CITY COUNCIL MEETING AGENDA
REMOTE
April 26, 2021
CIP Meeting
7:00 PM

City Council Meeting
7:30 PM

Zoom Details
Please click the link below to join the webinar for both meetings:
https://us02web.zoom.us/j/81347304503
Or One tap mobile :
US: +13126266799 Or Telephone:
Dial(for higher quality, dial a number based on your current location):
US: +1 312 626 6799 Webinar ID: 813 4730 4503
International numbers available: https://us02web.zoom.us/u/kb8vROW3Ph

=

CALL TO ORDER

2. LATE FILE: COMMITTEE ITEMS
e COMM240 04 27 2020 Memo re: SOI Submission Info
e COMM293 02 08 2021 Ltr. From Jane Snow

PUBLIC COMMENT

MAYOR'S COMMENT

pw

CONSENT
AGENDA

NOTE: ALL ITEMS LISTED UNDER CONSENT AGENDA WILL BE ENACTED BY ONE
MOTION. THERE WILL BE NO SEPARATE DISCUSSION OF THESE ITEMS. IF DISCUSSION IS
DESIRED, THAT ITEM WILL BE REMOVED FROM THE CONSENT AGENDA AND
CONSIDERED SEPARATELY.

5. APPROVAL OF MINUTES

e April 12,2021 (Approve)
6. COMMUNICATIONS
e COMM320_04_26 2021 Newburyport Retirement Board COLA notice (R&F)
e COMM321_04 26 2021 Newburyport Water Resource Protection District map (R&F)
117 Indian Hill St property
e COMM322_04 _26_2021 Appraisal Report117 Indian Hill St (R&F)
e COMM323_04 26 2021 117 Indian Hill St - outlet stream photo and aerial photo (R&F)
e COMM324 04 26 2021 Cover Ltr DeRosa Environmental (R&F)

7. TRANSFERS
e TRANO095 04 26 2021 DPS Recpts Res for Approp $35K to Highway Fuel & Oil $35K  (B&F)


https://us02web.zoom.us/j/81347304503
https://us02web.zoom.us/u/kb8vROW3Ph

8. APPOINTMENTS
e APPT241 04 26 2021 Bonnie Sontag 21 Smith St. Fruit St. Hist. Comm 5/31/2024

ALL ITEMS NOTED BELOW ARE REMOVED FROM THEIR RESPECTIVE COMMITTEES WITH THE
MOTION TO APPROVE THE CONSENT AGENDA:

END OF CONSENT AGENDA
Budget & Finance

¢ TRANO090 04 12 2021 Water Retained Earnings $155K to Watershed Land Acquisition $155K
with supporting documents

e TRANO091 04 12 2021 HWY Streetlights $2,646 to Essex North Shore Tech School $2,646

e TRANO092 04 12 2021 Overlay Surplus Account $99,010 to ASR Revaluation $99,010

e TRANO093 04 12 2021 GEN EVENT COORDINATOR $4K to AUD MISC SUPPLIES $500
and to GEN SUPPLIES-OFFICE $3,500

e TRANO094 04 12 2021 RRFA-Paid Parking Fund $5,550 to PKG Part Time Enforcement
Officer $4,500 and to PKG Clothing allowance $1,050

¢ ORDR?243 04 12 2021 FONT Gift Acceptance with supporting letter

Public Utilities

e APPT240 04 12 2021 William Creelman 129 Merrimac St Water/Sew 4/30/2023

REGULAR AGENDA
9. QUESTIONS AND ANSWERS - CITY SOLICITOR - Department Head Contracts
10. MAYOR'S UPDATE
11. COMMUNICATIONS
12. FIRST READING APPOINTMENTS

13. SECOND READING APPOINTMENTS

e APPT239 04 12 2021 Kevin Hunt 14 Tenth St. Veterans Agt. 4/1/2022
14. ORDERS

e ORDR244 04 26 2021 Charter Amendment Home Rule Petition

e ORDR245 04 26 2021 Municipal Aggregation Order

15. ORDINANCES



e ODNCO068 01 27 2021 Late File Zoning Amend Sec VI-C re: # of residential structures per lot
(As Amended) 2™ Reading

e ODNCO072_03 29 2021 Parks COVID extend 2" Reading
ODNCO075_04 26 2021 Safety Zone Designation Merrimac St.

16. COMMITTEE ITEMS

Ad Hoc Committee on Economic Development
In Committee:
e COMM262 08 31 2020 Gasbarro Ltr re: Awareness

Ad Hoc Committee on Market Landing Park and COTW
In Committee:
e COMMZ261 08 31 2020 Proposed Timeline, Waterfront
e ORDR227_12 14 2020 Appropriate NRA funds for RFP award

Budget & Finance
In Committee:
e COMM311 03 08 2021 Clir Tontar letter re: KP Law Legal Opinion on Council Salaries
e COMM314_03 29 2021 FY2022-FY2026 Capital Improvement Program Submission (COTW)
e COMM319 04 12 2021 Memo to Council from Councillor Zeid re: CIP
e TRANO090 04 12 2021 Water Retained Earnings $155K to Watershed Land Acquisition $155K
with supporting documents
TRANO091 04 12 2021 HWY Streetlights $2,646 to Essex North Shore Tech School $2,646
TRANO092 04 12 2021 Overlay Surplus Account $99,010 to ASR Revaluation $99,010
¢ TRANO093 04 12 2021 GEN EVENT COORDINATOR $4K to AUD MISC SUPPLIES $500
and to GEN SUPPLIES-OFFICE $3.500
e TRANO094 04 12 2021 RRFA-Paid Parking Fund $5,550 to PKG Part Time Enforcement
Officer $4,500 and to PKG Clothing allowance $1,050
e ORDR?243 04 12 2021 FONT Gift Acceptance with supporting letter
e ODNCO074_04 12 2021 Council Salaries with Supporting Memo

Education
In Committee:
e COMM240 04 27 2020 Memo re: SOI Submission Info
e COMM273_10 13 2020 Ltr of Non-Support from Mayor on Acts of 1987
e COMM293 02 _08 2021 Ltr. From Jane Snow

General Government
In Committee:

License & Permits

In Committee:
ODNCO047_01 27 2020 General Ordinance - Short Term Rental Units Rules
COMM229_02_24 2020 Ltr re: Implementation of Short-Term Rental Ordinance
APPL022_03 08_2021  Banter Barber & Clothier-Pool Table App.
APPL024 03 29 2021  Plum Island Classic Cars

Neighborhoods & City Services
In Committee:
e COMM234 03 30 2020 Ltr from Newburyport Livable Streets March 11, 2020



e COMM285 01 27 2021 Memorandum from Councillor Christine Wallace
COMMZ299 02 08 2021 LATE FILE Phillips Dr. Neighborhood Committee Ltr.

Planning & Development

In Committee:

COMMZ215_01_13 2020 Ltrre: Colby Farm Open Space Beautification
ODNCO046_01 27 2020 Zoning Amendment - Short Term Rental Units Definition
COMM231 03 09 2020 Ltr re: Short-Term Rental Ordinance
ORDR196_07_13 2020 Open Space and Recreation Plan 2020 (COTW)
ODNCO073_03 29 2021 Late File Zoning Amendment Storage Warehousing=

Public Safety
In Committee:

COMM216_01_13 2020
APPT165_04_13 2020
COMM243_05_11_2020
ORDR200_07_30_2020
COMM282_01_27 2021
COMM283_01_27 2021
APPL023 03_08_2021

Public Utilities

In Committee:

COMM290_02_08_2021
COMM292_02_08_2021
COMM295_02_08_2021
COMM296_02_08_2021
APPT240 04 12 2021

William Creelman

Ltr re: Ban the Use of Glyphosate
Dr. Robin Blair 18 Market St.
Ltr from Jane Rascal re: NMMCD
List of Crosswalks Amended

Ltr from Jim McCarthy re: Sign Proposal
Ltr from Jim McCarthy-speed limit
LATE FILE Event App The Moving Wall

Board of Health 4/30/2023

Falmouth Broadband Feasibility Study (full text in Clerk’s office)
Memo - Electricity Aggregation Program

Best Best & Krieger Small Cells Order Annual Meeting

Natoa FCC Small Wireless Facilities Rules Compliance Guide

129 Merrimac St Water/Sew 4/30/2023

Rules

In Committee:
COMM220_01_27_2020 Proposed City Council Rule 9F
ORDR170_02_24 2020 Amendment Council Rules 2020 (COTW)
ORDR171_02_24 2020 Amendment to Rule 17B (COTW)
ORDR239 _02_8 2021  Council Rule 7 and 10B

17. GOOD OF THE ORDER

18. ADJOURNMENT
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Water Resource Protection District
City of Newburyport

Well #1

DEER
S ISLAND
- _

/’ Well #2
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2\ s Artichoke Watershed Boundary
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Scale= 1:30,000 or 1inch=2500"

- O

Watershed Zones:
Zone A: (a) The land area between the surface water source and the upper boundary of the bank;
(b) the land area within a 400 foot lateral distance from the upper boundary of the bank of a Class A
surface water source, as defined in 314 CMR 4.05 (3) (a); and (c) the land area within a 200 foot
lateral distance from the upper boundary of the bank of a tributary or associated surface water body.

Zone B: The land area within one-half mile of the upper boundary of the bank of a Class A surface
water source, as defined in 314 CMR 4.05 (3) (a), or edge of the watershed, whichever is less.
However, Zone B shall always include the land area within a 400 foot lateral distance from the upper
boundary of the bank of the Class A surface water source.

Zone C: The land area not designated as Zone A or Zone B within the watershed of a Class A water
source as defined in 314 CMR 4.05 (3) (a).

Zone |: The zone encompassing the land area which falls within a 400-foot radius from the municipal
well shaft.

Zone II: The area of an aquifer which contributes water to a municipal well under the most
severe pumping and recharge conditions that can be realistically anticipated (180 days of
pumping at safe yield with no recharge from precipitation), as defined in 310 CMR 22.00.
This area shall be considered to be a 1/2-mile radius from the well shaft until such time that
the Zone Il has been delineated by an approved hydrologist.

DATA SOURCES:

The Bartlett Pond watershed data was supplied by the Merrimack Valley Planning Commission.
Property parcels were digitized from municipal Assessors maps (1"=200' scale). All other
hydrography data for this map was supplied by the Executive Office of Environmental Affairs and
MassGIS.

DISCLAIMER

Data and information is provided by the GIS system, with the understanding that it is not guaranteed

to be correct or complete. All data is subject to change and periodic updates. The City of Newburyport
makes no claims, representations or warranties, express or implied, concerning the validity, reliability or
the accuracy of the GIS data and GIS data products furnished by the City, specifically including the
implied or expressed validity of any uses of such data.

Updated 2/23/15 db
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COMM322_04_26_2021

RESTRICTED APPRAISAL REPORT

Date: March 15, 2021

To: Maggie Brown, Project Manager, Essex County Greenbelt Association and
the City of Newburyport, Massachusetts (“Clients”)

From: James Monahan, Senior Advisor, LandVest, Inc. (MA C.G. #3481)

Re: Appraisal Report — 6.1+ acres of Residentially-Zoned Vacant Land at 117
Indian Hill Road, Town of West Newbury, Essex County, Massachusetts

Attachments: Appraiser Certification, Deed & Legal Description, Orders of Condition &
Plans, Assessor’s Card

This Restricted Appraisal Report is intended to summarize my opinions and conclusions regarding
the current market value of a residentially-zoned, vacant land tract located at 117 Indian Hill Road
in the Town of West Newbury, Massachusetts (hereinafter referenced as the “subject property”).

The intended use of this USPAP-Compliant Restricted Appraisal Report is limited to the above-
cited Clients. The rationale for how the appraiser arrived at the opinions and conclusions set forth
in this report may not be fully understood without additional detailed information that is retained
in the appraiser’s work-file.

1. PROPERTY IDENTIFICATION AND APPRAISAL SCOPE

Subject Property:

The following table summarizes the subject property and its 2021 property tax assessment
according to Town of West Newbury Assessor’s records.

Address Map/Lot Area Assessed Value | Assessed Value | Assessed Value | Total Assessed
(Land) (Buildings) (Extras) Value
117 Indian Hill Rd. 18-9C 6.1+ ac. $265,200 S0 S0 $265,200

Based on the F.Y. 2021 mil rate of $14.88/51,000, the annual tax load amounts to approximately
$3,946. Itis noted that the subject property is not currently enrolled in MGL Chapter 61 and no
penalties are assessable upon transfer or conversion of use.
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117 Indian Hill Street, West Newbury
Restricted Appraisal Report

Legal Description: Essex County Registry of Deeds Book 37769, Page 382, dated August 20,
2019 - see copy in Appendix.

Client: Maggie Brown, Project Manager, Essex County Greenbelt Association, Inc.
and Authorized Representatives of the City of Newburyport, Massachusetts

Intended Use: Acquisition planning

Intended Users: Authorized Representatives of the Essex County Greenbelt Association, Inc.,
and the City of Newburyport, Massachusetts

Effective Date of Valuation: March 9, 2021 (Inspection Date)
Property Rights Appraised: Fee Simple interest
Type of Value:

The opinion of value estimate set forth herein is Market Value, the major focus of most real
property appraisal assignments. For the purposes of this appraisal, the definition of Market Value
aligns with the definition outlined in Treasury Regulation 1.170A-1 (c)(2):

e “The Fair Market Value is the price at which the property would change hands between a
willing buyer and a willing seller, neither being under any compulsion to buy or sell and
both having reasonable knowledge of relevant facts.”

USPAP also requires that certain items be included in every appraisal report. Among these items,
the following are directly related to the definition of market value:

e |dentification of the specific property rights to be appraised.

e Statement of the effective date of the value opinion.

e Specification as to whether cash, terms equivalent to cash, or other precisely described financing
terms are assumed as the basis of the appraisal.
If the appraisal is conditioned upon financing or other terms, specification as to whether the
financing or terms are at, below, or above market interest rates and/or contain unusual conditions
or incentives. The terms of above-or below-market interest rates and/or other special incentives
must be clearly set forth; their contribution to, or negative influence on, value must be described
and estimated; and the market data supporting the opinion of value must be described and
explained.

To conclude the highest and best use of the Property we have evaluated, in the sequence shown
below, four criteria, paying particular attention to the emphasized phrase above:




117 Indian Hill Street, West Newbury
Restricted Appraisal Report

1. Legally permissible uses result from such limitations as those imposed by private deed restrictions,

zoning, building codes and environmental regulations.

2. Physically possible uses were considered in terms of the size, shape, land area and topography.

Also considered were the availability of public utilities and age, condition and functional utility of
the improvements.

3. Financially feasible uses were those uses that meet the conditions imposed by the two previous

criteria and which may be expected to produce a positive financial return.

4. Maximally productive use is that use which will provide the highest rate of return or value to the

land.

Scope of Work:

On-site property inspection with Clients; review of publicly-available records; review of pertinent
legal documents; land use/regulatory review; site planning review; approval history review;
summary highest and best use analysis; valuation via Sales Comparison (appraisal) Approach. This
Restricted Appraisal Report is prepared and delivered in accordance with the Uniform Standards
of Professional Appraisal Practice (USPAP 2020-2021 Edition).

Extraordinary Assumptions:
- Itis assumed that the subject property is free and clear of any hazardous conditions, including but

not limited to soil contamination and subsurface fuel storage.

- Itis further assumed that the subject property is in full compliance with all applicable zoning and
environmental regulations.

- The highest and best use conclusion outlined in this report is based on an extraordinary
assumption that a previously-approved and now lapsed Order of Conditions stipulating mitigating
measures to be completed in the construction of driveway access to the buildable upland portion
of the subject site could be re-approved/re-extended in accordance with the original design plans.

Hypothetical Conditions:
- No hypothetical Conditions were assumed in the completion of this assighnment.

Sale and Listing History:
The subject property was not offered publicly on the open market as of the effective valuation

date. It most recently sold (to the current owner) on 8/20/19 following open market exposure
and the prior sale was in 2013.

2. TITLE:

The subject property was conveyed most recently on 8/20/19 from Sandra Roulier, Successor
Trustee of the Flying W Realty Trust to John J. O’Connor (see Essex B. 37769, P. 382 — copy in
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Appendix). Consideration reflected in the deed was $150,000. The subject property is referenced
as Lot 2 on a plan of land entitled “Subdivision of Land Prepared for Flying W Realty Trust, Sandra
Roulier, Trustee”, 111 Indian Hill Street, prepared by Reid Surveyors, Lynn, Massachusetts, dated
March 26, 2014. The plan is recorded at Plan Book 444 as Plan #20 (Essex County Plan Room).
The legal description includes no mention of easements or encumbrances. The acreage reflected
on the plan if record is 264,821 square feet (6.1+ acres).

3. PROPERTY DESCRIPTION:

The locus, current configuration and existing condition of the subject property is depicted on a
scaled, GIS-format compiled plan entitled Base Plan on the following page of this report. This
plan incorporate the property’s surveyed boundaries superimposed on a 2019 aerial ortho-photo
of the property, including the immediate neighborhood context.

The subject property is generally located on the southerly side of Indian Hill Street in the
southeastern section of the Town of West Newbury — roughly % miles to the west of Interstate 95
at Exit 56. Indian Hill Street is a public collector road in West Newbury. There are no curbs,
sidewalks or municipal utilities and local properties rely on private wells and septic systems.
Overhead utilities are located along road frontage.

Northeasterly view along Indian Hill Road frontage. Typical interior wooded upland view.

The property assumes a highly irregular configuration with a maximum depth of roughly 1,310+
feet and a lot width ranging from 110+ feet to 310+ feet. The total contiguous road frontage (per
the survey plan) amounts to 293.75+ feet. There are no established access roads and curb cut
entry options along the road frontage are limited due to wetlands, topography and sight distance.
The site is moderately wooded in mixed hardwoods (red oak and black locust) and evergreen
woodlands and the understory is relatively light. The topography consists of a range of small hills
and promontories and areas of what appear to be previously-disturbed/graded soils.
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Elevations along the road frontage range from about 26-46 feet and overall on-site elevations
range from 25+ feet in easterly wetlands to 68+ feet in the extreme southwesterly tip of the
property.

On site wetlands delineations and detailed topographic surveys were completed as part of
previous permitting.

The northeastern portion of the property includes a broad network of perennial streams and
associated freshwater wetlands that traverse the width of the site. A significant wetland crossing
(involving two branches of a perennial-flow stream) is required to access the rear interior upland
portion of the property (see photo below).

The engineering plans accompanying the Notice of Intent/Order of Conditions call for the use of
an 18’ open-bottom box culvert to traverse this stream with a new entry driveway. The plans call
for Riverfront impacts of 23,525 s.f.; flood storage loss of 1,777 c.f with 2,580 s.f. in
compensatory storage; and, the filling of approximately 1,350 s.f. of freshwater wetland with
2,025 s.f. of replicated wetlands.

The proposed entry driveway spans some 900+ feet and provides access to the most suitable
building site atop a wooded knoll at an elevation of approximately 50 feet. This portion of the
site offers attractive southwesterly views to adjacent conservation land and the setting is quite
private.

4, HIGHEST AND BEST USE ANALYSIS

The following analysis of Highest and Best Use involves consideration of existing land use
regulations, any reasonably probable modifications to those regulations, the subject property’s
physical characteristics, and economic demand for the physically and legally permissible uses of
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the subject property type. This analysis also accounts for prevailing market trends, established
neighborhood development patterns, and aesthetic issues impacting market demand.

In consideration of significant wetland constrains, the highest and best use of the subject
property is illustrated on a set of plans (revised through 7/26/16) accompanying an original Order
of Conditions (DEP File #78-658) calling for development of the subject property as a single
residential building lot of 6.1+ acres. It is noted that the original Order of Conditions from the
West Newbury Conservation Commission issued on August 11, 2016 expired on August 11. 2019.
The Order was then extended on May 6, 2019 until August 11, 2020. It has since expired and it is
a special assumption of this appraisal that the now expired Order of Conditions could be
extended subject to the same set of performance conditions.

This is a fairly significant extraordinary assumption in terms of its bearing on the subject
property’s market value. If these previous approvals cannot be feasibly extended, the property’s
highest and best use would be reduced to limited-utility/accessory acreage.

However, in consideration of the property’s detailed level of on-site engineering and approval
history, there is a reasonable basis for the reliance of this extraordinary assumption.

Assuming development as a single residential building lot, the valuation will first consider the
property’s value at a “retail” or finished level and then all costs required to extend driveway
access and complete all necessary wetland replication in compliance with an extended Order of

Conditions — will be estimated and deducted from the retail level value to yield the property’s “as
is” value as of the effective valuation date.

Valuation Approaches Developed:

The Sales Comparison Approach was employed as the primary appraisal methodology in the
valuation of the subject property. The Cost Approach is not applicable as the property is vacant
and the Income Capitalization Approach is not applicable as the market for the subject property
type is not driven by non-resident investors.

5. VALUATION

Sales Comparison Approach — Comparable Sales Overview

The Market Approach or Sales Comparison Approach is a method whereby recent sales of
comparable properties are analyzed and compared to the subject property by making
adjustments for perceived differences. The market approach is based on the theory of exchange,
which implies that a comparison of similar properties has been made by the potential purchaser,
and that the purchaser would not pay more than the cost of acquiring a property with the same
utility.
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Whenever there is a sufficient quantity of recent comparable sales in the local market, the Sales
Comparison Approach is the most reliable and preferred valuation method. In researching the
subject market for appropriate sales, | was able to gather a sufficient number of comparable
transactions in order to justify a well-supported valuation of the subject property in accordance
with the previously-described highest and best use conclusion.

a. Comparable Sales Overview

In the course of this valuation, | conducted a search for closed, arm’s length sales involving fully-
approved, vacant, residential building lots in both West Newbury and reasonably proximate
North Shore residential markets. My market survey focused primarily on larger lots of 3-10 acres
with additional emphasis on lots requiring above average buyer-borne access and utility costs.

The following table provides a general overview of recently-closed sales involving similarly-sized
vacant residential building lots in West Newbury and competing markets from 2018 - present.

Residential Lot Sales Overview — W. Newbury and Proximate Markets

Sale Sale
Sale Location . Acreage Acre Comments
Date Price J */
Infill lot with 400 feet of road frontage,
approved septic design and Order of
L1 BaC’:e'ot: St W. 4/25/18 | $194,000 6.26 $30,990 | Conditions. Sold for just under asking
ewbury price of $199,000. 397 days on market

prior to sale.

Infill lot on dead end road in very scenic
setting. Abuts conservation land.
Approved 3 BR perc. Excellent view
potential but limited lot utility. Listed at
$275,000. 757 days on market prior to
sale.

Infill lot in excellent market location in W.
Newbury. Included approved 4BR septic

8A Crane Neck
L2 sew. Newbury 5/4/18 | $248,000 5.59 $44,364

L3 58 Ash St,, W. 5/5/20 | $282,000 3.51 $80,341 | plan and seller had completed $25K in
Newbury clearing and site work prior to sale. Listed
at $289,900 and sold after just 4 days.
This is a corner lot on Middle Street. The
mostly level lot is seasonally protected by
a wooded border along the two lengths of
. road frontage but on-site privacy is only
L4 409 Middle st., 8/16/19 | $285,000 3 $95,000 | average, given the lot’s size. The interior
W. Newbury

was cleared and a driveway was roughed
in. Septic plan sold with property. Lot was
listed at $295,000 and sold after 493 days
on market.
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. Sale Sale
Sale Location Date Price Acreage S/Acre Comments

Densely wooded road-front lot is located

between Governors Academy and Triton
Regional H.S. Southerly slopes with

15 | OGLEmStreet, o 01 | $330,000 | 7.8 | $45,961 | building area roughly 400 feet in from road

Newbury frontage. Excellent location but high site

costs. Lot was listed for over 4 years prior

to sale.

Infill lot in very attractive market setting
on Larch Row near town center. Mostly
wooded lot with extensive wetlands and
25 Larch Row, Rivers ActJu.rlsdlctlon..Aplprov.ed Rerc test
L6 12/31/19 | $365,000 4.37 683,524 | for 6BR septic. Sale price in this prime

Wenham market location reflects high costs to build
long access drive and extend utilities (costs
assumed by buyer). Listed at $395,000
and sold after 398 days on market.

Indicated Averages: $237,000 4,98 $47,530

It is noted that in addition to the 6 above-outlined closed sales, the listing and sale history of the
subject property was also considered and analyzed. The subject property was originally listed on
11/1/16 at $295,000. Over the next three years it went through a series of extensions and
expirations and was then re-listed on 5/13/19 at an asking price of $195,000. It sold
approximately 3 months later for $150,000 ($24,590/acre). This listing history and final sale price
is considered valid data as the property saw extensive open market exposure over a 963 day
listing period prior to a negotiated sale.

| have also considered the fact that as of the effective valuation date, MLS records indicated that
there were no actively-listed residential building lots on the market in the entire Town of West
Newbury.

Based on my review of the above-outlined sales and consideration of the subject property’s sale
history, it is my opinion that the “as is” market value of the subject property as of March 9, 2021,
subject to the extraordinary assumptions outlined earlier, was as follows:

$165,000
(ONE HUNDRED SIXTY FIVE THOUSAND DOLLARS)

It is noted that the above-outlined market value opinion is based on an estimated “retail” market
value of $295,000 less an estimated $130,000 in extraordinary site costs.

Estimated Exposure Time

USPAP requires that an appraisal include an estimate of exposure time, which is the estimated
length of time that the property interest being appraised would have been offered to the market
prior to the hypothetical consummation of a sale at the concluded market value as of the
effective valuation date.
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Given the complete lack of competing lot inventory as of the effective valuation date, the subject
property would likely garner above-average market attention by private buyers seeking a large
acreage residential construction opportunity in an established conservation setting in the West
Newbury market. If offered on the open market at a list price within 10% of appraised value, |
would expect an offer would be accepted and purchase and sale agreement would be signed
within 1-4 months.

-10 -




117 Indian Hill Street, West Newbury
Restricted Appraisal Report

APPENDIX

Appraiser Certification
Pertinent Deeds and Legal Descriptions
Orders of Condition & Plan

Assessor’s Card

-11-
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CERTIFICATION OF VALUE

| hereby certify that:

1. | have made a personal inspection of the property that is the subject of this report.

2. To the best of my knowledge and belief, the statements of fact and the opinions contained in
this report are true and correct.

3. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and my personal, unbiased professional analyses,
opinions, and conclusions.

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

5. My compensation is not contingent upon the reporting of a predetermined value or direction in
value that favors the cause of the client, the amount of the value estimate, the attainment of a
stipulated result, or the occurrence of a subsequent event.

6. This appraisal was not based on a requested minimum valuation, specific valuation or
approval of a loan.

7. 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 Standards of
Professional Practice of The Appraisal Institute, as well as the Uniform Standards of
Professional Appraisal Practice of the Appraisal Institute. | am currently licensed (in good
standing) as a Certified General Appraiser in Massachusetts (CG #3481).

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

9. No one provided research assistance to the primary appraiser signing this report.

10. | have not appraised the subject property in the three years prior to the acceptance of this
assignment.

Appraiser: James E. Monahan Date: _March 15, 2021
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Iot 2, 117 Indian Hill Street, West Newbury, Massachusetts

-
»

Address of Iocus

SO.ESSEX #297 Bk:37769 Pg:382
08/20/2019 01:22 PM DEED Pg 1/2

eRecorded

MASSACHUSETTS EXCISE TAX
Southern Essex District

ROD
Date: 08/20/2019 01:22 PM
ID: 1310594 Doc# 20190820002970
Fee: $684.00 Cons: $150,000.00

QUITCLAIM DEED

I, Sandra Roulier, Successor Trustee of Flying W Realty Trust, u/d/t dated 12/2/96 and recorded with
Essex South District Registry of Deeds at Book 13880 Page 3

For consideration of One Hundred Fifty Thousand Dollars ($150,000.00) paid
Grant to John J. O'Connor of 100 Van Norden Road, Reading, MA

With Quitclaim Covenants
The land located in West Newbury, Essex County, Massachusetts, further described as follows;

The vacant lot numbered 2, on a plan of land entitled “Subdivision of Land prepared for Flying W Realty
Trust, Sandra Roulier, Trustee, 111 Indian Hill Street, Parcel Id 0180-0000-0018 & 0019, Reid Land
Surveyors, Lynn, Massachusetts, Dated March 26, 2014, scale- 1”=80', and recorded with Essex South
District registry of Deeds at Plan Book 444 Plan20.

Said Lot 2 containing 6.1 acres more or less according to said plan.
Further reference may be had to said plan for a more particular description.

|, Sandra Roulier, Trustee, Grantor herein hereby state under the penalties of perjury that the property
conveyed herein was not the owner occupied principal residence of the grantor Trust beneficiaries or
the grantors’ trust beneficiaries’ spouse or former spouse.

Being a portion of the same premises conveyed to Grantor by deed recorded with said Registry of Deeds
at Book 13880 Page 8.

Witness my hand and seal this 20" day of August 2019.

e e

R A ' . Do éﬂ*fp <&
<w”‘ \;f"{w“’? o j {T\jz'ff’ XWw {5 reT

Sandra Roulier, Trustee

Cicatelli & Cicatalli
265 Main Strest
Stoneham, MA 02180



COMMONWEALTH OF MASSACHUSETTS

MIDDLESEX, ss

On this 20" day of August, 2019, before me, the undersigned Notary Public, personally appeared Sandra
Roulier, Trustee proved to me through satisfactory evidence of identification, which was a state driver’s
license, to be the person) whose name is signed on the preceding or attached document, and
acknowledged to me that she signed it voluntarily, as her free act and deed, as Trustee for its stated

purpose. )

~Notary Public: Steven L. Cicatelli
My Commission Expires: 7/8/2022
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COMM323 04 26 2021
117 Indian Hill Street watershed property

Outlet stream connecting Indian Hill Reservoir to Artichoke Reservoir
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117 Indian Hill Street
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ORDR245_04_26_2021

A quorum shall consist of a minimum of 3 members and the Ad Hoc Municipal Aggregation Committee
will provide periodic updates to the City Council on the Municipal Aggregation program.

BE IT FURTHER RESOLVED that, the Newburyport City Council authorizes the Mayor to negotiate and
enter into an electric supply contract in consultation with the City’s Ad Hoc Municipal Aggregation
Committee and the City’s Electrical Aggregation Consultant on such terms and conditions as the Mayor
determines for a term not to exceed 36 months and to be in the best interests of electricity consumers
in the City.

Councillor Heather L. Shand

Councillor Charles F. Tontar

Councillor Christine E. Wallace











































































EXHIBIT A

Plan of Subject Property

(see attached)
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EXHIBITB
Form of CR

(see attached)
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