _Inco);porat_ed 165 Bast.
Grove Street, Middleborough, MA 02346, which plan is recorded in Plan Book 55, Page 1123,
together with the riplits 10 use Graffam Road fot all purposes for which ways are used inthe - -
Town of Plytiouth, together with othors entitled thercto, ‘ ;

- Excepting those parcels s owrias Parcel B and Parcel € on 'sa_id'ﬁllén,_conveyédiin Book - -

18734 atPage290. . o

For title reference:se® Quitclatm Deed to Z\ﬂﬁann Councdl, Ti., Boy Sconits of Asviextea In

Bool 38734 at Page 292, - -
Also a parcél of land commencing at a point in the southesly line of land now or-:foﬁnprly
of the Plymouth & Middleboro Railroad Company at Darby Street, so-called; thence by the -

westetly line of said Darby Street, southerly o the said Caryer Road; thence turning and running
by sald Carvet Road in & genetal westerly direction to land now ot formerly of one Edmond

* ‘Boutematn; therice by-land-of said Bq@iem'alh, North 3° 6" West 4 rods; 16 liriks to a comery
thenoo tugning and ranning North 147 36’ West 22 rods, 2 Jinks; thence South-58° 6’ West22

rods, 5 links o a point; thenoe Noth 36°36° West 538 feet, mofe or léss, to-a storie bound;

theioe Noxth 71° East 625 fect 1o a cedat teoe; thence Norfh 13° Bast to an iton pipe frlineof - -
fsnd formetly the Plymouth & Middleboro Railroad Compatiy; thence by fand of said Plymouth .. -

& Middleboro Rallroad Compaiy in & genetal eastetly directionto the point of beginning,
‘Excepting those patcels conveyed in Book 23600 at Page 153 being, for refetence only,

Lot 64-4 in Plan Book 46, Page 89 and Lot 64-1, Lot 642 and Lot 64-3 in Plan Book 46, Page-

259, ‘ o : ' ,

For title reference see the First Parcel of Quitclaim Deed to Ammwong.douncil,- Tne,, Boy Scouts
of Anieticain Book 2954 @t Page 410, - Ve Hanl 8

Propetty address{;f(fdr.refgréﬁpé‘oﬂ}’)' g

Dutby Pond

- Plymouth, MA

AP 107, Lot 662

PARCEL 10

‘ That certain patesl of lind commenoing at & pointin fhenortherly lifie of land now or

formerly of the Plymouth & Middleboro Railrond Company and larid fiow or formerly of Hall;
thence by larid now ot formetly of Hall and land now or formexly of Hall and/or othersina
getieral northerly direction to' Datby-Pond anid by the southerly edge of said Darby Pord o land

“now ot formexly of Churchiltand Wood or the Jand noi of formerly-of the Plymotth & - :
Middleboto Railroad Cormptiny; thence by land of the Plymouth & Middleboro Railroad = -+

Company westerly fo'the point of bepinning,

W
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- Bk: 66776 Pg: 347

~ Portitle reference séethe Second Parcel of Quitclaim Deed to Antiawon Counil, Inc., Boy

Scouts of Amerles in Book 2954 at Page 410,

' I’iopeuy addtoss (for 1efe1ence only) ‘
"Datrby Pond. ;

. Plymouth, MA -

;@

AP 107, Tob67

, Meanmg and intendmg to cunvey all of the pr uperty located in the Town ei' Kingstnn and

the Tow of Plymouth, County of Plymouth, Commonwealth of Massachagetts, owned by
the Navragansett Couneil Boy Scouts of America, as successor to Annawon Counell, Ine,,

Boy -Scauts of America, a9 set forth in the Articles of Consolidation/Merger recorded in the.

Plymouth County Reglsh y of Deeds in Boek 47306 af. I’age 148,

6790-1/3820874"
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IDENTIFICATION IDENTIFICATION -

. NO. . NO._____
: Filing Fee: $35.00
- The Commontealth of Massachusetts 0%
© William Francis Galvin y
Secretary of the Commonwealth _ %

One Ashburton Place, Room 1717, Boston, Massachusetts 02108-1512

. ARTICLES OF *CONSOLIDATION / *MERGER
- (General Laws, Chapter 180, Section 10A)
- Forelgnand Domestic Corporations

Notwithstanding Section 10A of Chapter 180 of the General Laws, this merger
has been approved and is authorized by Chapter 46 of the Acts of 2016.

SCCRIRIRYGRY *merger of

A

- @ —r—

and

Page: 1 o4 . .
. 47306 Pg: 148 Page: 1 0 4 .
il;cmdmi' OJBH 1/2016 01:28 FM @ Narragansett Councll, Boy Scouts of America N
A-;TEST: John R. Buchley, Ji. Registel . , % ﬁe?':ﬁ’ed
Plymouth Gounty Registy of Deeds ) . ‘ et o 7

s« Narragansett Council Boy Scouts of America

*one of the constituent cotporations / *y:xorwmomedi

- ' ~ organized under the laws of___Rhode Island :
The undersigned officers of each of the consttuent corporitions certify under the penalties of perjury as follows: _

1. The agreement of *atsxottduean / *merger was duly adopted in accordance with-and complies with the requirements of .
the *laws of Massachusctts and if the “sosadeing/ *surviving corporarion is to be governed by

the laws of another state the agreement of amsuticlanion / *merger shall comply with the applicable provisions of the laws of -
such state. The resulting or surviving corporation shall furnich a copy of the agreement of

“sounodiditiond *merger to any stockholder or member or to any person who was a member or stockholder

- of any constituent corporation upon written request without change, VN

2. The effecrive date of the *otmunthdedrsn / *merger dcr;rmim:d pursuant rr; the agrécmcrft ofmmmd":ﬁc.rgcr shall
be the dare approved and filed by the Secrevary of the Commonwealth, I a later effective date is desired, specify such dare, -
which shall nor be more than, ¢hirsy days after the date of ling: - . : : o

{b,hﬂx o _

Narraga _
Boy Scoityof Americs, S
PC, e owkj’ i ituent corpoltiions organiced under Manachwsests General Laws, Chaprer 180 also constiruses u public chariey lhnm’vlngnruijmﬁu )

.o East Proqm%hmbﬂrrbariyoquludum’mhuﬁtpw
Aried) _ o
02914-0777 o ) mgs BT oo . © 0wy

n

oooo
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tem 3 below may be deleted if the multingrsurvivingrmrpondon Is organized under the laws of a state other than Massachusetts,

3. (For a merger) : a Lo ¥ . .
**(a) The following amendments to the Articles of Organization of the surviving corporation have been effected pursuant to the agreement
of merger: ’ $L e e : : .

(For a consolidation) : : ;
(b) The purpose of the resulting corporation is to engage in the following business acrivitics:

(e} The msking savpimtioa may have ane or sioss classer of membeis, 1Fi does, the Jasignation of such class or classes, the manner of
ereerlon or agpoliemeisy, the dersdon of membersd ip and e qualification aid igh s, including votlng iights, of the members of each
chis, iy be ped fseth i e dy-Taves of the cocporning ar tauy be ser forrh balsan :

**(d) Other lawful provisions, if any, for the conduct and regulation of the business and affairs of the resulting corporation, for its voluntary
dissolution, or for limiting, definirg, or regulating the powers of the corporation, or of its directars o members, or of any class of members,
are 25 follows: '

Iren 4 below may be deleved ifthe sesulting/evisviving corporation is organized under the laws of a state other than Massachusetts,
4 The Informarion contiined in fom & is mot & permsieans pare of the Asricles of Organization of the *resulting / *surviving corporation.

{2 The stresr addrets of the *resulting 7 *sarviving cor poration in Massachusenss is: (pais office bases are not acceprable
; i B corg ! ’ d ;

tb) ‘The name, residential address and post office address of each dirceror and officer of the ‘_.-csuhingl.‘surviving corporation is:

: NAME . RESIDENTIAL ADDRESS POST OFFICE ADDRESS
President; ' .
Treasurer;
Clerk;
Dircctors:

“Diokic ibe i 1u9plicable ward U there are wo provisian niais *novee®
gy ; :




!

-

(€) The fiscal year (i.c. tax year) of:hél‘-"rcsulting [ *surviving corporation shall end on the last day of the month of
ol ‘ ' o

aet

{d) The name and business address of the resident agent, if any, of the *resulting / *surviving corporation is;

The following paragraph may bc deleted if the *resulting / "mrvivi-ng corporation is nrga.niud under the laws of Massachusetts. -

5. The * muhing I *surviving corporation hereby agrees that it may be sued in the Commonwcalth of Massachusetts for any prior obligation of

- any constiruent domestic corporation, any prior obligation of any constituent forcign ‘corporation qualified under General Laws, Chapter 156D,

- § 15.03, und any obligations hereafter incurred by the *uxedlwge/ *surviving corporaxion, so long as any liability remains ourstanding against
the oorporﬁtldn in the Commonwealth of Massachusetts, and it hereby irrevocably appoinis the Secrctzry of the Commonwealth as lts agent
to decepr service of process in any action for the enforcement of any such obligation, mcludmg taxes, in the same manner as provided in
Chapter 156D, § 15.10.  The surviving corporation shall be bound by, and the obligations.

contained in this clause (5) shall include any restrictions, whetehr in the nature of a’

contract or in the nature of an.express or implied trust, on the use or disposition of

assets held for charitable: purposes by the Annawon Council, Inc., Boy Scouts of America.

FOR MASSACHUSETTS CORPORATIONS

The undersigned *President / *VEXRER TR and *Clerk / * Assioann Gk of Annawon Council Boy Scouts of America
a corporation organized under the laws of Massachusetts, further seate under the penalties of perjury that the agmmcnrof‘xolw&m '
{ *merger has been duly executed on behalf of such corporation and duly approved in the manner required by General Laws, Chapter 180,

Section 10 and in compliance with all pertinent rcqulrcmcnts of the Articles oFOrgamr.auon ofsuch corporntlon ara mccung of members /
weorkdodsterx/ directors of such corporation held on;” -

September 8 ,20 15 , : oo
8 €~ 4’@4}7 _ DemmisDion -t pegdencs wiespraatang

gﬁ 4 £ !::. 2 gé 'S EdwardA. McLaughIh:l n , *Clerk ! $ssisrucslork

FOR CORPORATIONS ORGANIZED QTHER THAN IN MASSACHUSETTS

The un dm'ign'e w Edward T. Broderick, President " and 4+ John H. Mosby, Clérg'-

America

of Narragansett Council Boy Scouts of / 2 mmoml x orgamu:d undcr the laws of RDOdE Island

furcher state under the penalties of pcrjdry. that the agreement of *mxnnthdaricen / *merger has been duly adopred by such

corporation in the manner required by the laws of Rhioda lefand 4 and in compliance with all = -

pertinent requirements uF:hcAmclcs of Organization ofsuch carporatlon on__-_ B g September 10,20 15 .

EUTM

Edward T. Broderick

n K. Mo shy ?
“Delete the inagplivable words,
tSpecify the x\n having powers and duiles corresponding io thaie of president or vice presidhs af a8 Mussaeluseres corpanilon arganizsd under Genernl Laws, Chapuer 1568,
tHSpecify dhe officer having powers and duties mrrupndm; to the clerk or agsistant clerk of 1uch « Manachuery mpmm. 3




THE COMMONWEALTH OF MASSACHUSETTS

ARTICLES OF *CONSOLIDATION / *MERGER
(General Laws, Chapter 180, Scction 10A)
Foreign and Domestic Corporations

I hereby approve the ‘within Articles of *Consolidation ./ *Merger and, - CX‘ 7 ZCK‘ ,% R

o0
the fling fec in the améunt of § _ e

, having been pafd.
-+ said artjgleg are deemed to have been filed vith me mk'_l_;;
day of ﬁV'(‘JA' 20 _16 .
)
Effective date: ';’)’
o5
5 vy
WILLIAM FRANCIS GALVIN -
S'r(;'r'cmy of the Cammonwmlx.f{ ;o; E Cen
N e ot
o o O
g, &
o o=
! . e
[T
rC jm 4
5 o
C \Vu]

TO BE FILLED IN BY CORPORATION

Contact information:

7 AR "\'N"\i.\;'.x\'-\.‘\\'h-'.\'sq\ S
Eric Jaikes, Esquire a TRUE CoPY ATT §

105 William Street, Suite 23 _ %@h . é;ﬂ ;7

New Bedford, MA 02740 WILLIAM FRANGIS GALVIN §
RRTARY,OF THE COMMONWEA, Ty (A

DATES\ 22| L &
ST

Telephone: .(508) 992-7400

Emall, JAIkeslaw@comeast.net

A copy this filing will be available on-line at wwwstate.ma.us/sec/cor once the
~ document s filed.
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LandVest

NARRATIVE APPRAISAL REPORT
&
VALUATION ANALYSIS

Property

Camp Norse Parcels-Plymouth
8 Parcels; 99.58 Acres
Kristin Road, Graffam Road, Carver Road, Darby Pond, Woodland-Sherman
Plymouth, Massachusetts

Effective Valuation Date

August 5, 2022

Report Date

August 9, 2022

Prepared For

William Keohan, Chairman
Town of Plymouth Community Preservation Committee
26 Court Street
Plymouth, MA 02360

Prepared By

Christopher H. Bowler, MAI, SRA, CRE
Senior Appraiser and Advisor
LandVest, Inc.

Ten Post Office Square
Suite 1125 South
Boston, MA 02109

LandVest Project # MA3929-CG



LandVest

August 9, 2022

LUXURY PROPERTIES | TIMBERLAND | CONSULTING

William Keohan, Chairman

Town of Plymouth Community Preservation Committee
26 Court Street

Plymouth, MA 02360

RE: Camp Norse Parcels-Plymouth
8 Parcels; 99.58 Acres
Kristin Road, Graffam Road, Carver Road, Darby Pond, Woodland-Sherman
Plymouth, Massachusetts

Dear Mr. Keohan:

In response to your request, I am pleased to transmit the appraisal report detailing my estimate
of the market value of the fee simple interest in the subject property. This report sets forth the
value conclusion, together with supporting data and reasoning which forms the basis for my
conclusions. This appraisal has been completed in accordance with the Uniform Standards for
Professional Appraisal Practice (USPAP 2020-2022) and the Specifications for Analytical
Narrative Appraisal Reports for the Commonwealth of Massachusetts Executive Office of Energy
and Environmental Affairs (EOEEA).

The subject of this report is 8 parcels of Rural Residential zoned land located between Kristin
Road, the Kingston town line and Carver Road in Plymouth near Darby Pond. The 8 parcels total
99.58 acres and are not contiguous but are in 6 distinct clusters. The parcels are part of the 325-
acre Camp Norse campus owned by the Narragansett Council of the Boy Scouts of America that
spans the Kingston-Plymouth town line.

I have been asked to estimate the current market value of the property “as is” assuming
purchase by a single buyer. As a result of this analysis, it is my opinion that the market value of
the fee simple interest in the subject property as of August 5, 2022, subject to the definitions,
assumptions and limiting conditions, extraordinary assumptions, and certifications set forth in the
attached report is:

NINE HUNDRED THOUSAND DOLLARS
($900,000)

This letter must remain attached to the report in order for the value opinion set forth to be
considered valid.

Respectfully submitted,
LandVest, Inc.

AN

N

Christopher H. Bowler, MAI, SRA, CRE
Senior Appraiser and Advisor
Massachusetts Certified General Real Estate Appraiser License #495

TEN POST OFFICE SQUARE | SUITE 1125 SOUTH | BOSTON, MA 02109 | P: 617-723-1800 | F: 617-482-7957 | www.landvest.com
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS

PROPERTY ADDRESS:

OWNER OF RECORD:

DATE OF VALUE ESTIMATE:

TOTAL LAND AREA:

EXISTING IMPROVEMENTS:

ZONING:

FLOOD ZONE:

HIGHEST AND BEST USE:

INTEREST APPRAISED:

VALUE ESTIMATE:

APPRAISED BY:

Darby Pond, 10-122 Graffam Rd, 72-78 Graffam Rd,
79R Carver Rd, Woodland-Sherman, 59 Kristin Rd,
Graffam Road

Plymouth, MA

Narragansett Council, Boy Scouts of America

August 5, 2022

99.58 acres

Some wood frame camp structures.

Rural Residential

The parcels with frontage on Darby Pond and Little
Clear Pond are partly within the boundaries of the
100-year flood hazard zone per FEMA Panel #250 23C
353K dated July 6, 2021.

Subdivision of the land into 2 large, reduced frontage
required buildings lots and 7 low utility parcels totaling
78.16 acres.

Fee simple

$900,000

LandVest, Inc.
Christopher H. Bowler, MAI, SRA, CRE
Senior Appraiser and Advisor
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SUBJECT PROPERTY PHOTOGRAPHS

Camp Norse Parcels-Plymouth
Kristin Road, Graffam Road, Carver Road, Darby Pond, Woodland-Sherman
Plymouth, Massachusetts

View Looking NW at the Frontage Portion of 59 Kristin Road; Parcel 107-24A.

Street Scene Looking NE Along Kristin Road.
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SUBJECT PROPERTY PHOTOGRAPHS

Camp Norse Parcels-Plymouth
Kristin Road, Graffam Road, Carver Road, Darby Pond, Woodland-Sherman
Plymouth, Massachusetts
Taken by C.H. Bowler (7/29/2022)

View Looking Northerly at the Eastern Portion of 79 Carver Road; Parcel 107-20F-3.
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SUBJECT PROPERTY PHOTOGRAPHS

Camp Norse Parcels-Plymouth
Kristin Road, Graffam Road, Carver Road, Darby Pond, Woodland-Sherman
Plymouth, Massachusetts
Taken by C.H. Bowler (7/29/2022)

View of Parcel 107-9A Looking Northerly with Darby Pond in Background.

View Looking SW at Parcel 107-20F-1, 100-122 Graffam Road.
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SUBJECT PROPERTY PHOTOGRAPHS

Camp Norse Parcels-Plymouth
Kristin Road, Graffam Road, Carver Road, Darby Pond, Woodland-Sherman
Plymouth, Massachusetts
Taken by C.H. Bowler (7/29/2022)

View Looking SW at Parcel 107-20F-2, 78 Graffam Road.
2 2l i

View Looking SW at Darby Pond.
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SUBJECT PROPERTY PHOTOGRAPHS

Camp Norse Parcels-Plymouth
Kristin Road, Graffam Road, Carver Road, Darby Pond, Woodland-Sherman
Plymouth, Massachusetts
Taken by C.H. Bowler (7/29/2022)

View Looking Northerly at the 10° Strip of Front for Parcel 107-23-4 Along Carver Road.

View Looking Easterly at the Western Edge of Parcel 107-24A; 59 Kristin Road.
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PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the 99.58-acre property “as is”,
assuming purchase by a single buyer, as of August 5, 2022.

In estimating this value, it has been necessary to make a careful physical inspection of the
property, a review of land planning completed for the property, a review local zoning by-laws, a
review of local, state and federal GIS data, and a review of market conditions as of the date of
valuation and the impact on the value of the subject property, resulting in a thorough analysis of
the property from a legal and physical standpoint. The results are reported in this study.

HYPOTHETICAL CONDITIONS AND EXTRAORDINARY ASSUMPTIONS

The value estimate is based upon the following.

e The estimated values of the property are based upon the extraordinary assumption that the
land has the development potential stated in the Highest and Best Use section of this report.

e No specific geotechnical engineering data has been provided, and as of the date of valuation
the subject property was not included as either a contaminated site or a location to be
investigated by the Bureau of Waste Site Cleanup of the Department of Environmental
Protection of the Commonwealth of Massachusetts. It is an extraordinary assumption in
this report, therefore, that the subject site is not a contaminated site.

Should any of these conditions or assumptions change, or be proven false with additional
engineering, then the value estimates contained herein may also change.

MARKET VALUE DEFINITION

"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 affected 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 is acting in what he considers his

own best interest;

3. areasonable 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."!

"FIRREA 12CFR Part 323.2.
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PROPERTY RIGHTS APPRAISED

The property rights appraised in the subject property are fee simple, which is defined as:

"Absolute ownership unencumbered by any other interest or estate, subject only to the limitations
imposed by the governmental powers of taxation, eminent domain, police power, and escheat."?

ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal report has been made with the following general assumptions.

1. 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.

2. The property is appraised free and clear of any or all liens or encumbrances unless otherwise
stated.

3. Responsible ownership and competent property management are assumed.

4. The information furnished by others is believed to be reliable. However, no warranty is given
for its accuracy.

5. All engineering 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.

6. 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.

7. Tt 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.

8. Itis assumed that all applicable zoning and use regulations and restrictions have been complied
with, unless nonconformity has been stated, defined, and considered in the appraisal report.

9. TItis 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.

10. It 1s 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.

% The Dictionary of Real Estate Appraisal, Appraisal Institute, Chicago, IL 2015, Sixth Edition - Page 90.
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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 in 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 current
market conditions and anticipated short-term supply and demand factors. These forecasts are,
therefore, subject to changes in future conditions.

CLIENT: Town of Plymouth Community Preservation Committee (CPC).

INTENDED USERS OF REPORT: Town of Plymouth CPC and the Narragansett Council, Boy
Scouts of America.

INTENDED USE OF REPORT: The intended use of this appraisal is to estimate the market
value of the subject property as the client considers its acquisition.

INTEREST VALUE: Fee Simple.

EFFECTIVE VALUATION DATE: The effective date of valuation of this appraisal is August
5, 2022. All data, analysis, and conclusions are based upon facts in existence as of the date of
valuation.

DATE OF REPORT: August 9, 2022.

SCOPE OF THE APPRAISAL

Christopher H. Bowler, MAI, SRA, CRE inspected the subject property on July 29, 2022 with
Joran Northup of the Narragansett Council of the Boy Scouts of America. Each of the 8 parcels

were walked and photographed at this time. A 2" inspection was made by Mr. Bowler on August
5.
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In addition to the inspections, Mr. Bowler performed the following work.

e Corresponded with Plymouth Town Planner Robin Carver to discuss zoning issues that affect
the subject land and development options.

e Reviewed the Rules and Regulations Governing the Subdivision of Land in Plymouth, the
Plymouth Zoning By-Law, and discussed development requirements and options with the
Plymouth Town Planner.

e Reviewed FEMA flood map information pertaining to the property and soil survey information
as well provided by the USDA NCRS.

e Reviewed GIS maps and data available for the subject site from the Town of Plymouth and the
Commonwealth of Massachusetts.

e Obtained additional information regarding the property from the Plymouth Assessors
Department, Building Department, and the Plymouth Registry of Deeds.

e (athered information on residential acreage sales, lot sales, infrastructure cost estimates, and
development activity in the Plymouth area.

e Mr. Bowler then confirmed and analyzed the data and utilized a Cost of
Development/Subdivision Analysis in order to estimate the market value of the property.

DESCRIPTION OF REAL ESTATE APPRAISED

LEGAL DESCRIPTION - The subject of this report is 8 parcels of Rural Residential zoned land
located between Kristin Road, the Kingston town line and Carver Road in Plymouth near Darby
Pond. The 8 parcels total 99.58 acres and are not contiguous but are in 6 distinct clusters. The
parcels are part of the 325-acre Camp Norse campus owned by the Narragansett Council of the
Boy Scouts of America that spans the Kingston-Plymouth town line.

The following is the address, assessor’s and legal reference for the property.

Legal
Current Reference
Street Address Town Assessors' Parcel Acres Owner Bk/IPG
Darby Pond Plymouth 107-000-009A-000 2.85 Narragansett Council, Boy Scouts of America 3794/55

100-122 Graffam Rd. Plymouth 107-000-020F-001 3.00 Narragansett Council, Boy Scouts of America 3547/274
72-78 Graffam Road Plymouth 107-000-020F-002 1.80 Narragansett Council, Boy Scouts of America 3547/274

79R Carver Rd. Plymouth 107-000-020F-003 55.40 Narragansett Council, Boy Scouts of America 3547/274

0 Woodland-Sherman Plymouth 107-000-022-000 0.77 Narragansett Council, Boy Scouts of America 3547/274

59 Kristin Road Plymouth 107-000-024A-000 23.40 Narragansett Council, Boy Scouts of America 3547/274

0 Graffam Rd. Plymouth 107-000-023-004 10.86 Narragansett Council, Boy Scouts of America 3547/274

0 Graffam Rd. Plymouth 107-000-063-10 1.51 Narragansett Council, Boy Scouts of America 38734/292
Total 99.58

The property has been under the ownership of the Narragansett Council, Boy Scouts of
America (f.k.a. Annawon Council) for several decades. Copies of the deeds referenced above can
be found in the Addenda to this report.
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Based upon a review of public records, MLS and discussion with the property owner, there

have been no sales of the property, pending sales, or listings of the property for sale in the past 5
years.

TAXES AND ASSESSMENT - The following is the current assessment for the subject parcels.

Current Annual

Street Address Town Assessors' Parcel Acres Assessment Taxes
Darby Pond Plymouth 107-000-009A-000 285 $§ 257,900 none due
100-122 Graffam Rd. Plymouth 107-000-020F-001 3.00 $ 41,400 none due
72-78 Graffam Road Plymouth 107-000-020F-002 1.80 $ 30,600 none due
79R Carver Rd. Plymouth 107-000-020F-003  55.40 $ 1,220,700 none due
0 Woodland-Sherman Plymouth 107-000-022-000 077 $ 15,400 none due
59 Kristin Road Plymouth 107-000-024A-000 2340 $§ 732,200 none due
0 Graffam Rd. Plymouth 107-000-023-004 10.86 $ 278,600 none due
0 Graffam Rd. Plymouth 107-000-063-10 151 % 13,600 none due

Total 99.58

Because of the not for profit ownership of the subject property there are no taxes currently
due. Note that the assessments listed above are not realistic and are not reflective of the current
market value of the land. Often assessors in communities in Massachusetts put higher values on
properties owned by not for profit entities knowing that no taxes are due regardless. It is done for
bookkeeping purposes.

MARKET DESCRIPTION AND ANALYSIS

LOCATION DESCRIPTION — Town — The subject property is in the south shore Massachusetts
community of Plymouth. It is bordered on land by Bourne to the southeast, Wareham to the
southwest, Carver to the west, and Kingston to the north. It also shares a small border with Duxbury
at the land entrance of Saquish Neck. Plymouth makes up the entire western shore of Cape Cod
Bay. Its population per the 2020 U.S. Census is 61,217, up 8.4% from the 2010 census. Plymouth
is 34 miles southeast of Boston and 39 miles east of Providence.

Most know the town’s history. Known as "America's Hometown". Plymouth was the site of
the colony founded in 1620 by the Mayflower Pilgrims, where New England was first established.
It is the oldest municipality in New England and one of the oldest in the United States. The town
has served as the location of several prominent events, one of the more notable being the First
Thanksgiving feast.

For its first couple of centuries the town thrived as a fishing, shipping, and rope making center.
But it was relatively isolated from Greater Boston and its population remained low. But with
improved highways, railroads, and bus routes, low land costs and low taxes the population has
surged 229% from 1970.
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Region — Plymouth is in the “South Shore” region of Massachusetts surrounded mostly by the
Atlantic Ocean, but also by 5 smaller communities. At 134 sq miles Plymouth is the largest
municipality in Massachusetts, surpassing even Boston.

The following is breakdown of Plymouth and the immediately surrounding communities by

population, density, income, and real estate values:

Town
Plymouth

Carver
Kingston
Bourne
Wareham
Duxbury

Massachusetts

2020 U.S. Average
Census Area Density Median HH SF Home $
Population (sgmi) (pers/sqmi) Income* Past12 months **
61,217 134.0 456.8 $ 92,757 $ 592,124
11,660 39.7 2937 $ 61374 $ 512,762
13,708 20.5 668.7 $ 90574 $ 625,404
20,452 52.9 3866 $ 76,823 § 678,041
23,303 46.3 5033 $ 66,695 §$ 433,314
16,090 37.6 4279 $ 126,839 $ 1,264,947
7,029,917 10,565.0 6654 $ 81,215 § 699,583

* Source: U.S. Census Data

** Source: MLS
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ECONOMIC & MARKET CONDITIONS: When completing an analysis of real property, it is
necessary to have a proper perspective of economic conditions as of the date of valuation.
Economic conditions play a significant role in the price paid for real estate at any given time.

As the 3™ quarter of 2022 moves forward, the U.S. economy is facing turbulent times. After
seemingly making it through the COVI-19 pandemic, and the brief ‘shutdown’ of many areas of
the economy in 2020, strong growth resumed in 2021. But at the same time nearly a trillion dollars
of stimulus had been pumped into the economy through government programs as a means of
offsetting the effects of the pandemic. At the same time COVID-19 had shut down production of
many products and services putting them in short supply. Combine these two facts; excess money
chasing fewer products and beginning in 2022 inflation has returned to the economy. In fact,
inflation is running at the highest rates in over 40 years. To combat inflation the Federal Reserve
has begun to raise interest rates rapidly. A possible outcome of this policy is a recession.

I will now look at several key economic indicators to measure the health of the economy as of
the date of valuation.
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ECONOMIC GROWTH (growth in the U.S. GDP)
Annualized Growth Rate
2022 Q2 -0.9%
2022 Q1 -1.6%
2021 Q4 6.9%
2021 Q3 2.3%
2021 Annual 5.7%
2020 Annual -3.5%
2019 Annual 2.3%
(Gross Domestic Product is the total market value of the goods and services
produced by a nation's economy during a specific period of time).
INFLATION RATE (U.S. annualized)
01-Jun-22 9.1%
01-May-22 8.6%
01-Apr-22 8.3%
01-Mar-22 8.5%
(CPI for All Urban Consumers).
EMPLOYMENT/UNEMPLOYMENT
Town of Plymouth
Plymouth County Massachusetts us.
Most Recent Month 3.2% 3.7% 3.7% 3.5%
New Jobs Unempl.
United States Created Rate
Last Mos.; July 2022 528,000 3.5%
Average Last 12 Mos. 523,500 4.2%
STOCK MKT, COMMODITY & INTEREST RATE TRENDS S & P 500
Beginning Closing Change Returns
Price Price Since 2021  +26.90%
1-Jan-22 5-Aug-22 1/1/2022 2020  +16.30%
Dow Jones Industrial 36,338 32,803 -9.73% 2019 +30.43%
S&P 500 4,766 4,145 -13.03% 2018 -6.20%
London Gold $ fix'oz 1,829 1,792 -1.98% 2017 +19.42%
Crude Oil § per barrel 75.21 88.53 17.71% 2016 +9.53%
2015 -0.72%
10 Year Treasury 1.51% 2.83% 87.19% 2014  +11.4%
CONSUMER CONFIDENCE Source: Conference Board
2022 July 95.7
2021 July 125.1
2020 July 91.7
2019 July 135.8
2018 July 127.9 (1985=100)
CASE-SHILLER HOME PRICE INDEX % Change 3 Year Change
Greater Boston from Prev. Year in Price
Current May-22 3139 15.7% 41.52%
1 Year Earlier May-21 271.3 17.4%
2 Years Earlier May-20 231.1 4.2%
3 Years Earlier May-19 2218 mmmeee-
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The growth in the U.S. GDP declined at a 0.9% annualized rate in the 2" quarter of 2022 after
a 1.6% decline in the 1% quarter. By most economists’ definition this means the economy has
entered into recession. GDP, or gross domestic product, is the value of all goods and services
produced here and is considered the official ‘scorecard’ for the economy. For all of 2021, GDP
growth was 5.7%. This comes after COVID-19 caused a decline in 2020. Growth was expected to
be more robust in 2021. However, labor, and raw materials shortages, combined with two separate
resurgences in infections of COVID-19, lessened growth versus initial forecasts. GDP growth in
Massachusetts was a bit more robust, coming in at -.0.2% in the 2nd quarter of 2022 and +0.2% in
the 1 quarter of 2022.

The two straight quarterly declines in U.S. GDP doesn’t look like a typical recession given
very strong labor markets. However, with the Federal Reserve raising interest rates to try and slow
the economy and tame inflation (see below), many other economists suggest that this recession is
real and labor markets could start to see weakening in the Fall.

Inflation is a significant factor affecting economic conditions at present. The U.S. enjoyed
very low inflation, in the 1.5-3% range for over a decade, lasting until the middle of 2021. This
allowed interest rates and mortgage rates to hit historic lows in 2019 and 2020. However, the
COVID-19 pandemic created a situation in which government stimulus monies flowed into the
economy at the same time supply constraints of most all products emerged. The result was too
many dollars chasing too few products and as a result inflation is now reaching 40+ year highs.
The last reading of the CPI in June of 2022 at 9.1% was the highest monthly reading in 41 years.
The reading came in ‘hotter’ than expected which in turn triggered multiple days of selloff in the
stock market as investors anticipate the Federal Reserve raising interest rates more sharply to
combat inflation.

The employment figures show continued improvements in the employment market since the
depths of the COVID-19 pandemic. Last month’s figure of +528,000 new jobs was strong and the
unemployment rate dipped to 3.5%. The employment market is in a unique position due to
COVID-19. Job growth would be even more robust; however, open jobs are remaining unfilled as
people are either reluctant to rejoin the workforce because of fears over COVID-19, or generous
state unemployment benefits that are encouraging workers to ‘stay home’ instead of taking the
new job.

The stock market has been on a wild ride over the past 3+ years. In 2018, the market declined
6.20% in terms of the S&P 500 Index, the largest annual decline in 10 years. But in 2019, the
market rebounded sharply, finishing up over 30% for the year. For 2020, the market rose +16.3%
after having plunged over 30% in the 1st quarter of the year. For 2021, there was another robust
increase, at 26.9%. Thus far in 2022, the market is off to a down start, with the S&P 500 down
over 13% as investors are being spooked by rising inflation, rising interest rates, and a war between
Russia and Ukraine. It should be noted that while down over 14%, the S&P 500 was down nearly
24% as of mid-June.

The Conference Board Consumer Confidence Index declined again in June for the 3™ straight
month. Intentions to buy big ticket items such as automobiles and appliances remain high, but
respondents cited concerns about surging inflation, rising interest rates, and the war in Ukraine as
items of concern as the 3™ quarter of 2022 moves along. The current index reading is 95.7. This is
down 24% from one year earlier.
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The Conference Board, who compiles the index, suggests a reading above 90 translates into an
economy on solid footing while a reading above 100 reflects stronger economic growth. Consumer
confidence numbers are considered a leading economic indicator, and they have historically been
good predictors of consumer spending for the next three to six months. As consumer spending is
roughly 70% of the U.S. economy, that is no trivial matter.

The residential housing market in Massachusetts has been quite strong over the past five to
seven years. An index considered reliable by many market professionals is the Case-Shiller Home
Price Index. This data includes only repeat sales of homes. The most recent data from the Case-
Shiller Home Price Index listed on the previous page indicates that we are up 15.7% in terms of
pricing from one year ago in Massachusetts, and an aggregate increase of 41.52% from three years
ago. Extremely limited inventory of homes combined with strong demand is causing the price
increases. Rising mortgage rates have begun to put a dent in demand nationwide, but in Greater
Boston a slowdown in demand has not yet been seen as of mid-July 2022.

Interest/Mortgage Rates: The average rate on 30-year mortgages slipped to 5.55 percent this
week, down from 5.59 percent the previous week and hitting a four-week low, according to
Bankrate’s national survey of large lenders.

The Federal Reserve continues to move aggressively to rein in inflation, announcing its second
consecutive rate hike of three-quarters of a percentage point in July. By conventional wisdom, this
would lead to rising mortgage rates, but concerns around a recession have stalled the increases for
now.

A year ago, the benchmark 30-year fixed-rate mortgage was 3 percent. Four weeks ago, the
rate was 5.55 percent. The 30-year fixed-rate average for this week is 2.55 percentage points higher

than the 52-week low of 3 percent.

The rate on a 30-year mortgage averaged 5.55% as of Aug. 3.
5%
2%
4%
3%

2%

August 2020-August 2022

@ 30-year fixed 15-year fixed @@ 30-year jumbo

Source: Bankrate national survey; figure includes points
Fixed-rate mortgages follow the benchmark 10-year U.S. Treasury Bond. When bond prices
fall, yields or rates rise. Bond prices typically fall when investors are confident in the economy
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and market conditions warrant them putting their money into investments like stocks, with higher
risk but higher yield opportunities. The inverse is also true. When investors are nervous about
global and economic conditions, there is a flight to buy 10-year U.S. Treasury Bonds, which
increases their price and lowers their interest rate.

Global concerns about the coronavirus and its impact on the economy had pushed investors to
safe assets like treasuries, which in turn pushed long-term rates to historic lows in 2020 and 2021.
However, with a surge in government spending surrounding the COVID-19 pandemic, along with
supply and labor shortages in the economy, inflation has surged to 40+-year highs, and interest
rates are rising quickly to contain it. For the period ending June of this year, inflation came in at
9.1%, the highest level since 1981 and a harbinger of continued higher mortgage rates.

Local Housing Market: To get a more defined look at current market conditions and where they
may be headed, I have looked at MLS statistics for current listings, pending sales, and total sold
relating to single family homes in Plymouth, Plymouth County, and the State as a whole. The
following is a breakdown of this data:

VOLUME OF SALES/LISTINGS TRENDS PRICE TRENDS
% Average %
ACTIVE LISTINGS # Change Price Change
Current Supply of Single Family Homes Plymouth 87 Up 22.54% $ 772,176 Up 9.09%
Supply of Single Family Homes 1 Year Ago Plymouth M - $ 707,816 -~ = -
Current Supply of Single Family Homes Plymouth County 656 Up 34.98% $ 907,901 Up 7.83%
Supply of Single Family Homes 1 Year Ago Plymouth County 486  -— @ $ 841,943  — = ——
Current Supply of Single Family Homes Massachusetts 5,590 Up 24.31% $ 1,066,339  Up 4.28%
Supply of Single Family Homes 1 Year Ago Massachusetts 4,497  -—— $ 1,022,597  — =
PENDING SALES
# of SF Homes; Went Under Agrmnt; Past Year Plymouth 725 Down -23.44% $ 592,122 Up 11.52%
# of SF Homes; Went Under Agrmnt; Previous 12 mos. Plymouth 947 - $ 530,973 — = —-
# of SF Homes; Went Under Agrmnt; Past Year Plymouth County 8,652 Up 31.75% $ 539,111 Down -8.61%
# of SF Homes; Went Under Agrmnt; Previous 12 mos. Plymouth County 6,567 - @ e $ 589,926 - @ -
# of SF Homes; Went Under Agrmnt; Past Year Massachusetts 119,014 Down -13.20% $ 501,424  Up 11.46%
# of SF Homes; Went Under Agrmnt; Previous 12 mos. Massachusetts 137,114  — $ 449,880 - = -
CLOSED SALES
Total Closed Sales of SF Homes; Past Year Plymouth 746 Down -16.83% $ 592,124  Up 12.76%
Total Closed Sales of SF Homes; Previous 12 mos. Plymouth 897 @ — $ 525,103  ——- = -
Total Closed Sales of SF Homes; Past Year Plymouth County 5,426 Down -14.75% $ 653,636  Up 11.25%
Total Closed Sales of SF Homes; Previous 12 mos. Plymouth County 6,365  ——- = $ 587,534 - @
Total Closed Sales of SF Homes; Past Year Massachusetts 50,548 Down -11.02% $ 699,605 Up 10.20%
Total Closed Sales of SF Homes; Previous 12 mos. Massachusetts 56,810  -—— - $ 634,859 - -
SOURCE: MLS Statistics;

From a developers/seller’s standpoint, the ideal results from these statistics would be
decreasing inventory, increasing sales activity, both pending and closed, and rising prices.
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The statistics reflect a low inventory-rising prices market. Pending and closed sales data is
down year over year. But prices continue to rise. If the downturn in sales activity were due to a
decline in demand, we would see a decline in prices as well. But that is not the case looking at the
right-hand side of the chart above.

In terms of single-family homes, the statistics do indicate a rise in inventory recently. This
rise is thought to be many homeowners realizing the market may be peaking and getting their
property on the market before conditions deteriorate. But despite the increase in listings very
recently, the overall supply in homes for sale in Massachusetts represents just 1.3 month supply
based upon the previous 12 months worth of closed sales. The National Associates of Realtors
indicates a 6 month supply represents a ‘balanced’ market. It is for this reason that prices continue
to rise.

Plymouth-Only Market: In Plymouth alone the market has been on the rise for the past 10 years
at an annualized rate, in terms of median price, of 6.83% on average as shown below:

Plymouth Median SF Home Price

SOURCE: MLS % Change Total Average
Median from 10 Year Annual
Period Price Prior Year % Change % Change

8/1/2021-8/1/2022
8/1/2020-8/1/2021
8/1/2019-8/1/2020
8/1/2018-8/1/2019
8/1/2017-8/1/2018
8/1/2016-8/1/2017
8/1/2015-8/1/2016
8/1/2014-8/1/2015
8/1/2013-8/1/2014
8/1/2012-8/1/2013
8/1/2011-8/1/2012

530,000 11.58% 92.73% 6.83%
475,000 13.10%
420,000 7.69%
390,000 5.91%
368,250 8.31%
340,000 4.62%
325,000 1.56%
320,000 4.58%
306,000 7.37%
285,000 3.64%
275,000 -

€ A P P P P AP P P NP &P

COMMENTS/CONCLUSIONS: The following conclusions are drawn from a review of the data
presented above and a review of market activity.

e As of the date of valuation, the economy is at a crossroads. Labor markets remain strong,
and jobs remain unfilled. Consumer demand is still strong. But rising inflation is putting
Federal Reserve officials in the position of pushing the economy into recession by raising
interest rates as a way of combating inflation. It remains to be seen whether the Fed can
maneuver a ‘soft landing’ and reduce inflation without causing damage to long term
economic growth.

e Inflation has returned to the economy and is causing some concerns moving forward. The
annualized inflation rate this past month was 9.1%, the highest rate since the early 1980’s.
Oil prices are up over 25% year-to-date after rising substantially in 2021 as well. When
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inflation is present, there is pressure for interest rates to rise to contain it. Rising interest
rates tend to dampen real estate markets.

e Consumer confidence remains at a solid level but has dipped recently and is down over
24% from one year ago. It is the 3™ straight monthly decline.

e The stock market is down sharply thus far in 2022 after having risen substantially in 2021,
although it is off its June 2022 lows.

e The residential housing market in Greater Boston remains strong and is characterized by
low supply and strong demand. Nationally, rising mortgage rates are beginning to put a
damper on demand. Locally, the housing market still favors sellers. However, there are
fewer offers on most properties than would have been the case 1 year ago.

Each of these factors has been taken into consideration with the valuation of the subject
property.

LOCATION DESCRIPTION - Neighborhood — The subject property is located between Kristin
Road, the Kingston town line and Carver Road in Plymouth near Darby Pond, in the northwest
corner of town, commonly referred to as “West Plymouth”. Its distance from major roadways and
places are as follows.

e Downtown Plymouth and its waterfront are 4.5 miles to the northeast.

e The Kingston town line abuts to the northwest. The Carver town line

e Access to Route 44, a major east-west roadway through this area of the State, is 1.9 miles
north.

e A significant shopping area with a WalMart, Aldi, Dick’s Sporting Goods and hotels is 1.5
miles to the northeast.

e Access to Route 3, the major north-south roadway that takes residents to Boston to the
north and Cape Cod to the south, is 2.9 miles to the northeast.

e West Elementary School is 1.2 miles to the northeast.

e Plymouth North High School is 6.1 miles east.

The immediate area is single family residential and open space in nature. Abutting to the east
and southeast are residential neighborhoods containing 200+ homes. These neighborhoods were
built in the late 1960’s, 1970 with some homes constructed as late as the 1980’s. The homes are
modest split level, gambrel and colonial in style with recent prices ranging from $450,000 to
$590,000.

To the south along and off Carver Road are additional single-family homes. Located between
the subject parcels is Town of Plymouth Water Department owned land, fallow cranberry bogs,
and active cranberry bogs to the southwest.

Abutting the subject parcels to the north and northwest is the remaining 200+ acres of Camp
Norse whose main operations if off of Parting Way Road in Kingston.

Favorable & Unfavorable Factors/Conclusion: Favorable factors to the subject location include

its convenience to major roadways, shopping, the public elementary school, and the open space of
the Town of Plymouth Water Department properties, Darby Pond and the Camp Norse land.
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Unfavorable factors from a new development standpoint include a lack of public water and
sewer lines in the area; and that the approach to the property through Kristin Road is through a
neighborhood of modest homes in which not all are well kept.
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PROPERTY DESCRIPTION

The subject of this report is 8 parcels of Rural Residential zoned land located between Kristin
Road, the Kingston town line and Carver Road in Plymouth near Darby Pond. The 8 parcels total
99.58 acres and are not contiguous but are in 6 distinct clusters. The parcels are part of the 325-
acre Camp Norse campus owned by the Narragansett Council of the Boy Scouts of America that
spans the Kingston-Plymouth town line.

The following are details on the 8 parcels followed by 3 GIS maps which provide more detail
regarding the parcels and their physical features:

Assessors Road
Street Address Town Parcel Acres Frontage (ft) Wetlands Floodzone
Darby Pond Plymouth 107-000-009A-000 2.85 none yes, approximately 50% yes

100-122 Graffam Rd. Plymouth 107-000-020F-001  3.00 none yes, approximately 33% yes
72-78 Graffam Road Plymouth 107-000-020F-002 1.80 none yes, approximately 50% yes

79R Carver Rd. Plymouth 107-000-020F-003 55.40 none yes, approximately 2.78 ac ho

0 Woodland-Sherman Plymouth 107-000-022-000 0.77 none none, but within setbacks  yes

59 Kristin Road Plymouth 107-000-024A-000 23.40 67.35 none no

0 Graffam Rd. Plymouth 107-000-023-004  10.86 10.00 yes, over 50% no

0 Graffam Rd. Plymouth 107-000-063-10 1.51 none yes, 100% no
Total 99.58
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Utilities: There are no municipal sewer or water lines in the area. The subject parcel at the end of
Kristin Road (107-24A) is readily connected to electrical, telephone, and broadband internet lines.
The other parcels are distant from any utilities. Any development of this parcel will require private
septic systems and private wells.

Flood Zone: The 3 parcels that border Darby Pond and the one parcel that borders Little Clear
Pond are located within the boundaries of the 100-year flood hazard zone per FEMA Panel #250
23C 353K dated July 6, 2021. Not all of their area is within the floodplain but over 50% in most
cases as shown on the Site Analysis Plan above.

Soils: Based upon NRCS/USDA mapping, the primary soil type found in the developable portions
of the subject land is Hinckley Loamy Sand with both 3-8% and 8-15% slopes. This soil is rated
‘high’ in terms of its potential for septic installation. It is a well-drained soil that is well above the
mean water table.

Improvements: There are minor wood frame camp structures on Parcel 107-20F-3. Remaining
parcels are vacant.

Comments/Conclusions: Only two of the 8 subject parcels have frontage on a paved, public way.
For one of those parcels the frontage is only 10’ wide and leads to a parcel that is largely wetlands.
The other has 67.35” of frontage at the terminus of Kristin Road.

The two parcels with Graffam Road addresses and located on the northeast side of Darby Pond
have access via a sand and gravel path that is labeled as Graffam Road Access & Utility Easement.
This easement, in favor of the Town of Plymouth to access its Darby Pond Well Site actually
bisects subject Parcel 107-20F-1 and runs along the northeast side of Parcel 107-20F-2.

However, we do not believe this provides legal access to these parcels that could be used to
obtain a building permit that would allow for development of these parcels as it is an easement in

favor of the Town of Plymouth.

REGULATORY ANALYSIS

Zoning
The subject acreage is located primarily within the Rural Residential (RR) zoning district of
the Town of Plymouth. Uses allowed in this zone include: conservation areas, farming and

ancillary uses, single-family detached dwellings, educational, religious, or municipal uses.

Dimensional requirements include the following.

Minimum Lot Size (sf) 120,000
Minimum Width (ft) 200
Minimum Depth (ft) 200
Minimum Setbacks (ft)

Front 70

Side na

Rear 50
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Maximum Building Height 35’
Maximum Lot Coverage 15%

Two parking spaces per dwelling unit are required.
Residential Reduced Frontage by Special Permit (203-1H)

There is a reduced frontage bylaw in town that allows for lots with as little as 30° of frontage
with the minimum lot size increased 200% of the normal zoning district minimum lot area. No
more than 3 lots can be formed from the existing frontage. No part of the lot may be narrower than

30’. And these bylaw does not pertain to lots with frontage on a Major or Collector Street.

In the RR zone the minimum lot area with a reduced frontage lot would be 240,000 sq ft or
approximately 5.5 acres.

Subdivision Rules and Regulations

The rules and regulations governing the subdivision of land for Plymouth have been reviewed
and a copy is retained in the appraiser’s files.

Notable regulations include a limit on dead-end roadways/cul-de-sacs to no more than 500 feet
in length unless a secondary means of egress can be established. Latter regulation is at the
discretion of the planning board and is routinely waived.

The minimum right-of-way for roadways is 50°. The minimum pavement width is 22°.
Board of Health Septic System Regulations

New and existing septic systems in town must conform to Title 5 of the State Environmental
Code, 310 CMR 15.000.

Wetlands Regulations

The town wetland by-laws follow Commonwealth of Massachusetts wetlands regulations (310
CMR 10.00 and 310 CMR 13.00). State wetland regulations prohibit construction of buildings
within wetland areas. State wetland regulations also prohibit the subsurface disposal of wastewater
within 50 feet of the edge of vegetated wetland and within 100 feet of a stream or other body of
water, and the filling of more than 5,000 sq. ft. of wetlands, and then only for purposes of providing
access within a parcel.
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HIGHEST AND BEST USE

The Dictionary of Real Estate Appraisal, Sixth Edition, defines highest and best use as "the
reasonable, probable, and legal use of vacant land or an improved property, which 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." The highest and best use is often referred to as
the optimum use.

Given zoning, market conditions and the physical characteristics of the property, some form
of residential development is the use that would likely yield the highest value for the 99.58 acres.
Other legally permissibly uses include recreation, agriculture, open space, municipal, educational,
and religious uses.

Now, combining legally permissible with physically possible. The subject land is limited in its
development potential because of the non-contiguous nature of the 99.58 acres and the limited
frontage/access. Only two of the 8 parcels have frontage on a public way. One is 59 Kristin Road.
This 23.40-acre parcel with 67.35” of frontage is connected to the 55.40 acre Parcel 107-20F-3.

The other parcel with road frontage, 107-23-4, has 10’ of frontage on Carver Road that leads
to wetlands. This parcel connects to Parcel 107-63-10. These two parcels have no development
potential as they are over 50% wetlands and the 10’ of frontage is insufficient to meet minimum
criteria in the RR zone.

Parcel 107-9A is 2.85 acres and borders Darby Pond. This parcel has no independent
development potential as it has no road frontage and is mostly floodplain.

Parcel 107-22 1s 0.77 acres. It has no independent development potential as it is too small (0.77
acres in a zoning district where the minimum is 2.75 acres) and has no road frontage.

Parcel 107-20F-2 is 1.8 acres and border Darby Pond. While this parcel does have frontage on
a right of way in favor of the Town of Plymouth to allow for access to their property further north,
it is not sufficient as frontage on a public way needed to be considered a building lot. For this
reason, along with a location in floodplain, and its lack of size in a zoning district where 2.75 acres
is the minimum, this parcel has no independent development potential.

Parcel 107-20F-1 is 3.0 acres. It is bisected by the aforementioned right of way. It has sufficient
land area to be considered a building lot. However, as with Parcel 20F-2, the right of way access
is not considered sufficient as frontage on a public way to allow for a building permit to be issued.
In addition, because the right of way bisects this land it would prevent placement of a dwelling on
site. Also, a portion of this parcel is within the boundaries of the 100-year flood hazard zone. For
these reasons this parcel has no independent development potential.

So lets return to the parcel(s) with frontage that could be used for development. Parcel 107-
24A has 67.35’ of frontage at the end of Kristin Road. I reached out to Robin Carver, the Town
Planner for the Town of Plymouth for guidance on what could be done with this access. The first
thought was extending Kristin Road the allowed 500’ to provide enough frontage for 5-7 single
family building lots. The problem with this possible scenario is that Kristin Road is already a dead
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end road approximately 650’ past the intersection with Anawon Road. So extending it an additional
500’ would not be allowed without a significant variance. But to allow for this variance a
secondary means of egress would be needed for public safety purposes. This secondary means of
egress is not possible.

Although installing a roadway to allow for subdivision and development of Parcel 107-24A is
not likely possible, there is bylaw within the Plymouth Zoning code that would allow for
subdivision and creation of building lots. The Residential Reduced Frontage by Special Permit
(203-1H) allows for lots with as little as 30° of frontage with the minimum lot size increased 200%
of the normal zoning district minimum lot area. No more than 3 lots can be formed from the
existing frontage. No part of the lot may be narrower than 30°. And this bylaw does not pertain to
lots with frontage on a Major or Collector Street. In the RR zone the minimum lot area with a
reduced frontage lot would be 240,000 sq ft or approximately 5.5 acres.

So with 67.35” of frontage there is possibility of two large lots at the end of Kristin Road. I
confirmed this with Robin Carver, the Town Planner. This would require a special permit, but the
subject meets all the criteria to allow for the two, reduced frontage lots.

Based upon the analysis displayed above, it is my opinion that the highest and best use of the
subject property, as of the date of valuation, is to subdivide the 23.4 acre Parcel 107-24A into two,
large, reduced frontage lots and subsequent development of these two lots with single-family
homes that conform to buyer demands in the Plymouth. For the 7 remaining parcels with no
development potential the highest and best use is passive recreation, open space.

A highest and best use plan can be found on the following page.
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EXPOSURE TIME

The Dictionary of Real Estate, 6™ Edition, defines Exposure Time as:

1. 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. Exposure time is a retrospective opinion based on an
analysis of past events assuming a competitive and open market. (USPAP, 2016-2017 ed.)

In other words, how long do I estimate it would have taken to sell the subject property at the
estimated “as is” value of $900,000? Based upon a review of the periods it took to sell the
comparable sales presented later in this report, it is my opinion that a reasonable exposure time is
9 to 12 months.

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 devoted to 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.

Sales Comparison Approach

The Sales Comparison Approach is based upon the principle of substitution; that is, 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 are to a certain extent a function of 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.
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VALUATION METHODS USED

In order to estimate the value of the 99.58 acre property in accordance with my highest and
best use projection, I utilized a “Subdivision Analysis” or “Cost of Development Analysis”.

Cost of Development/Subdivision Analysis

The Cost of Development Approach or Subdivision Sellout Analysis is a valuation tool
available to the appraiser when subdivision and development represent the highest and best use of
a property. The Cost of Development Approach, or Subdivision Analysis, is a hybrid of all three
traditional approaches to value; Cost Approach, Income Approach, and Sales Comparison
Approach, and uses techniques from all three.

In this case, after determining the number and type of lots that can be created from the
appraised parcel, physically, legally, and economically, a sales comparison analysis of finished
lots is then undertaken. There are 2 potential large, vacant lots per my highest and best use
conclusion, along with 7 parcels of “low utility” land totaling 76.18 acres that do have value in
this market. After adjusting the comparable sales for differences, the appraiser estimates the most
likely retail sale prices of these lots and parcels, the probable development period and the
absorption rate.

All costs associated with constructing and selling the lots are then deducted from their
projected retail sale prices. The periodic net sale proceeds are then discounted to present value at
an appropriate yield rate over the estimated period required for the project development and market
absorption. The result is an indication of the value of the property ‘as-is’.

Retail Lot Price Projections — We begin with a projection of the retail price potential for the 2
possible subject lots. A search for building lot sales, as well as current listings, was conducted in
Plymouth dating back 36 months. Of the 10+ sales first researched, 9 sales were considered most
similar to the potential vacant subject lots in terms of location, size of lots, and available utilities.
The following are narrative details on these 9 lot sales.
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(presented highest $ to lowest)

ADDRESS
33 Trails End Cove Rd
Plymouth

Comments:

60 Steeple Chase
Plymouth

Comments:

1928R off State Road
Plymouth

Comments:

173R-2 Old Sandwich Rd
Plymouth

Comments:

9 Hibiscus Lane
Plymouth

Comments:

Lot 30A Doten Road
Plymouth

Comments:

1510 Old Sandwich Road
Plymouth

Comments:

21 Pine Mountain Drive
Plymouth

Comments:

1865 State Road
Plymouth

Comments:

Date of Valuation: 5-Aug-22
Annual Time Adjustment 5.0%
TIME
SALE ADJUSTED
PRICE/ SALE LOT SIZE LEGAL WATER/ GRANTOR/
DATE PRICE (ac) REF(Bk/Pg) SEWER GRANTEE
$400,000 $428,609 3.7 54492/158  private/ Paul S. Muther/
1-Mar-21 private  William Askew

Great Herring Pond front lot in south Plymouth. This lot is close to the Sagamore
Bridge. Wooded lot that slopes gently down to the pond from its froad frontage.

$379,900 $384,116 1.45 LC 669/65
16-May-22
Little Long Pond front lot in south Plymouth. Sloping lot created some issues
with siting of the dwelling built on the lot.
$370,000 $381,761 2.55
16-Dec-21
Lot located in the Ellisville area of Plymouth. One of two new lots. Distant, seasonal
views of ocean from lot. Common drive serves the two new lots.
$350,000 $375,177 19.10 54476/321
26-Feb-21
Large lot in Chiltonville area of Plymouth. Northern portion of town. The lot has pond
views and some frontage, but the latter is not considered 'usable’. Access via Bump Rock Rd.
$293,500 $319,559 3.02 53691/203
26-Oct-20
Lot located in Chiltonville area of town and abuts the 12th hole of the Plymouth Country
Club. Wooded, gently sloping lot.
$290,000 $315,748 1.16
26-Oct-20
Lot located in the Chiltonville area. Abuts Plymouth Country Club. Lot has access to
municipal water.
$265,000
9-Dec-20
Lot located offf of Route 3A in the Ellisville area of town. Distant ocean view.
Sloping, wooded lot. Busier street.
$245,000 $261,516 1.64
31-Mar-21
Smaller ot in the Ellisville area of town. Views of ocean east of lot. Small lot and marginal
soils limit septic to 3br.
$235,000
6-Jul-21
Lot located offf of Route 3A in the Ellisville area of town. Distant ocean view.
Sloping, wooded lot. Busier street.

private/ David Teplow/
private Timothy Goonan

56183/24  private/ Donald Quinn/

private Patrick Downey

private/ Lorenz B. Cueni/
private Ryan Vayo

private/ Mark Paronich/
private Virginia Stutzman

63806/73  public/ Mary Kennedy/

private Jacquelyn Roche

$286,931 2.87 53971/349  private/ Edward Simpson/

private Chris G. Barry

54701/323  public/ Paul Kelleher/

$247,719 2.93 55269/4 private/ Edward Simpson/

private Absolute Building
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Lot Sales Analysis

The sales range in price from $235,000 to $400,000. For these sales, I made a market
conditions/time adjustment of +5% on an annualized basis after a review of the Case-Shiller Index
presented earlier and a review of MLS statistics discussed earlier. This appreciation rate is lower
than some of the rates seen for single family homes in the market. However, after a review of sales
of lots now, versus similar lots 3-4 years ago, it is my opinion that land prices have been
appreciating at a slower rate for land than prices for homes.

No adjustments were required in the conditions of sale, financing, or property rights appraised
categories.

I then compared the lots to the subject in six different categories as detailed below, as I feel
these categories play the biggest role in determining lot prices in the subject market. Using this
system, the subject lots had a rating of °21.0’.

LOT SALES COMPARISON
Ratings: 1- Poor; 2 - Fair; 3 - Aver; 4 - Good; 5 - Excellent

Time Adj. Expected
Sale Land Site Development
# Address Price Area (ac) Location Size Views Utility Utilities Costs

SUBJECT LOT1 —— 11.13 3.0 4.5 3.5 4.0 3.0 3.0
SUBJECTLOT2 = —— 12.27 3.0 4.5 3.5 4.0 3.0 3.0

#1. 33 Trails End Cove Rd $428,609 3.71 4.5 4.0 4.0 5.0 3.0 3.0
Plymouth

#2. 60 Steeple Chase $384,116 1.45 4.5 3.0 4.0 5.0 3.0 3.0
Plymouth

#3.  1928R off State Road $381,761 2.55 4.0 4.0 4.0 4.0 3.0 3.0
Plymouth

#4. 173R-2 Old Sandwich Rd $375,177 19.10 4.0 5.0 4.0 4.0 3.0 3.0
Plymouth

#5. 9 Hibiscus Lane $319,559 3.02 4.0 4.0 4.0 4.0 3.0 3.0
Plymouth

#6. Lot 30A Doten Road $315,748 1.16 4.0 4.0 4.0 4.0 3.0 4.0
Plymouth

#7. 1510 Old Sandwich Road $286,931 2.87 3.0 4.0 4.0 3.0 4.0 3.0
Plymouth

#8. 21 Pine Mountain Drive $261,516 1.64 3.0 3.0 4.0 3.0 4.0 3.0
Plymouth

#9. 1865 State Road $247,719 2.93 3.0 4.0 4.0 3.0 3.0 3.0
Plymouth

The two potential subject lots are quite large, averaging approximately 12 acres each. The only
lot sale of this size is #4, at 19.1 acres. This lot sold for $350,000. It is superior in location to the
subject lots and has better views and some pond frontage.
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Lot sales #1 through #6 are all generally superior to the subject in terms location. These lots
are located closer to the ocean and have either ocean views, pond frontage or both.

Lot sales #8 and #9 are similar in location to the subject but much smaller in size. These lots
are inferior to the subject.

Lot sale #7 is generally similar, overall to the subject lots using this rating system. While
inferior in size this lot has slightly superior views and will come with the ability to connect to
municipal water, while development of the subject lots will require private well installation.

Based upon this analysis, I have projected the typical subject lot to have a retail value of
$295,000.

Up to the date of valuation, I adjusted the lot prices up at a 5% annualized rate. Going forward,
I have projected an annual price increase at 4%, expecting a slight ‘cooling’ in market conditions.

Low-Utility Land Parcel Retail Price Projection — In addition to the two potential building lots
derived by subdividing Parcel 107-24A, there is 76.18 acres of low utility/ backland divided among
7 parcels that also would have value in the Plymouth market. To project what these parcels might
sell for I searched for recent sales of land that were either legally or physically ‘non buildable’,
similar to these 7 subject parcels, or that offered a ‘lower’ utility’ and likely needed assemblage
with other land in order to achieve maximum development potential.

Sales of this type of land are far less frequent than sales of building lots and ‘buildable’ acreage.
Therefore, the search area and search period for comparable sales was extended beyond typical

guidelines.

The following is a summary of 7 restricted and/or non-buildable land sales, similar to the
7 subject parcels totaling 76.18 acres.
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LOW, LOWER-UTILITY RESIDENTIAL LAND SALES SUMMARY
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Date of Valuation 5-Aug-22
Annual Time Adjustment 5.00%
TIME
ADJUSTED
ADDRESS/ GRANTOR/ SALE PRICE/ LAND LEGAL REF. PRICE/
# TOWN GRANTEE DATE/$ per AC AREA(ac) BOOK/IPAGE ACRE FRONTAGE ZONING COMMENTS - REASON(S) FOR NON-BUILDABLE STATUS

. Lot 1A-8 Bump Road Rd Louise Gillock/ $68,000 6.67 54610/220 $10,903 157 Rural Res Wetlands and deed restriction cause this land to be unbuildable. It is an open space parcel that fronts

Plymouth Dennis Smith 16-Mar-21 on Cold Bottom Pond. Approximately 1/4 of this land is in Cold Bottom Pond. A 40' right of way to three
$10,195 other lots crosses this land. Abuts Route 3 to the west.

. Map 122 Lot 6 Everett Kenerson/ $20,000 5.90 53160/234 $3,732 0 R25  This strip of land is a portion of the western shoreline of Herring Pond. Narrow and long. The land has
Herring Pond Road James Smith 30-Jul-20 no frontage and is accessible only by foot via public ways. Partly in a flood zone.
Plymouth $3,390

. Map 70 Lot 4 Mary Forcier/ $15,000 3.38  60515/307 $5,049 0 Res Triangular parcel of backland with no road frontage and no ability to connect to a righ of way. Purchased
off Ring Road Jennifer MacDonald 4-Now-19 by abutter to enhance yard.
Plympton $4,438

. Map 5 Lot 7 Jean Vitali/ $70,000 39.20  13289/103 $1,971 0 Res Ag Tract is 55% wetlands. It abuts 1-195 and has walking access via an Algonquin gas easement from
Davis Road Timothy Milbert 8-Jul-20 Davis Road. Buyer farms land nearby and is considering use of land for potential solar fields.
Westport $1,786

. Map 24 Lot 22 Ira Smith/ $30,000 7.94  55429/16 $3,968 10' Res Lot has limited frontage and abuts 2 parcels that have the minmum frontage. So it can't be assembled
Spring Street Elyon Senices, Inc. 4-Aug-21 with abutting land for development. Has 10’ wide access way. Was listed on MLS for 512 days prior
West Bridgewater $3,778 to sale. Lot is wooded, has wetlands and a stream crosses it.

. Map 5 Lot 5-79 David Pickering/ $20,000 15.70  56797/208 $1,289 195' Res R-3 Land is 99% wetlands/marsh. It fronts on Assumption Road and Bay Avenue and is bisected by a
Assumption Road David J. Good 12-May-22 12' Listed with MLS for 17 days at $29,000 before sale.
Marshfield $1,274

. 5R Old Beaverdam Rd Wiratda Ouellette/ $17,000 1.26  54239/306 $14,483 0 MR 30 Wooded backland that was purchased by an abutter. Parcel was on the market through MLS for
Wareham Joel Sullivan 21-Jan-21 several months prior to sale.

$13,449
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Is there a market for land for which no development potential exists? Yes, particularly in
communities in which forestry and agriculture are practiced, and in towns which covet open space.
This is still the case in the subject’s region.

The motivations of buyers of non-buildable or restricted land are wide-ranging and vastly
different from motivations involving the purchase of "usable" properties. Some of the more
common motivations or reasons for purchase include:

Agricultural use or timber rights.

An abutter, who simply wants to increase the size of one’s yard, create a larger buffer between
a neighbor, or have extra room to walk their dog or for their children to play.

In the case of non-restricted land, that is non-buildable due to lack of access, a 'gambler'-type
developer who thinks that, through assemblage of other land, that access to the non-buildable
parcel could be obtained, making it 'buildable'.

The local municipality may want to purchase the property for conservation, or perhaps prevent
a higher authority such as the State or U.S. Government from acquiring the tract for other uses.

Nature conservancy. If a site were a natural nesting ground for a specific species, many
government agencies, including the U.S. Fish & Wildlife Agency, would be interested in acquiring
the parcel.

Recreational use.

A factor that plays a role in determining the sale price of non-buildable or restricted land is the
size of the parcel involved. Larger parcels tend to sell for less on a per acre basis than similar
parcels that are simply smaller. The inverse is also true.

Another characteristic of the market for restricted or non-buildable land is that it is less
‘structured’ than other segments of the real estate market. The price range for a three-bedroom
ranch or a two-acre building lot in a particular town is fairly tight and determined by numerous
sales. Price negotiations for non-buildable or restricted land often begin at the assessment of the
land by the town and vary significantly depending upon the motivations of the buyer. Abutters
tend to pay more for this type of land than non-abutters.

We have compared these sales to the subject on a price per acre basis. This is the most common,
if not the only, unit of comparison used by buyers and sellers of this property type.

Of the 7 sales listed, some were highly ‘usable’ for other purposes such as recreational
purposes. These sales, which offer higher utility, tend to sell for more than acreage that is
predominantly wetlands and floodplain.

The 7 sales have time adjusted prices per acre ranging from $1,289 to $14,483 shown as

follows:
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ADDRESS/

TOWN

. Lot 1A-8 Bump Road Rd
Plymouth

. Map 122 Lot 6
Herring Pond Road
Plymouth

. Map 70 Lot 4

off Ring Road
Plympton

. Map 5 Lot 7

Davis Road
Westport

. Map 24 Lot 22
Spring Street
West Bridgewater
. Map 5 Lot 5-79
Assumption Road
Marshfield

. 5R Old Beaverdam Rd
Wareham

i LAND

» AREA(ac)
6.67

5.90

3.38

39.20

7.94

15.70

1.26

TIME
ADJUSTED

PRICE/
ACRE
$10,903

$3,732

$5,049

$1,971

$3,968

$1,289

$14,483

FRONTAGE

157

10'

195'
12'

0

Town of Plymouth CPC, Camp Norse
Project # MA3929-CG

ZONING COMMENTS - REASON(S) FOR NON-BUILDABLE STATUS

Rural Res Wetlands and deed restriction cause this land to be unbuildable. It is an open space parcel that fronts

R25

Res

Res Ag

Res

Res R-3

MR 30

on Cold Bottom Pond. Approximately 1/4 of this land is in Cold Bottom Pond. A 40' right of way to three
other lots crosses this land. Abuts Route 3 to the west.

This strip of land is a portion of the western shoreline of Herring Pond. Narrow and long. The land has

no frontage and is accessible only by foot via public ways. Partly in a flood zone.

Triangular parcel of backland with no road frontage and no ability to connect to a righ of way. Purchased

by abutter to enhance yard.

Tract is 55% wetlands. It abuts |-195 and has walking access via an Algonquin gas easement from
Davis Road. Buyer farms land nearby and is considering use of land for potential solar fields.

Lot has limited frontage and abuts 2 parcels that have the minmum frontage. So it can't be assembled
with abutting land for development. Has 10' wide access way. Was listed on MLS for 512 days prior

to sale. Lot is wooded, has wetlands and a stream crosses it.

Land is 99% wetlands/marsh. It fronts on Assumption Road and Bay Avenue and is bisected by a
Listed with MLS for 17 days at $29,000 before sale.

Wooded backland that was purchased by an abutter. Parcel was on the market through MLS for
several months prior to sale.
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The sale at the lower end of the range at $1,289 per acre is 99% marsh and wetlands. It has
very little utility. The sale at the upper end of the range is both small and 100% upland and usable.
It just can’t be developed independently due to the lack of frontage.

The large subject, low utility parcel of 107-20F-3 offers the most potential for recreational use
suggesting a high price per acre. But the large size of this parcels indicates the price per acre should
be tempered.

Parcels 107-20F-1 and 107-20F-2 have been projected at the highest prices per acre because
they are both small, have high utility or ‘usability’ and they do have foot access.

Parcels 107-23-4 and 107-63-10 have been projected at the lowest price per acre as they are
generally unusable for recreational purposes.

Based upon a review of each sale and the analysis completed, the following retail price
projections are made for the 7 subject “low utility” land parcels:

Road Price Per
Street Address  Assessors' Parcel Acres Frontage (ft) Acre

Darby Pond 107-000-009A-000 2.85 none x $ 8000 = ¢ 22784
100-122 Graffam Rd. 107-000-020F-001 3.00 none x $§ 12000 = § 35988
72-78 Graffam Road  107-000-020F-002 1.80 none x $ 12000 = $§ 21,588
79R Carver Rd. 107-000-020F-003  55.40 none x $ 6,000 = $ 332,394
0 Woodland-Sherman 107-000-022-000 0.77 none x $ 10,000 = $ 7,700
0 Graffam Rd. 107-000-023-004 10.86 10.00 x $§ 5000 = $ 54,295
0 Graffam Rd. 107-000-063-10 1.51 none x $§ 400 = § 6,040

Total $ 480,789

Rounded $ 480,000

Absorption - Retail price projections for the 2 lots and low-utility land parcels have been made.
The next step in the Cost of Development Analysis is to project a sellout period. This period would
include the time it takes to market, sell and close on each of the components. Based upon a review
of the time it took to sell the comparable lots discussed above, I project that all components could
be sold in one year, or two six-month periods as shown on the cash flow model to follow.

Development Expenses

An estimate of the retail potential and a sellout period for the lots has been made. It is now
necessary to deduct expenses related to the construction and marketing of the lots to individual
buyers.

The following is an estimate and summary of the necessary expenses.
Engineering/Approvals — Based upon discussion with two area engineering firms, I have

projected a total allowance/cost of $15,000 or $7,500 per lot to pay for the cost of ANR plans, soil
testing, and septic designs.
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Real Estate Taxes During Sellout — At present there are no real estate taxes due because of the
not for profit ownership of the land. And as discussed earlier, the current assessment by the town
of the 8 parcels is not reflective of market value.

I have deducted a total allowance of $10,000 to account for real estate taxes that may be due
during the projected 12-month sellout. The current tax rate in Plymouth is $15.43 per assessed
thousand. If we assume a realistic assessment of $900,000 in total for the property, the annual taxes
would be $14,658.5. But because the land or portions thereof will be sold off during the year, not
all of this amount will be borne by the developer/buyer of the land. The $10,000 allowance is
considered sufficient to cover real estate taxes during sellout.

Marketing Expense — A marketing expense has been estimated for the purpose of allocating
resources to the marketing and sale of the individual components. An allowance of 5% of the sale
price has been used and is the norm for commissions in the Plymouth area.

Discount Rate — Discounting is simply the conversion of future benefits and cash flows into a
present value. In this case, on the valuation model that follows, we have 2 cash flows that need to
be discounted into a present value. The aggregate for the 2 cash flows is $991,388. The question
arises: “But why wouldn’t the property be worth the $991,388?” This is because this figure
suggests a developer would buy the land, pay for engineering and testing, brokerage fees, and all
carrying costs over the 12 months, and assume all financial risk associated with the development
- for free. This obviously would not happen. Therefore, I need to convert the future benefits of
$991,388 into a present value using a rate that accounts for the time value of money and
compensation for the illiquidity of funds; this includes a factor for the risk associated with
installing a roadway, carrying costs, and selling the various components of the development; and
it includes a factor for overhead and entrepreneurial profit.

The Dictionary of Real Estate, 6™ Edition, defines Discount Rate as:

“A rate of return on capital used to convert future payments or receipts into present value; usually
considered to be a synonym for yield rate.” (p 66)

In order to project a rate commensurate with the subject property, I have reviewed two sets of
investor/developer surveys, excerpts of which can be found in the Addenda section to this report.
The range of discount rates from the Realty Rates most recent survey ranges from 15% to 32%,
with an average of 23%. | have projected a discount rate at the lower end of this range at 15% for
this analysis. The projected 2-lot development requires no approvals, nor infrastructure, is located
in strong market conditions, and represents low risk to a developer, which in turn means a lower
required reward and discount rate.

SUMMARY - After making expense deductions, the net cash flows are derived and the present
worth of the investment can be calculated. After applying an appropriate discount rate, it is my
opinion that the market value of the 99.58-acre property, as is, assuming purchase by a single
buyer, as of August 5, 2022 via the Cost of Development Approach, is $900,000. The following is
my Cost of Development model.
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SUBDIVISION DEVELOPMENT ANALYSIS

Subject Property

Camp Norse Plymouth Parcels

99.58 Acres

SEMI ANNUAL PERIODS

Development Presumptions/Expenses

Date of Valuation 5-Aug-22

Average Lot Price $ 295,000

Semi-Annual Price Change 2.0%

Semi-Annual Cost Change 2.0%

Real Estate Taxes (during sellout) $10,000

Legal - Closing Cost per lot $4.56/$1000+$1000 per lot

Assumed Tax per lot $2,137

Advertising, brokerage 5%

Discount Rate 15% (7.5% semi annual)

(includes overhead and dewelopers profit, time cost of money, risk)

Number of VACANT lots to be sold 2 Sales During Period 1 1
Lots Remaining 1 0
INCOME PERIOD 1 PERIOD 2 TOTALS
Proceeds from Lot Sales $ 295,000 $ 300,900 $ 595,900
Proceeds from Sale of Low Utility/Non BuildableParcels $ - $ 480,000 $ 480,000
Total $ 295000 $ 780,900 $ 1,075,900
EXPENSES
Engineering/Soil Testing/Septic Designs $ 15000 $ - $ 15,000
Legal Expense/Closing Costs $4.56/$1000+$1000 $ 2,345 $ 3,372 % 5,717
Real Estate Taxes During Sellout $ 7500 $ 2500 $ 10,000
Advertising, brokerage @ 5% of sales proceeds $ 14,750 $ 39,045 $ 53,795
Total Expenses $ 39,595 $ 44917 $ 84,512
Net Development Proceeds $ 255405 $ 735,983 § 991,388

PRESENT WORTH OF NET PROCEEDS

$874,456 Rounded to $900,000
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RECONCILIATION AND VALUE CONCLUSION

The final step in estimating the market value of the property is a correlation of the value from
each of the approaches utilized in the appraisal process. To estimate the value of the 99.58-acre
property, I utilized the “Subdivision Analysis” or “Cost of Development Approach”.

This approach used is an alternative method of valuation, commonly referred to as a
“Subdivision Analysis” or “Cost of Development Analysis”. This is a valuation tool available to
the appraiser when subdivision and development represent the highest and best use of a property.
Nine building lot sales were reviewed and analyzed in order to make retail price projections for
the 2 lots possible from a subdivision of the land in accordance with my opinion of the highest and
best use. I also reviewed 7 sales of “low utility” type land for comparison to the 78.16 acres/7
parcels that in my highest and best use conclusion have no readily independent development
potential but do have value for passive recreation or perhaps assemblage with abutting land in the
future for development. A price projection for these parcels were made based upon a review of
these sales.

Costs necessary to achieve these retail prices were projected based upon a review of actual
costs of similar developments in the area, along with expected brokerage commissions and real
estate tax costs. The net proceeds from this exercise were then discounted at a 15% rate to produce
an indication of value of $900,000.

Based upon the methods of valuation used, it is my opinion that the market value of the subject
property, subject to the extraordinary assumptions cited, as of August 5, 2022 is:

NINE HUNDRED THOUSAND DOLLARS
($900,000)
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CERTIFICATION OF VALUE

I certify that, to the best of my knowledge and belief,

e the statements of fact contained in this report are true and correct.
the reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal unbiased professional analyses, opinions, and conclusions.

o [ have no present or prospective interest in the property that is the subject of this report, and I have no
personal interest or bias with respect to the parties involved.

e my compensation is not contingent on an action or event resulting from the analyses, opinions,
conclusions in, or the use of this report.

o [ have performed no services as an appraiser regarding the property that is the subject of this report
within the three-year period immediately preceding acceptance of this assignment.

e my analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Code of Professional Ethics and the Standards of Professional
Practice of the Appraisal Institute.

e the use of this report is subject to the requirements of the Appraisal Institute relating to review by its
duly authorized representatives.

e [ am currently certified under the voluntary continuing education program of the Appraisal Institute.

e I made apersonal inspection of the property that is the subject of this report and each of the comparables
sales used.

e o one provided significant professional assistance to the person(s) signing this report.

e the appraisal assignment was not based on a requested minimum valuation, a specific valuation, or the
approval of a loan.

This appraisal has been completed using the following extraordinary assumptions:

e No specific geotechnical engineering data has been provided, and as of the date of valuation, the subject
property was not included as either a contaminated site or a location to be investigated by the Bureau
of Waste Site Cleanup of the Department of Environmental Protection, Commonwealth of
Massachusetts. It is an extraordinary assumption in this report, therefore, that the subject site is not a
contaminated site.

e [t is an extraordinary assumption that the land has the development potential as stated in the highest
and best use section of this report.

Based upon the data presented above, it is my opinion that the market value of the fee simple interest
in the subject property, subject to the definitions, limiting conditions, extraordinary assumptions, and
certifications set forth in the attached report, as of August 5, 2022 is:

NINE HUNDRED THOUSAND DOLLARS
($900,000)

i ”
/ P —
L —

L

Christopher H. Bowler, MAI, SRA, CRE
Senior Appraiser and Advisor
Massachusetts Certified General Real Estate Appraiser License #495
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APPENDIX

Subject Property Deeds

Comparable Building Lot Sales Location Map
Comparable Low Utility Land Sales Location Map
PWC National Land Market Survey

Realty Rates Developer Survey Excerpts
Qualifications
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SUBJECT PROPERTY DEEDS

47



LandVest

Town of Plymouth CPC, Camp Norse
Project # MA3929-CG

|

20372455 55
DECAS CRENBERRY £O., INC,
& corparntion duly eetabifahed under the lwwa el Masyachusetts
and baving its usal place of businem 6t 215 Main EI-.znn in Wareham,
by, M ssnc Emact te, Bock gl ot etmeopkd

for Jgp Thousand ($10,000.00) T

ANHAWGH COUNCIL, INC,., BOY SCOUTS OF AMERICA, a Massachusetts corporatiom
having an usual place of business at 219 Winthrop Street in Taunton,
ok Bristol County, Massachusetts withguilclaim cooenants
smfomdin A pareel of lamd in Flymouth, Plymouth County, Massachusetts
being more partlewlarly bounded and described as follows:

Beginning at a point in the southerly sideline of an existing way
at the northwesterly corner of the parcel to be described; thenoe
casterly in the southerly 8ideline of sald exlsting way 540 feet more
er less to & point in a line which is 25.00 feet distant from and
parallel o tha westerly side of a building located sootherly of the
existing way last referred to; thence South 33® 12" 49%" East in said
lina 48.00 feet to Darby Pond) thence by Darby Pond westerly and
southerly to a point; thence South 3%°% 45" 46" West 45 feet more or
less to an iron pin: thence Horth 318 52" 28" West 681.15 feet to the
point of beginning. I

Containing 2.85 aores more oF less.

For title see the deed of Oiva A. Hannula dated July 20, 1956
regorded in the Plymouth County Registry of Deeds in Book 2511, Page 418,

hles hereby conveying a right of way over the said existing way
last referred to for the purpose of passage on foot or by wehicle to
and from the within described premises.

Subject to and with the benefit of any and all e=asemants and
restrictions of record.

FawilnesaBherrel the mid  pecas Cranberry Co., Ine,

mnumhwm:;:th;’hhumnﬁMmdﬂtnprm to be signed, senowledged snd
dielivered in ila nama bkl
¥ W]h‘himﬁh ii%l?rcaidl:nt and John C. Dacas

its Treuaurer
d.l;-ul' :ul} hﬂummlwwmmm Beventy-two.
Bigred and sealed in presence of

Decas Crapherpy Co., Too.

by _ A

i:lﬁf L irém
Tlhe l ovmssnestth of ehusetts
-, o A& 29,

FLYMOUTH w72

Then persosally sppenred theshove memed William Decas

ﬂmwﬂmwﬂmwhmmmmmdm
Decas Crankberry Co., Ineo.

before ma

ll.'l '\d
:|

n )

Moy Prbdis

el
My rosimissien sxjpom 47#1}"‘_}; % 7?

==

EALTH OF Mnssutuum-rs
:ﬁ.ﬁu:li.ﬂﬁ E
EE EDE

L
”r
=i RL!IIUI

-
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CERTIFICATE OF VOTE

I, JOHW N, DECAE, do hersby certify that I am the Clark
of Decas Cranberry Co., Inc., that &t a meeting of the Board
of Directors of the corporation duly ecalled and held at the
office of the corporation at Wareham, Massachusstts, on the
18th day of August, 1971, all the Directors being present and
voting at all times, the follewing resclution was unanimousliy
adaptad,

"WOTED: That the President and Treasurer be and is haraby
authorized and direatzd in the nane and on behalf of the corpora=
tion %o sell real sstake nwned by the corporaticen to Annawon Council,
Ing,, Boy Scouts of America, & Massachusetts gorporation,
for the sum of Ten Thousand (510,000,000 Dollars. Said real estate
is located on Darby Fond in Plymouth, Flymouth County, Massachusekts,
Said real eaktate ia a portion of the land conveyed by Oiva A, Hannula by
dead dated July 20, 1956 recorded in tha Plymouth County Ragistry
of Deeds in Bosk 2511, Page 4189 and is more particularly bounded
and described as follows:

Beginning at a point in tha southerly sldeline of an existing
Way at the northwasterly cormner of the parcel to be described:
thenca easterly in the ssutherly sideline of said existing way
540 feet more or less to a point in a line which is 25.00 feet distant
from and parallel to the westerly side of a bullding located southerly
af the existing way last referred to; thence South 33° 12" 49" Bast
in said line 88.00 feat ta Darby Pand: thence by Darby Pond westerly
and southerly to a polnt; thence South 39° 45' 46" West 45 feet
morée or less t0 an iron piny thence Horth 51° 52° 28" West EBL.15
feet o the point of beginning.

Containing 2.85 acres more or less.

Said President and Treasurer are herehy aothorized to sign in
tha name and on behalf of the corporation, seal with the corporate
g=al, acknowledge and deliver any deed or deeds, and cther instro-
mants of every nature, which may be necessary 2r proper in
connection therewith."

1 D0 PURTHER CERTIFY that the above vota has not been altered,
amended, rescinded or repealoed.

I DO FURTHER CERTIFY that the corporation ls a duly organized
corporation; that the foregoing wvote is in accordance with the
chartar and by=lawa of the corporation; thakt William Decas and
John ¢, Decas are the duly elected; gualified President apd |
Treagurer of the corporation respestively, and that I am the doly
elactead and qualified Clerk of the corporation.

bated at Wareham, Massachusetts, this 27 day of
June, 1972,

ATTEST:

MY JOL G872 AT 3- 25 PAMu itihieed
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| heed547 mi 274
! i HE, BAMUR CITRCHILL, beieg srmsrried, of Myrouzh, ELIZARETR g, |

i_ WALEER, baing married, of Flymouth, hath of Flysouth County, Haagbehuestres, i.
end DOROTHY M, WOOD, baisg & videw, of Richnond in che State of |
Virginta, for comaidsrar e pald, grast bo ANWANON COUNCIL, THO,, BOY
SC0UTSE aF AMERICL & Massschuseiis charitable corpovasiss wich priseipsl |

o 2

-

| eftices in Teuntom, Briszel County, ¥isaschuserts, wich QUETCLATY CoOVERwNTS, I
| our undivided share 1n and to £ive ceveain pareals of upland, with the [
beildings therecn, swsmp and erenbarry bog sltuated st apd e2dT Darby Pomd

_l in Plymoath, ea Bleck 107 of the Toim of Flymeath Aasbganr's bap, said |
;‘ parcels ace more Pareleularly beended and deseribad ir fallow: l

|

| MAREL MWE: & cerrats Parcal of upland amd cranbigiry bog bewsded ag
1 Iellows:

! SOTEEASTERLY by the Werthwssterly sifslins af the former
1 Fiymouth te Middlebors Raflrond, sm thoussed
Eve hamdred wighty (1280) fesc, mors or lemn;
l EASTERLY by Faresl % hersinafrar dasexited, thiee
I hundeed ferty (340) fest, mee or legn;
1 SOUTHEASTERLY Sgain by sald Percel 3, one Chousard pne
| hundred minscy (1190) feet, more o loss:
i EASTERLY Bgain by said Parcel 5, one kgndred ey
1 b, more &t lean;
i SOUTHERLY by sald Parcal 5, onm thoumand Ewmlee 1oy
[eet, more ac Lewa;
H EASTERLY igaln by laed of Bradford Land Ca., mighe
| higdred ninecy (650} foet, mare or Less:
! HORTHERLY by land of the Town of Flymesth, five !
1 hestdred shirtysfive (335) feet mare gr loma: | H
1 EASTERLY Sgaln by laed of the Town of Plymoaty, peven | i
I burdzed twwary- five (725) feat, mese or lape: 1
i FOATIMESTERLY by Poplar Tree Boad, so calied, rwe thousend |
i two hundrad (T1og) feat, more or lenn:
! WESTERLY by land of Irame D, Saurse mpd by land of
| Charlea W. Hall, Jr., ons thousand five 1
I Bundred f£ifty (1356) ‘fest, nore or legs: | |
1 BOUTEERLY agein, Scuthwesteriy gnd Eascerly sgain by '

I the irregular 1iné of Darby Pond, sbout oue [
* thousand five husdred (15000 feee, |

e sbove deseribsd Fremless are shown g Lot 30 oe sald Bloak 107,

%ﬁt A eertaln erlangular whaped parcel of wpland im guid Plymemth, |
#s follown;

I

BN THESTERLY by tha Sesthesscesly sidaline af the formar |
Flymoueh-#iddlabara Rafivond, twe humdred
eep (1180 Zeer, more or lass; |

EASTERLY by Southessterly sidalioe of said Eormer i
Flymouth=3idd lakarn Ratlread, seventy (70}
fent, morw o leoa; |

SOUTHERLY by Litcle Clear Pond, eme hundesd wighty
(180) feac, more or lena, | L

B

SSEER . —
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Tha foregoing i shewn we Lot 21 em seid Block 107,

m

EARCEL THEEE: A& certals parcal of uplasd with & drafzage ditch passing |
| cheeugh tha sams, sicuated i= said Plysouth and bounded as Fallown: |
]

]

o —m——

Tha sbove described paresl s shown as Loz 33 en pedd Bleck 107 of cha |
Flymeath Asvensor's Hap,

HEETERLY by laed of Bishard A, asd Amme L, Lafazgue 1
i three hupdred eighty (390) Seet, morw ot lewn; |
{ SOUTEEALY Ey & brook, seventy (70} fast, mors or less) | :
! EASTERLY by lend of Lag E. and Arlesa V. Bagin, | 1
i four bandred alsty (460 feet, more or leas: | {
f el |
i BORTHESTERLY by Litele Clesr Pond, ore hundred {100} feat |
F oare of léad. I |
| ;
|

m%m: A earteln pavenl of vecont Land situsced om Littls Clesr
Fond sald Flyoouth and beunded e £ollswa: ) :

ROATHLESTEALY by the Scutheasverly sideling of the formar |
Flymouth=Hiddlebors Rallrosd §eo ek, mme e doid i

HOATHEASTERLY By Litels Claar Pond, two Bundred (200) feat, | i
moTe of less: i i

BOUTREASTERLY by Lland of Richard A, aed Awma 1, LaReeqoe !

e S = —— T —

oea hondrad sighty (180} fewt, mavé or Legs:

| EASTRRLY by laed of Bichard A, and Acos L, LaRocy, .
§ #ix hurdead forty (6400 fewt, more or leas; !
BOUTHERLY Ly lind of Richard h. asd dnne L, Lalozgue, |

Eive hundewd tventy (520} fwer, ore or less; |

and |

WESTERLY by Lasd of Prasklin Graffam, five husdred fifey |

(550) Faet, sore or Llags,

Town of Flymeuth Avseages's Hap,

" s ——— 1

The foregoing premiees axe shown s Lot 23 oo wadd Block 107 of the :
|

RCEL FIVE: & certaln picorl of uplesd sltusted mear Darby Fend in sald
Flymouth and bounded aa folloup: .

e

SOUTHEARTEALY by land of Leo E, and Arless F. Begin ard
by lazd of Ovila 7. and Jeanecce B, Farkear,
ond thousand wight husdred fifeeen (1515) faet,
Bork of leas:

o m————

BEETERLY by Parcwl ¥ abown described, paventy (709 feat,
moTe o lesg;
SOUTHEASTERLY Apain by Farcel I abowe deporibad snd by

Little Claar Pond, fowr bandred ferry {Ldn)
it faat, more or lews)

i SOUTHNESTERLY by lend of Irving C, Miset, Jr, and Vieginia
| Kieat, elghty (800 fesc, sorw or less;
ROFTHSESTERLY by Farcel Oné abheove déperibed,  Fosr hundred
elety (50} fest, mere or less:
WESTEALY by Farcel Oms shove dagaribed, three bandrad |
! forty {340} feet, more er Iemn;
i HERTHVES TEELY dgain by Fareal Ooe above dascribed, oma
b Ehounand ame husdred ninsey (L150) faer
EIEE or lEEsj
WESTEILY again by Farcsl Oma abova duscribad, ona
|

bundead (104} font, more or lasi
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HORTHERLY by Pareal Ome gboen deacrived, ene theussnd
tWilva (1012} feme, more or less; ged
EASTESLY by leod of Bradford Land Co., eix husdred

Ewency (610) Feet, mers or leas, \

e foragalng premloss sew shewn s Lot 14 on Bloek 107 of tha Town of
Flymouch Ansassor's Hagp,

The {nterest of Bannah Churelill amd Elizabach G, Unlkey erigimaced is
Jobm Chusehill who died lewving bis interest Im the faregeleg presiscs te
bellie Chuzedill, Nellis Chuschill ded intestate amd Bar spcacs went
eaa-balf to & brother, Ghorge Churebiill asd ont-sixth to Wennsh Churchill, |
oof-aixth to Lesiss Cherchill med one-BI¥Ch fo Martha Charehill Jetshson,
Thereatfter Goorge died Intastaca laaving his astare com-third ep set4
Louise Churehill, one-third to said Esnnsh Chiarehill and ere=thicd te said
Harthe Churebill Jehngon, Seid Harzhs Shurehill Jebnpon died intescate
leaving one-thicd te bar husband, Chaplas ¥, Johoaen, snd tosethitds co hEe
daughter, Elicsbeth Johnson (Haztin) Walker. Sald Hamneh Chusehfll ood
Louise Churehell, se foimt tenacts, sequired frem Charles ¥, Johnsos Bis
interesr in che foragelng premises by dedd raeorded Bosk 2976 Page 405 and
Raok Z09E Pege 407. Sald Lemise Cherehill dind intestace in Plypouth

azd bar eatate in in Flymsuth County. Ber hairs at low beisg Hannah
Churchill asd Elizabath ¢, Walker,

Sald Ranneh Cherchil]l aleo scqizited che {nterest originally set off tg
Williem K. Morlesty Eheoaph purchass feom the entate of Edith MorLiiay
by deed recorded in Bosk 1731 Page 114,

The interest of Dovethy M. Wesd {s rhat vhich eriginally balongsd es
Charles R, Wood who died Inaving si hin enly helr st luw his son,

Willdes R, Wosd, Said Williss 2, Wood Iaft bis residve of his estaca
including cha above deserited premises ba Berothy M, Wosd, Both the
Charles B. Wood snd Willism E. Wood Estates are Probaced in Plymcuth County,

Tore L8 aleo fociuoded asd Eareby cofreyed all our Lnterest {n apd te |
License Bumbsc 1378 of the Messschusstts Lapd 4t Wnrbors Comsisslocers to |
draw water frem Darby Pond, ’ !

Fer citls, caference is made eo the following deeds to Joho Cherehill snd
Char e B, Woad, i

L. Barnabas Bedge, Book H11, Pape 561
E, Charlas 3. Davis, Book 611, Pags 563 |
3, Bathanie] Clark, Baek B11, Page 363

&, Hemamns B, Ripley, Bask 611, Page 564
#a Almivé B, Dewsett, Boek 611, Fags 303
£. Caleb T. Robbize, Book 611, Fage 566
7. Albert Panson, Beek 618, Fags 250

8. Aedeew W, Betns, Beok 619, Pags 296
9. . Barssbes Hedge, Book 439, Page 25
19, Andesw W, Bures, Book 643, Page 111

S04 alic the desd of Loulss Crarehill, Boek 1787, Faps 508

Thé beg propacty koown as Darby Bog dv baliaved to be cwmed 734500k by cha |
Estata of Louiss Churchill, TIfuStthe by the Batsts of Hatherins 5, |
Bathwuwy, 105/650the by Dorethy H, Woed, 148/ 4%Cchs by Hampah Chureh{ll amd
S0/430che by Elizabech &, Waliwe, The Sapd prreoid dn the sape propercions
PUEPSTE o owm Parcel Plve sbove described, There ie comweyed an appurtensnt

- COMMONWERLIA OF MASSACHUSEIE ¢ T
5 = DIED SAMRY
£~
B o =P lrmy

B | 11T
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to the abowe described prenless all rights of flovags and drainage
RppurbEnant to the shewe gregarty bogether with all fights of record ac

Etgulred chicugh mow.,

There iv sleo comweyed with che above described presfsss, all sur right

titls end locarest dn and to all cranbecry bog equipsest located in, or

on or sbout che promlses, Reserving howewsr, to che gramtors the 198% cran-
berey crop. and che eight to esltivace, protest, harvest and Temove The same,

S — e ey A

o

i VITIESS, our hands and seals this_ L0ch  dey of e L300,

Flyssuzh, 55, Beptunber 10, 1959

scknovledgad the feregoleg fmacromint o be her fres et and dead, before
o,

f - - |
] r ]
Wotary Fublie | i

My Commission Empirus: . by T

Thes perscnslly sppeated thw above semed Hannah Churehill and |
i
|

S0 SEP 101963 W1 3-5 5 pu un magewnrg

T VIL
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Marginal Reference:
Book 12559, Page 244
AT R. :
o ca

DEED AMD RESTRICTION

GRANTOR: RALFH A. GRAFFAM (a/l/a RALPH E. GRAFFAM) and LORRAINE H.
GRAFFAM, TRUSTEES of GRAFFAM FAMILY REALTY TRUST, under Declaration of Trust
dated November 18, 1997 and recorded at Plymouth Deeds in Book 15686, Page 226, of 45
Setilers Crossing, Middleborough, MA 02346

GRANTEE:  ANNAWON COUNCIL, INC., BOY SCOUTS OF AMERICA, a duly organized
Massachusetts charitable corporation having a principal office at 152 West Main Street, Norton,
MA 02760,

COMSIDERATION: One and 00/100 ($1.00) Dellar,

The GRANTOR hereby grants to the GRANTEE, with quitclaim covenants, the following four
parcels of land in Plymouth, Plymouth County, Massachusells as shown on a plan entitled: “Plan
of Land on Darby Station Road and Graffam Road in Plymouth Massachusetts Date: January 9,
2009 Outback Engineering Incorporated 165 East Grove Street, Middleborough, MA 023467,
which plan is to be recorded herewith, together with the right to use Graffam Road for all purposes
for which ways are used in the Town of Plymouth, together with others entitled thereto:

Parcel A , containing 16,485 s.f. (to combine with Lot 66-1 to create Lot 66-2).

Lot 63-12, containing 79,915 &.f. (Open Space)
Lot 63-11, containing 69,889 5.1, (Open Space)

Lot 63-10, containing 65,988 &.f (Open Space)

For title, see deed recorded at Plymouth Deeds in Book 15686, Page 237.

The grantors herein cerlify that

_]O{DQLH*;{. Crfbem Zdbots bl 0305, (51 F4z1o

1. That the undersigned are the sole Trustees of the Trust.
2. That the Trust is in full force and effect and has not been altered, amended, revoked or
terminated.
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3. That no person who at any time has been a beneficiary of this Trust has died, and that all of
the beneficiaries of the Trust are eighteen (18) vears of age or older.

4. That the Trustees have been authorized and directed by all of the beneficiaries of the Trust to
convey the subject premises for the consideration set forth herein and to execute any and all
other documents necessary or convenient to effectuate said conveyance,

Pursuant to the terms of the Special Permit Decision recorded at Plymouth Deeds in Book 36609,
Page 290, this conveyince is subject to the following Stewardship Plan with respect to the parcels
conveyed herein:

1. The parcels herein conveyed shall be inspected regularly and periodically monitored for
maintenance purposes by the GRANTEE. All trash shall be removed from said parcelsina
timely fashion,

2. Inthe event that the GRANTEE fails to remove any nonhazardous household trash from
the parcels herein conveyed, the GRANTORS, and their successors in interest to Lots 63-7,
63-8, and 63-9, as shown on said plan, shall be jointly and severally responsible for doing
50.

3. Prior to any subseguent transfer or convevance by the GRANTEE of the parcels herein
conveyed, the GRANTEE shall notify the Plymouth Planning Board for its approval under
such conditions as shall maintain the intent of this Stewardship Plan.

The parcels herein conveyed are conveyed for open space purposes and shall be left substantially
in their natural state, per Section 2035-62 of the Plymouth Zoning Bylaw.

The restrictions and Stewardship Plan are to nun with the land and shall be binding upon all parties
and dll parties claiming under them for a period of ninety-nine (99) vears from the date of
recording of this Deed, after which time said restriction may be extended in accordance with the
applicable provisions of G.L. ¢, 184, Section 27.

The Grantor reserves for herself and her successors in interast to Lots 63-7, 63-8 and 63-9 the right
to enter said parcels for the purposes of performing their obligations under the above-described
Stewardship Plan.

The address of the subject premises is Map 107, Lots 66-2, 63-12, 63-11, and 63-10, on and off
Graffam Road, Plymouth, MA 02360,
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; 1
Executed as a sealed instrument this 48 day of FEBRUAEY 2000,
s = _ !
Ralkph faffam (w/k/a RalptFE—Graffam), Trustec

Lorraine H. GrafTam, Trusigg* ] %

COMMONWEALTH OF MASSACHUSETTS

Plymouth, ss. Tuly, 1& | 2010

Then personally appeared the above-named Ralph A, GraiTam (a'%/a Ralph E. Graffam), Trustee,
and Lomaine H. Graffam, Trustee, each proved to me through satisfactory evidence of
identification, which was a driver’s license, 1o be the person whose name is signed on the
preceding document, and acknowledged to me that it was signed voluntarily for its stated purpose.

Motary Public: - o
My commission expires: ~/ /-’J'?M-"‘?’

RrmsiGruffame Deed and Kestesetiom (To BSA)
TR0 08 AM
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COMPARABLE BUILDING LOT SALES
LOCATION MAP
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COMPARABLE LOW UTILITY LAND SALES
LOCATION MAP
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PWC NATIONAL LAND MARKET SURVEY
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MNATIONAL DEVELOPMENT LAND MARKET - SELECT SURVEY RESPOMSES
Second Quarter 2022

PROPERTY PREFERRED MARKET DISCOUNT RATE FORECAST VALUE CHANGE MARKETING
TYPES ABSORPTION CHANGE RATES CONDITIONS (IRR) MNEXT 12 MONTHS PERIOD
LOT DEVELOPMENT FREE & DEVELOPER'
YEARS PRICES COSTS (1) FAVOR CLEAR PROFIT RANGE MONTHS

DEVELOFER
Primary method of pricing iz comparable zalss; analysis iz preparsd . Included
subject to financing; project zize ranges from 300 to 2000 acres; qub' i e e - [ in the: 10.0% :
value of land cumsntly under devslopmesnt ranges from $400.0 million f:mm”'br ;J ?ﬂ% ISE_IB'}E. Sellerz tz% o dizcourt 1;5 0% 1;'
#o $2.0 billion; development iz concentrated in Hawaii, California, L . i rate i
Maxico, Montana, Mew York, Mevada, Texas, and Tenneczes.
PRIVATE INVESTMENT COMPANY Included
Primary method of pricing iz DGF; analysis iz prepared fres and i % of el 15.058) 3
clasar of financing; project size rangse from one to 15 acres; valus of Fistail to 0.0% specific Sallers 17.00% ::II-I e ot o to
land cumsntly undsr development rangss from $5.0 to $10.0 million; 5 pp— f=cou 5.0% 12
prefers Texae markstz. ey
DEVELOFER Included
Primary method of pricing is comparable zalse; analysia is preparsd Induztrial v % of 10.00% o Did 7
fres and clear of financing; project sizs ranges from 5 to 250 acres; and 20 r o 5% specific Sallarn to ::II-I = ot mot to
valus of land cumsntly under development totala between $15.0and  commencial revanua 20.00% acou discloza 12
$20.0 million; development iz concentrated in the Midwest. rate
DEVELOPER

. L . . Oifica; Includied
Primary mathod of pricing iz DCF; analysis is prepared fres and clear ndustrial 1 B.0% 5.0% 12.00% inth 6.0% 8
of financing; project size ranges from 1 to 400 acres; development a &D_" g to to fo Sallarz to :: = ot to to
iz concantrated in Arizona, California. and Washington; valus of land o 5 10.0% 10.0% 16.00% seou 10.0% 12
currently under development rangss from $25.0 to $30.0 million. howzing rate

OPER Included

Primary method of pricing iz comparsble ealee; analysis iz prapared 1 20% 0.0% 12.00% o 0.0% B
free and clear of financing; valus of land cumentty under development Industrial to to fo Sallerz to ::Ii-l = ot to to
iz betwsan $1.0 and $200.0 million; devslopmsnt iz concsntrated in 5 4.0% 3.0% 30.00% r;::"” 50% 12
Tewas.

Source: Survey conducted by PwC during April 2022; (1) If a % iz given it reflacts the compound annual rate of growth applisd to a specific dollar amount.
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REALTY RATES DEVELOPER SURVEY
EXCERPTS
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i, RealtyRates.com

Developer
Survey

2nd Quarter 2022
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2. RealiyRaies.com - Developer Survey .,

W elcome to the 2nd Quarter, 2022 edition | 15t Quarter 2022 data ) of the RealtyRates.com™ Developer
Survey.

The Developer Survey tracks actual and pro-forma discount rates on 22 sell-out property types including
residential subdivisions and PUDs, business and industrial parks. and residential and commercial/industrial
condominiums and co-ops. The data is presented on both a national and regional basis and covers all 50
states as well as Puerto Rico, Guam and the U.S. Virgin Islands,

The Developer Survey presents a polling of 366 commercial appraisers (8%), lenders (26%), and local,
regional and national developers (66%). The bulk of the data is comprised of individual tables for each
region that include surveyed actual (historical) and pro-forma (forward looking) minimum, maximum and
average discount rates for each property type. In the case of subdivisions and PUDs, rates incorporaie
developer' s profit, while condominium and co-op rates do not.

RealtyRatzs.com™ is the Trade Name and a Trademark of Robt. G. Watts (RGW). Founded in Honolulu,
Hawaii as Pacific Research Company and now headguartered in Bradenton, Florida, RGW has provided
professional analytical, advisory and development management services to investors, Property owners,
major corporations, lenders and government agencies worldwide since 1973,

We hope you find the Developer Survey useful and informative.

Copyright © 2022 Robt. G. Watts / RealtyRates.com™
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RealtyRates.com™ Developer Survey Reports Modesily Increased Discount Rates For All
Sell-Out Property Types During 15t Quarter 2022

Prices continued upward, inventories continued (o tighten and modest increases in average discount rates
for all Sell Out property types were reported during the 15t Quarier of 2022,

Site-Built Residentizl Subdivision raies increased an average of just three basis points, while Manofactured
Housing increased an average 37 basis points during the 1st Quarter. Likewise, Commercial and Industrial
Subdivision rates were up an average 26 basis points. Meanwhile, Residential Condominiums increased 33
basis points while Commercial/Tndustrial Condominiums were up 16 basis points during the same period.

Overall, pro-forma and actual discount rates moved largely in tandem, indicating a market consistent
outlook by developers.

ReallyRates.cormm DEVELOPER SURVEY - 2nd Quarter 2022*

Average Comparative (Quarter -Ower Quarter) Hational Rates
Subdivisions & PUDs
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Regional Discount Rates

The following tables summarize discount rates for, conventionally financed (inkemst-only inferim or
construction financing) subdivisions and planned unit developments (PUDs) and condominium and co-op
projects.  Actual Rates are historical rates achieved by survey mspondents, while Pro-Forma Rates reflect
forward-looking revenue and development costs,  Subdivision and PUD rates do include provision for
developer's profit, i.e., profit is not reaed as a line itlem expense, while condominium and co-op rates do
not, i.e., profit is treated as a line il2m expense.

Data presented in the Developer Survey are provided by 362 commercial appraisers (4%}, lenders (32%),
and local, regional and national developers (44%).

RealtyRates.com™ B
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New England - cT, ma, ME, NH, RI, VT
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General Information

The RealtvRates.com™ Developer Survey represents one of the most compre hensive data sets of investment
activity compiled for the commercial real estate industry, While no information in this highly fragmented
industry is perfect or all encompassing, RealtyRates.com has established rigid data collection and
classification methodology including sourcing requirements and detailed procedures to ensure the integrity
and timeliness of our information.

Survey Scope

The RealtyRates.com™ Developer Swrvey summarizes discount rates for conventionally financed
subdivizions and planned unit developments (PUDs) and residential and commercial condominiums and
co-ops nationwide. The data is distributed amongst 13 regions encompassing all 50 states as well as Puerto
Rico, Guam, and the 1.5, Virgin Islands.

Data Sources

Data presented in the Developer Survey are provided by 366 commercial appraisers (4%, lenders (529,
and local, regional and national developers (44%),

Terms of Use

RealtyRates com™ is the Trade Name and a Trademark of Robert G. Watts (RGW ). Founded in Honolulu,
Hawaii as Pacific Research Company and now headguartered in Bradenton, Florida, RGW has provided
professional analvtical, advisory and development management services (o investors, Property owners,
major corporations, lenders and government agencies worldwide since 1973,

It is a violation of Federal law to photocopy or reproduce any part of this publication without first obtaining
permission from RealtyRates.com™.

Information presented by RealvRates.com™ has been compiled from sources believed to be reliable.
While we have no reason to doubti its accuracy, RealiyRates.com™ makes no puarantess, warranties or
representations. The data is presented as is without warranties of anv kind express or implied and may be
subject to material revisions.

]
%]

RealtyRates.com™
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Glossary

Amortization:  Years required at the specified interest rate to pay off the entire mortgage, including
principal and interest, with a level payment.

Band of Investment Technigue: A method of calculating the Overall Capitalization Rate via a weighied
average of Mortgage and Equity requirements. Calculated as:

(LTV x Mortgage Constant) + (Equity-to-V alue Ratio x Equity Dividend Rate = OAR

Debt Coverage Ratio (DCR): Ratio of annual mortgage payment, including interest and principal, to NOL
Generally established by the lender.

Debt Coverage Ratio Technique: A method of calculating the Overall Capitalization Rate (OAR) based
on the Debt Coverage Ratio (DCR):

DR x LTV x Mortgage Constant = OAR.
Disconnt Rate: An annual competitive rate of retum on total invested capital necessary to compensate the
inviestor for the risks inhernt in a particular investment. A vield rate used to convert future payvments or
receipis into prasent value,
Equity Component: Property value less morigage componant.
Equity Dividend: The dollar retum to the equity component:

Net Operating income - Debt Service = Equity Dividend
Equity Dividend Rate: Rate of retum to the equity component:

MOI - Debt Service = Equity Dividend / Equity Investment = Equity Dividend Rata
Interest Rate: Calculated as 10-Year Treasury Rate + Spread Over Basa
Mortgage Constant: A factor, which when applied to the total morigage, resulis in the periodic payment
necessary to fully amortize a loan at the specified interest rate and amortization period. Mortgage constants

may be expressed as annual or monthly,

Net Operating Income (NOT): Income net of all operating costs including vacancy and collection loss and
reserve for repairs and replacements but not including debt service.

Overall Capitalization Rate (OAR): Ratio of Net Operating Income to property value or sales price.

Spread Over Base: Difference between a specified index and the mortgage interest rate. Most common
indices are US Treasury Bonds, Prime Inierest Rate and London Interbank Offering Rate (LIBOR).
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QUALIFICATIONS
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QUALIFICATIONS OF CHRISTOPHER H. BOWLER
SENIOR APPRAISER AND ADVISOR

EDUCATION

BA Economics, Union College, Schenectady, New York 1987

Appraisal Institute
Course SPP  Standards of Professional Practice

Course 1A-1 Basic Appraisal Principles, Methods and Techniques

Course 1A-2 Basic Valuation Theory and Techniques
Course 8-1Residential Valuation

Course 1B-A Capitalization Theory & Techniques Part A
Course 1B-B Capitalization Theory & Techniques Part B
Course 550  Advanced Applications

Course 410  Standards of Professional Practice Part A
Course 420  Standards of Professional Practice Part B
Course 540  Report Writing & Valuation Analysis

Argus Software
Valuation DCF 2 Day Training; 11/09

PROFESSIONAL AND TRADE AFFILIATIONS

The Counselors of Real Estate
2015 CRE Designation #13359

Appraisal Institute
1992 Senior Residential Appraiser - SRA Designation

2000 Member of Appraisal Institute - MAI Designation #11564

2002-4  Director, Massachusetts Chapter

2005 Secretary, Massachusetts Chapter
2006 Treasurer, Massachusetts Chapter
2007 Vice President, Massachusetts Chapter
2008 President, Massachusetts Chapter

Massachusetts Certified General Real Estate Appraiser License #495

PROFESSIONAL EXPERIENCE

Qualified expert witness; Land Court of Massachusetts.
Qualified expert witness; Massachusetts Appellate Tax Board.
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BUSINESS EXPERIENCE

Town of Plymouth CPC, Camp Norse
Project # MA929-CG

Presently a Senior Appraiser and Advisor for LandVest, Inc. Mr. Bowler has prepared
appraisals of apartment complexes, office buildings, industrial buildings, shopping centers,
research and development facilities, hotels/motels, golf courses, restaurants, laboratory-life
sciences buildings, medical office buildings, auto dealerships, truck terminals, warehouses, bank
branches, commercial and industrial condominium units and buildings, lumber yards, service
stations, industrial mill buildings, and cranberry bogs.

Mr. Bowler's experience also includes the appraisal of large tracts of land, conservation
restrictions, proposed developments; condominium projects, mixed use retail and residential, and
traditional single-family subdivisions. Mr. Bowler has prepared market studies and feasibility
analyses for proposed developments of both residential and commercial projects. Mr. Bowler has
been employed in the following manner during his professional career.

2022-present

Senior Appraiser and Consultant
LandVest Inc.
Boston, Massachusetts

1992-2022  Senior Associate
Avery Associates
Acton, Massachusetts
1987-1992  Real Estate Appraiser
Edward W. Bowler Associates
Waltham, Massachusetts
1987 Research Associate
New York State Department of Transportation
Albany, New York
BUSINESS ADDRESS
LandVest, Inc.
10 Post Office Square
Suite 1125

Boston, MA 02109
Tel: 978-294-9056
Cell: 978-844-0314
Fax: 617-482-7957
cbowler@landvest.com
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Partial Client List

INSTITUTIONAL - FINANCIAL - FIDUCIARY

Ballentine Partners

Bank of America/US Trust Company
Bank of Boston*

Bank of Canton

Bessemer Trust

Boston Private Bank & Trust
Brown Advisory

California National Bank

Chemical Banking — NYC*
Citibank - New York

Commercial Bank of San Francisco
Daintree Advisors

Fiduciary Trust Company

Fleet National Bank*

GE Capital Services - SFG
International Bank of Singapore

EDUCATIONAL INSTITUTIONS

Belmont Hill School
Boston University
Bowdoin College
Brooks School

Brown University
Clarke Schools
Dartmouth College
Daycroft School
Endicott College

Fenn School
Franconia College
Gill/St. Bernard's School
Gould Academy
Harvard University
Hillside School

The Hyde Schools
John Dewey Academy

GOVERNMENT AGENCIES

Federal Deposit Insurance Corp. (FDIC)
Land for Maine’s Future

Maine Bureau of Public Lands

Maine Department of Conservation

Maine Dept of Inland Fisheries & Wildlife

Investor's Bank & Trust Company
Market Street Trust

Mercantile Bank

OnBank - Syracuse

People's Bank

Resource Investment, Inc.

Salem Five

Shawmut National Corp.*

State Street Bank - Trust Dept.*
Strategic Timberland Trust (STT)
The Forestland Group
Wainwright Bank & Trust Co.
Wellington Management Co.
Wells Fargo Bank

Welch & Forbes

Landmark School

Massachusetts Institute of Technology
Middlesex School

University of Massachusetts (Boston)
University of New Brunswick

New England College

Newbury College

Northfield Mt. Hermon

Paul Smith’s College

Phillips Exeter Academy

Pine Manor College

Rudolph Steiner School

St. Mark’s School (West Campus)

St. Paul's School

Windham College

Yale University

Maine Dept. of Environmental Conservation
MA Capital Asset Management and
Maintenance

Massachusetts Dept. of Agriculture
Massachusetts Dept. of Environmental
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Protection

Massachusetts Department of Fish and Game
Massachusetts Division of Fisheries &
Wildlife

New York Dept. of Transportation

New York Dept. of Environmental

INDEPENDENT NON-PROFITS

Baxter State Park Authority

The Biophilia Foundation

Boy Scouts of America, Narragansett Council
The Brattleboro Housing Authority
Buzzards Bay Coalition

Cathedral Square Corporation

Elizabeth Peabody House

FARM Institute (on Martha’s Vineyard)
Feoffees of the Grammar School
Gilman Housing Trust

Hale Reservation

Hammond Castle Museum

Historic New England

Housing Vermont

Lincoln Land Institute

Nantucket Airport Commission

LAND TRUSTS

Appalachian Mountain Club
Berkshire Natural Resources Council
Blue Hill Heritage Trust

Boxford Trails Association/

Boxford Open Land Trust
Burlington Community Land Trust
Buzzards Bay Coalition

Cape Elizabeth Land Trust

The Conservation Fund
Damariscotta Lake Watershed Association
Delta Waterfowl Foundation

Essex County Greenbelt Association
Forest Society of Maine

Hale Reservation

Mahoosuc Land Trust

Massachusetts Audubon Society
Maine Coast Heritage Trust

Maine Wilderness Watershed Trust
Metacomet Land Trust

Mianus River Gorge Preserve, Inc.
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Conservation

Resolution Trust Corporation (RTC)
South Carolina Department of Revenue
United States Forest Service

U. S. General Services Administration

Neponset River Watershed Association
New England Deaconess Association
New England Forestry Foundation
New England Natural Resources Center
New Hampshire Housing Finance Authority
Old Sturbridge Village, Inc

The Plummer Home for Boys
Rensselaer Plateau Alliance
Rockingham Community Land Trust
Shelburne Farms

Southwestern Community Services, Inc
Weston Historical Commission

Woods Hole Oceanographic Institution
YMCA

YWCA

Mount Grace Land Conservation Trust
Nantucket Conservation Foundation
Naromi Land Trust

The National Trust for Historic Preservation
The Nature Conservancy

Northeast Wilderness Trust

Open Space Institute

Pacific Forest Trust

Rangeley Lakes Heritage Trust

The Rural Land Foundation
Scarborough Land Conservation Trust
Sherborn Rural Land Foundation
Southeast New Hampshire Land Trust
Sudbury Valley Trustees

Sweet Water Trust

The Trust for Public Land

The Trustees of Reservations

Vermont Land Trust

Westwood Land Trust

Woodie Wheaton Land Trust
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LEGAL

Bernstein, Shur, Sawyer & Nelson
Burns & Levinson

Cravath, Swain & Moore LLP

Edwards Wildman/Locke Lord

Foley Hoag LLP

Choate Hall & Stewart

Gilberti Stinziano Heintz & Smith, P.C.
Goodwin Procter

Goulston & Storrs

Harmon, Jones & Sanford

Hemenway & Barnes

Hinckley, Allen & Snyder

Milbank, Tweed, Hadley & McCloy
Mintz, Levin, Cohn, Ferris, Glovsky & Popeo

MUNICIPALITIES

Town of Acton, Massachusetts
Town of Altamont, New York
Town of Ashland, Massachusetts
Town of Belmont, Massachusetts
Town of Bolton, Massachusetts
Town of Bridgewater, Massachusetts
City of Cambridge, Massachusetts
Town of Cohasset, Massachusetts
Town of Easton, Massachusetts
Town of Groveland, Massachusetts
Town of Lenox, Massachusetts
Town of Leverett, Massachusetts
Town of Lexington, Massachusetts
Town of Littleton, Massachusetts

PRIVATE - CORPORATE

Crown Vantage Corp.

Group Hosp. & Medical Services
International Paper Company
J.D. Irving, Ltd.

Lassiter Properties, Inc.

Mead Oxford Corp.

Mercy Health Systems

Town of Plymouth CPC, Camp Norse
Project # MA929-CG

Nixon Peabody

Nutter McClennen & Fish

Paul, Hastings, Janofsky & Walker LLP
Peabody & Arnold*

Pierce Atwood LLP

Rackemann, Sawyer & Brewster
Riemer & Bronstien

Ropes & Gray

Shaheen & Gordon, P.A.

Law Office of Stephen J. Small, P.C.
Verrill Dana LLP

White & Case

Wilmer Hale

Town of Mendon, Massachusetts
Town of Milton, Massachusetts
Town of Monson, Massachusetts
Town of Nantucket, Massachusetts
City of Newton, Massachusetts
Town of North Andover, Massachusetts
Town of Norwell, Massachusetts
Town of Rowley, Massachusetts
Town of Truro, Massachusetts

Town of Wayland, Massachusetts
Town of Weston, Massachusetts
Town of Westwood, Massachusetts
Town of Winchendon, Massachusetts

Niagra Mohawk Corp.

Okamura Corporation

Raychem, Inc.

Ryder Truck, Inc.

Six Rivers Limited Partnership
Wagner Forest Management, Ltd.
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RELIGIOUS ORDERS

Dominican Sisters (Gloucester, MA)
Dominican Sisters of Spaarkill
Episcopal Diocese of Boston
Episcopal Diocese of Western Massachusetts
La Sallette Order

Marist Brothers

Salesian Society

Sisters of Notre Dame de Namur
Society of St. Margaret

St. Scholastica Priory

United Church of Christ

*Prior to Merger, Acquisition or Dispansion
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