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Real Estate Appraisers — Counselors 282 Central St.
P.O. Box 834
Acton, MA 01720
Tel: 978-263-5002
September 18, 2014 Fax:978-635-9435
jon@averyandassociates.com

Chris Kluchman, AICP

Director of Land Use Management
Town of Westford

55 Main Street

Westford, MA 01886

RE: 66 68 Boston Road
Westford, Massachusetts
8.97 Acres of Agricultural Land w/
Farmstand

Dear Ms. Kluchman:

In response to your request, as outlined in the letter of engagement dated August
5, 2014, we are pleased to transmit the appraisal report detailing our estimate of the
market value of the fee simple interest in the above referenced property.

The subject of this report is 8.97 acres of land located on the northwest side of
Boston Road in Westford just west of [-495, improved with a farmstand/country store and
greenhouses. The land is zoned Residence A and is affected by 3 agricultural
preservation restrictions (APR) placed on the property in 1998-99.

We have been asked to estimate the market value of the fee simple interest in the
subject property. The value opinion is qualified by certain definitions, limiting conditions
and certifications presented in detail in the appraisal report. This report has been
prepared for your exclusive use. It may not be distributed to or relied upon by other
persons or entities without our written permission.

As a result of our analysis we have formed an opinion that the market value of the
fee simple interest in the subject property, subject to the definitions, limiting conditions,
and certifications set forth in the attached report, as of September 17, 2014, is:

SEVEN HUNDRED TWENTY FIVE THOUSAND ($725,000) DOLLARS

This letter must remain attached to the report, which contains 24 pages plus
related exhibits, in order for the value opinion set forth to be considered valid.

Respectfully submitted,

Christopher H. Bowler, MAI, SRA Jonathan H. Avery, MAI, CRE
Massachusetts Certified General Massachusetts Certified General
Real Estate Appraiser #495 Real Estate Appraiser #26
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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:

HIGHEST AND BEST USE:

VALUE ESTIMATE:

APPRAISED BY:

66 68 Boston Road
Westford, Massachusetts

Thomas Goddard, Trustee of Goddard Family Trust

September 17, 2014

Map 22 Parcel 116 2.00 acres
Map 22 Parcel 115 6.97 acres
Total 8.97 acres

A wood frame, 5,176 sq ft farmstand building;
an attached greenhouse, and two long ‘hoop’
greenhouses to the rear of the main building.

Residence A, 40,000 sf minimum lot size/200’
minimum frontage.

Continued agricultural/farmstand use in accordance
with existing zoning and the 3 APR’s that encumber
the property.

$725,000

Christopher H. Bowler, MAI, SRA
Jonathan H. Avery, MAI, CRE
Avery Associates

Post Office Box 834

282 Central Street

Acton, MA 01720



SUBJECT PROPERTY PHOTOGRAPHS
66 68 Boston Road
Westford, Massachusetts

Aerial Photo of Subject Provided by Mass GIS/Google Earth Dated August 13, 2013.

Additional Aerial Photo of Subject and Surrounding Area Taken from a Higher Elevation.



SUBJECT PROPERTY PHOTOGRAPHS
66 68 Boston Road
Westford, Massachusetts
Taken by C.H. Bowler (9/14/2014)

View Looking Northerly at the Central Portion of the Subject Land. Photo Taken from
Boston Road.

View Looking NE at the Parking Area for the Farmstand on Site and the East-Central
Portion of the Property. Photo Taken from Boston Road.



SUBJECT PROPERTY PHOTOGRAPHS
66 68 Boston Road
Westford, Massachusetts
Taken by C.H. Bowler (9/14/2014)

View Looking Easterly at the Main Building in the Eastern Portion of the Land.

Street Scene Looking SE Along Boston Road.



SUBJECT PROPERTY PHOTOGRAPHS
66 68 Boston Road
Westford, Massachusetts
Taken by C.H. Bowler (9/14/2014)

View Looking Southerly at the Rear Portion of the Main Building on Site and the Outdoor
Retail Area.

Street Scene Looking NW Along Boston Road.



NARRATIVE APPRAISAL REPORT

PURPOSE OF THE APPRAISAL: The purpose of this appraisal is to estimate the market
value of the fee simple interest in the subject property, as of September 17, 2014. In estimating
this value it has been necessary to make a careful physical inspection of the property, a review of
existing zoning by-law and the 3 APR documents that affect the subject property, and an analysis
of current market conditions and how they relate to the subject property.

The definition of market value and fee simple can be found in the Addenda section to this
report.

CLIENT: Town of Westford.
INTENDED USE OF REPORT: This appraisal is intended to assist the client in determining

the market value of the subject as part of a right of first refusal clause in a Purchase & Sale
Agreement that currently affects the property.

INTENDED USER: Town of Westford.

INTEREST VALUE: Fee Simple.

DATE OF VALUATION: The effective date of valuation of this appraisal is September 17,
2014, which is the most recent date of inspection of the property. All data, analysis, and
conclusions are based upon facts in existence as of the date of valuation.

DATE OF REPORT: September 18, 2014.

SCOPE _OF THE APPRAISAL: Christopher H. Bowler, MAI, SRA inspected the subject
property on three occasions, most recently September 17, 2014. Mr. Bowler inspected all areas of
the 8.97 acre property and the buildings on site. Jonathan H. Avery, MAI, SRA personally
inspected the property. Photographs of the property were taken on a 9/14/14 inspection.

In addition to the inspections, Mr. Bowler:

e Reviewed copies of the 3 Agricultural Preservation Restriction documents that affect
the subject property, obtained at the Middlesex North Registry of Deeds.

e Reviewed the purchase & sale agreement document that affects the subject property
provided by the Town of Westford.

e Discussed the subject property and pending sale of the property with current owner
Thomas Goddard.

e Reviewed a zoning analysis of the subject property prepared by Town Planner Jeffrey
Morrissette, dated June 12, 2014,

e Reviewed the Zoning ByLaw and Rules & Regulations Governing the Subdivision of
Land in Westford.



e Obtained additional information regarding the property from the Westford Assessor’s
Department, the Building Department, and the Middlesex North Registry of Deeds.

e Gathered information on comparable farmstand property sales and agricultural land
sales in the region.

e Confirmed and analyzed the data and utilized a Sales Comparison Analysis in order to
estimate the market value of the subject.

DESCRIPTION OF REAL ESTATE APPRAISED

LEGAL DESCRIPTION - The subject of this report is 8.97 acres of land located on the
northwest side of Boston Road in Westford just west of 1-495, improved with a farmstand/country
store and greenhouses. The land is zoned Residence A and is affected by 3 agricultural
preservation restrictions (APR) placed on the property in 1998-99.

The following is the address, Assessor’s and legal references for the subject:

Ow ner of Size of Legal
Address Map Parcel Record Parcel (ac) Ref. (Bk/Pq)
66 Boston Road, Westford 22 116  Thomas Goddard, Trustee of Goddard Family Trust 2.00 11422/170
Boston Road, Westford 22 115 Thomas Goddard, Trustee of Goddard Family Trust 6.97 11422/170
Total 8.97

The current owner of the subject property acquired it from Keith A. Bohne and Nanci
Bohne on March 9, 2001, for a consideration of $750,000. This sale is recorded in the Middlesex
North Registry of Deeds in Book 11422 Page 170.

The subject is also shown as APR 1, APR 2, and APR 3 on a plan recorded in Plan Book
194 Plan 7 at the aforementioned registry of deeds.

A copy of the deed and plan listed above can be found in the Addenda to this report.

Purchase & Sale Agreement —The subject property is affected by a Purchase & Sale Agreement
dated June 11, 2014. Thomas Goddard, Trust of Goddard Family Trust has agreed to sell and
Robert Zwicker of Whatever it Takes, LLC has agreed to buy the subject property for $735,000.
In addition to the real estate, this purchase also includes all stock, inventory, computers, furniture,
fixtures, equipment, appliances, greenhouses and any licenses or certifications associated with the
former or present use of the property as a store and farm stand.

Rental Agreements —The subject property is currently rented to Nancy Morton for $2,500 per
month, on fully net terms, on a month to month, tenant at will basis.

Agricultural Preservation Restrictions —The property is affected by three APR’s recorded at the
registry of deeds in the following book/pages on the following dates:

APR1 Book 9155 Page 157 March 26, 1998
APR 2 Book 9155 Page 170 March 26, 1998
APR 3 Book 10124 Page 169 May 5, 1999
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Excerpts of each can be found in the Addenda to this report.

The restrictions prohibit new, non agriculturally related development on the land. No
housing or any permanent structures are allowed on the APR 1 and APR 2 portion of the land as

shown on the above referenced plan. Temporary structures related to agricultural uses on site are
allowed on APR 1 and APR 2.

On the APR 3 portion of the land, the existing farmstand operation and buildings are
allowed, as is their continued maintenance and even expansion as allowed under zoning.
Permanent agriculturally related structures are allowed on this 124,000+/- sq ft section of the land
provided they conform to zoning and are related to agricultural uses of the land. No housing or
non agricultural related structures are allowed on the APR 3 portion of the land.

TAXES AND ASSESSMENT - The subject property is currently assessed and the following is
the scheduled tax burden for FY 2014:

Size of FY 2014 FY 2014 FY 2014
Address Map Parcel Parcel (ac) Assessment Tax Rate Taxes
66 Boston Road, Westford 22 116 2.00 $ 717,300 $ 16.83 $12,072.16
Boston Road, Westford 22 115 6.97 $ 13,900 $ 16.83 $ 233.94
8.97 $ 731,200 $12,306.10

However, per the town assessor, a small business deduction allowance reduced the tax
burden in FY 2014 for Parcel 116 to $10,963.80 and the amount for Parcel 115 is $240.96,
bringing the total tax bill to $11,204.76.

Based upon the estimated value of the subject property from this analysis, it is our opinion
that the current assessment is reasonable.

LOCATION DESCRIPTION - Town - The subject property is located in the Middlesex County
community of Westford. Surrounding towns are Littleton and Groton to the west; Tyngsborough
to the north; Chelmsford to the east; Carlisle and Acton to the south. Westford is 23 miles
northwest of Boston and 35 miles northeast of Worcester. Its population per the 2010 US Census
was 21,951, up 5.76% from the 2000 figure.

Once an agricultural and mill community, Westford has rapidly developed over the last 30-
40 years, into a desirable suburban bedroom community. Beginning in the 1970’s, with its
location on [-495 and near the Route 3 intersection, Westford began to attract high-tech firms
from the close in suburbs along Route 128. Starting in the 1990’s, major companies such as Red
Hat, Verizon, Puma, and Samsung chose Westford to locate major operations. Coupled with a
booming economy the residential growth soared in the 1990°s in Westford as well.

With influx in population, there has also been a growth in commercial development,
particularly along the Route 110 corridor, both north and south of the Boston Road intersection.
This section of Westford now contains 4 large retail plazas, numerous national chain restaurants,
regional banks and national pharmacy stores.



Residents are attracted to the town because of its convenient location at the intersection of
two of the State’s busiest highways, (I-495 and Route 3), an excellent school system, a rural
character, and diverse housing stock.

The character of Westford has been transformed over the past two decades from an
affordable, middle class town, into a relatively affluent, ‘white collar’ community, home to many
of the areas corporate executives.

Economic & Market Conditions: When completing an appraisal 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 third quarter of 2014 moves to a close, the economy continues to slowly improve
from the depths of the last recession in 2009. General economic conditions suggest slow
economic growth, moderate job creation, a healthy housing market aided by low mortgage rates, a
fairly strong stock market that is up over 8% for the year in terms of the S&P 500 index, and
consumer confidence levels that suggest the American consumer is gaining confidence in the
country’s economic health.

We look at several key economic indicators to measure the health of the economy as of the
date of valuation:



ECONOMIC GROWTH (growth in the U.S. GDP)

Annualized Growth Rate

2014 Q2 4.2%

2014 Q1 -2.1%
2013 Annual 2.7%
2012 Annual 2.0%
2011 Annual 1.8%
2010 Annual 3.0%
2009 Annual -2.4%

(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).

EMPLOYMENT/UNEMPLOYMENT

Town of Middlesex
Westford County Mass us.
Most Recent Month 4.8% 4.9% 5.6% 6.1%
New Jobs Unempl.
United States Created Rate
Last Mos.; Aug 2014 142,000 6.1%
Average Last 12 Mos. 214,750 6.6%
STOCK MKT, COMMODITY & INTEREST RATE TRENDS
Beginning Closing Change S & P 500
Price Price Since Annual
1-Jan-14 17-Sep-14 1/1/2014 Returns
Dow Jones Industrial 16,577 17,158 3.51% 2013 +29.6%
S&P 500 1,848 2,002 8.31% 2012 +13.4%
London Gold $ fix/oz 1,202 1,237 2.89% 2011 -.003%
Crude Oil $ per barrel 98.42 94.40 -4.08% 2010 +12.8%
2009 +23.5%
10 Year Treasury 3.03% 2.62% -13.53% 2008 -38.5%
CONSUMER CONFIDENCE Source: Conference Board
2014 Aug-14 92.4
2013 Aug-13 81.8
2012 Aug-12 61.3
2011 Aug-11 452
2010 Aug-10 48.5
2009 Aug-09 46.6
2008 Aug-08 51.8
2007 Aug-07 111.9 (1985=100)
CASE-SHILLER HOME PRICE INDEX 1 Year Change Since
Greater Boston Change Low/Peak
Current Jun-14 176.3 70% -
1 Year Earlier Jun-13 T
Low this Cycle Mar-09 1458 - 20.88%
Peak this Cycle Sep-05 1825 - -3.38%
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In terms of the GDP, the most recent figures released for the U.S. economy show an
annualized growth rate in the 2" quarter of 2014 of 4.2%, a solid rebound from the 1% quarter
figure of negative 2.1%. The negative figure in the first quarter was attributed the terrible weather
experienced nationwide this past winter. The rebound in the 2™ quarter has been attributed to the
pent up demand being satisfied from Q1. Annualized growth rates of 3.5%+ are needed to
provide a substantial boost to the economy that would result in significant job growth and the past
quarter is a solid start. In Massachusetts economic growth has been better, with a 4.9%
annualized growth rate for the 2™ quarter of 2014 following a slight decline of 0.3% in Q1.

As with the GDP figures, the employment figures are showing moderate growth,
although last month took a step backwards. The last 12 months have included 9 months in which
new jobs created were north of the 200,000 mark. However, typically, post-recession job growth
exceeding 300,000 per month is common. The average over the past 12 months is 214,750 per
month. Most economists indicate that job growth in the vicinity of 150,000 per month is needed
just to keep up with population growth. So while employment gains are positive, the gains have
not been enough to substantially boost the economy. After the 1981-82 recession, for example,
the economy added more jobs in the next two years that at any time in the modern era. Monthly
job growth topped 400,000 four times during that recovery. And this was at a time when the
overall population in the country was 230+/- million versus the current 320+/- million.

The stock market in 2013 posted some of the biggest gains in history. The S&P 500
increased nearly 30%. This was after a 2012 that saw gains exceeding 13%. Indeed the stock
market, aided by low interest rates and the Federal Reserves bond buyback program has been a
strong positive to the economy. 2014 got off to a slower start, but is now up 8.3% for the year
according to the S&P 500 Index.

The consumer confidence data shown above portrays the ups and downs of the economy
over the past 6+ years. The index data is shown for August of each of the past 8 years. The most
recent figure of 92.4 is the 4 straight monthly increase after a decrease in April. Per the
Conference Board a reading above 90 translates into an economy on solid footing while a reading
above 100 reflects strong economic growth. So with a current reading at 92.4 the U.S. Consumer
is beginning to feel more positive about economic conditions. The 92.4 reading is the highest
seen since early 2008.

The housing market in Massachusetts has stabilized from the severe downturn that took
place between the 31 quarter of 2005 and the end of 2008 and for the past two years has shown
signs of surging back to the levels of the peak market of 2003-2005. During the 2005-2008
period, by several measures, prices dropped approximately 15-25% in Greater Boston. Since the
2nd quarter of 2009 the market has stabilized, but is not yet back to the price level, or sales volume
that was seen in 2004 and 2005. An index considered reliable by most 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 7% in terms of
pricing from one year ago, and up 20.28% since the low reached in March of 2009. However, the
market is still below the levels reach in September of 2005. Per this index, home prices in the
Boston metropolitan area are still down 3.38% from the peak reached in September of 2005.
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Based upon a review of this index as well as a review of sales activity, we have used a
+6% annualized time adjustment applied to the comparable sales used later in this report.

Agricultural Land Market Trends The demand for organic and locally grown food has
greatly aided the local farmer over the past 5-7 years. The effect on the market for agricultural
land in the region has been an increase in demand and rising prices.

Unlike the residential and commercial property markets, there are no price indices that
track the value of agricultural land. But in talking with area brokers, farmers, and observing
trends, it is evident that prices for farmland in the area have been on the increase during the past 5
years. Consider the sale/re-sale of Lot 5 Haynes Road in Sudbury, presented later in this report.
Purchased in April of 2006 for a total of $450,000, it sold 88 months later in July of 2013 for
$1,000,000, which translates into an annual appreciation rate of over 13%. Some of this increase
was due to improvements in the structures on site and irrigation. But the majority of the increase
can be attributed to positive conditions for agricultural land in the region.

CONCLUSIONS: We draw the following conclusions from a review of the data presented above
and a review of market activity:

o As of the date of valuation, the economy is stable and growing, albeit at a tepid pace. Job
growth has been steady and consumer confidence is growing.

e The market for agricultural land has been, and continues to be positive. While the prime
market for agricultural land in Massachusetts is the Connecticut River valley in Western
Massachusetts, there remains good demand for agricultural land in the Middlesex County area
as well.

. Barring a major economic downturn, market conditions are expected to be strong through
2014 and 2015 in the subject market and Massachusetts.

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

Neighborhood - The subject property is located on the northwest side of Boston Road in the
southern portion of Westford. Access to 1-495 is 0.25 miles to the east. Westford Center is 0.9
miles to the northwest. The Route 110/Boston Road intersection, the main commercial corridor in
Westford, is 0.5 miles to the southeast.

MassHighway last estimated the daily traffic count in front of the subject at 17,000
vehicles per day in 2006. With the development that has occurred in the immediate area since,
that figure is likely to have risen substantially since.

The immediate area around the subject, from [-495 to the southeast, to Westford Center to
the northwest, is generally residential and open space in nature. Across Boston Road from the
subject is the 35 home Blakes Hill development which features 3,500+/- sq ft homes constructed
in the 1990s that are now selling in the $780,000 to $900,000 range. Just east of Blakes Hill is a
newer development; the 20 unit Cottages in the Woods affordable housing complex that features
all affordable units and is a joint venture between the Town of Westford and private developers.
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Further west off of Boston Road are two larger single family neighborhoods constructed in
the 1960’s and 1980°s. Abutting the subject to the east is a local real estate office. This property
features a converted antique farmhouse and barn into offices. Abutting the subject to the north are
wetlands conservation tracts. Abutting to the west is the 1960’s era Kings Pine neighborhood
featuring modest ranch style homes selling in the $400,000 price range.

Heading east along Boston Road from the subject one enters the busy and continually
growing commercial district at the intersection with Littleton Road. This district features 4 large
shopping centers, including the recently completed 225,000 sq ft Cornerstone Square, several
national chain restaurants, three extended stay hotels, two national pharmacy chains and two
major office parks on the north and south perimeter of the district.

The location of the subject property is a strong positive factor affecting its value as a
commercial farmstand and agricultural property. It is located on a busy roadway near a major
highway and commercial district, but is distant enough to be within an area of open space and
residential neighborhoods.

PROPERTY DESCRIPTION: The subject of this report is 8.97 acres of land located on the
northwest side of Boston Road in Westford just west of [-495, improved with a farmstand/country
store and greenhouses. The land is zoned Residence A and is affected by 3 agricultural
preservation restrictions (APR) placed on the property in 1998-99.

The following are additional details for the property:
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Land Area
Frontage
Shape
Topography

Flood Zone

Wetlands

Utilities

Soils

Easements/
Rights of Way

Restrictions

There is a single story, wood frame farmstand/country store building on site in
southeastern portion of the land, or the ‘right side’ if viewing the plans. The building is located

Land
8.97 acres.

1133.82 feet on Boston Road.
Generally rectangular.

Gentle to moderate slopes. Along the frontage, elevations range from 293
feet above sea level at its western most point; to 268" at its easternmost
point; The 265' at the center of the land; to 246-254" along the rear
boundary line where there are wetlands. In the SE section of the land
where the improvements are located, elevations range from 263-268".

The subject is not located within a designated flood hazard zone per
FEMA Panel #250 17C 233F dated July 7, 2014.

Based upon the recorded APR plan, a copy of which can be found in the
Addenda to this report, there are approximately 1.5 acres of wetlands on
site located to the rear, or NW portion of the land.

The site has access to municipal water, electricity, natural gas and

all telecommunication lines. There is no municipal sewer available to the
subject land. The existing buildings utilize a small on site private septic
system.

Per the maps of the USDA/NRCS the predominant soil type found

on site is Woodbridge fine sandy loam with 3-8% slopes. Woodbridge soils
hawve friable fine sandy loam or sandy loam surface soil and subsoil with
moderate permeability over a firm, fine sandy loamor sandy loam
substratum. This soil typically has a seasonal high water table at 18-24
inches.

None observed or referenced within the deed to the subject property.

There are 3 APR's that affect 100% of the land, recorded in 1998-99. The
details of the APR's can be found in the ID section of this report.

Improvements

within the APR 3 portion of the land.

The building is of wood frame construction and was constructed in 1972 per municipal
records. There is 5,176 square feet of finished area, plus a 7° x 45 front open porch. The

building is built upon a concrete slab. It is heated by a forced hot air by gas system.

Exterior walls are cedar clapboard. Roof is asphalt shingle. The interior has a ‘rustic’ feel
with exposed wood truss ceilings and unfinished flooring. There is a % bath within the interior.

Attached to the main building is a 21° x 18’ greenhouse with aluminum framing.

To the rear of the main building are ‘hoop’ greenhouses of lower quality.
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The main building on site is in average overall condition. It is a ‘rustic’, minimalist
building that is actually a large wood frame shed built on slab that is heated. There is no interior
wall or ceiling finishes and only a part of the main building is insulated.

The greenhouse structures on site are in just fair overall condition.

Consideration of Hazardous Substances in the Appraisal Process

Although no specific geotechnical engineering data has been provided, it is our assumption
that the property is free and clear of any hazardous wastes or contaminating substances, as
specified in applicable municipal, state and federal regulations or laws. In the event that this is
not the case, the value as estimated herein may vary to the extent of contamination and the cost of
cleanup.

As of September 17, 2014 the subject property is 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 our assumption in this report,
therefore, that the subject site is not a contaminated site. However, if the subject site is found to
be contaminated, the value estimate contained herein will change.

Zoning

The subject land is located within the Residence A zoning district. Permitted uses in this
zone include single-family dwellings, religious; municipal; governmental uses, and agricultural
uses. Per the bylaw an adjunct to the agriculture use includes a “facility for the sale of produce
and wine and dairy products, provided that during the months of June, July, August and
September of every year, or during the harvest season of the primary crop, the majority of such
products for sale, based on either gross sales dollars or volume, have been produced by the
owner of the land containing more than five acres in area on which the facility is located”.

Dimensional requirements call for a minimum lot size of 40,000 square feet, a minimum
frontage of 200°, and front, side, and rear setbacks of 50°, 15°, and 30’ respectively. The
maximum building height is 35°.

Reduced frontage lots of no less than 50 feet are allowed. However, with a reduced
frontage lot, the minimum lot size is increased to 120,000 sq ft.

The minimum parking requirement is two spaces per dwelling unit.

The current use of the subject property as a country store/farm stand on the eastern portion
of the site is allowed via local zoning. In addition the retail farm or ‘roadside stand’ operation of
the subject is allowed via Massachusetts General Laws Chapter 40A section 3. This law clearly
states “no zoning ordinance or by law shall regulate or restrict — nor shall any such ordinance or
by law prohibit, unreasonably regulate or require a special permit for the use of land for the
primary purpose of agriculture, or require a special permit for the use, expansion, or
reconstruction of existing agriculture, including those facilities for the sale of produce”.
Massachusetts General Laws most definitely favor agricultural uses in all zoning districts even if
these uses involve a commercial operation.
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Also, the property is subject to a Zoning Board of Appeals decisions dated June 2, 1978
and August 19, 1974. In general terms, a Variance was granted in 1974 to allow for the existing
building and 500 SF expansion to be used as a "Country Store". In 1978 the Board of Appeals
granted a second Variance to allow for a 40'x'40' addition to the Drew Farms Country Store. The
1978 decision also allowed for the sale of certain products not grown on the premises. However,
it was an express condition of the Variance that no prepared foods were to be eaten on the

premises.

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. And although municipal sewer lines exist on Main
Street, all new lots created after 2004 must use private septic systems for the treatment of effluent
as there is a moratorium on sewer connections in town.

HIGHEST AND BEST USE

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

The uses of the subject property are limited, not only by existing zoning in the RA district,
but also by the three APR’s that affect the 8.97 acre property. For the APR1 and APR2 portions
of the subject, which, if facing the property is the left 2/3, these 6.12 acres are limited to
agricultural and open space use. Temporary agricultural structures may be allowed on this land.

For the APR3 portion of the subject, which is the far right 1/3 of the property if facing it
from Boston Road, the existing and continued use of these 2.85 acres as a farmstand/country store
operation is allowed both by zoning and the APR document. Permanent structures are allowed on
this portion of the site provided they are used for agricultural purposes which do include the retail
sale of agriculturally related products.
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It should also be noted that with APR’s 1 & 2, the definition of ‘actively engaged’
agricultural uses states that 51% of annual income from agricultural uses must come from product
grown on site. However, with APR 3, ‘actively engaged’ means “deriving substantial annual
farm income from agricultural uses of all available areas on site and the two contiguous parcels”.
Therefore, there is no set percentage of product that must be produced on site in order for it to be
sold within the store. This allows for a broad interpretation of what agricultural products may be
sold within the store.

Based upon this analysis, and the location of the subject, it is our opinion that the highest
and best use of the subject property is for its continued use as a farmstand/country store in
accordance with existing zoning and the 3 APR’s that affect the property.

EXPOSURE TIME

The Dictionary of Real Estate, 5™ Edition, defines Exposure Time as:

“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

appraisal. Exposure time is always presumed to occur prior to the effective date of appraisal” (p
105)

In other words, how long do we estimate it would have taken to sell the subject property at
the estimated “as is” value of $725,000? Based upon a review of the periods it took to sell the
comparable sales presented later in this report, it is our opinion that a reasonable exposure time is
9-12 months.
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ANALYSIS AND VALUATION

In order to estimate the value of the subject property we have utilized a Sale Comparison
Approach. However, given the data that was available and our opinion of the highest and best use
of the property, this approach will be broken into two sections; first, a valuation of the vacant 6.12
acres of restricted APR land on the property, shown as APR1 and APR2 on the recorded plan of
land; followed by a valuation of the APR3 portion of the subject, which is an improved
farmstand/country store parcel.

Ideally, we would have found sales of properties of 8-9 acres on which a farmstand
building existed and the APR restrictions differed, depending upon what portion of the site was
being analyzed, but those sales simply did not exist. The subject is rather unique. While it is
100% affected by agricultural preservation restrictions, there are 3 different ones that affect the
subject and the degree of restrictions differ. This method of valuation, in our opinion, best
reflects how the typical buyer and seller would view the property.

Restricted Land (APR1, APR 2) Valuation: We searched for recent sales of smaller tracts of
land that sold restricted, either legally or physically to agricultural, or open space use. Due to the
lack of more recent data in the immediate area, we extended the search period and area beyond the
immediate Westford area.

This search produced 5 sales considered most similar to the 6.12 acres of the subject
property shown as APR1 and APR2 on the recorded plan of land.

The following is a summary of these sales:
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Sales Analysis

The sales have been compared to the subject on a price per acre basis. This is an all
inclusive indicator that takes into consideration the locational and physical characteristics of each
property. The subject’s acreage for this component is 6.12. The unadjusted prices per acre range
from $3,296 to $43,735. We have used a +6% annualized adjustment to account for the general
appreciation in prices that has occurred for agricultural properties in the area over the past 5-7
years.

The time adjusted prices range from $3,722 to $50,228 per acre.

A significant factor that affects the price per acre of these sale properties is the size of the
acreage itself. Smaller parcels most often sell for more on a per acre basis than larger parcels if all
other factors are held equal. Sale #1 from above is a good example of this. While generally
inferior to #2 in terms of location and utility, it sold for more on a per acre basis. The reason is its
small size.

The subject 6.12 acres is generally superior to #1 in terms of location. But again, the size
issue must be considered here. The subject is inferior to #2 in terms of location and utility, but is
much smaller at 6.12 acres versus 26.17 acres.

Sale #3 is generally similar, overall to the subject’s acreage both in terms of size and
location. We give a slight edge in location to the subject as it lends itself to a retail-agricultural
use best of any of the comparable sales.

Based upon this analysis, it is our opinion that an appropriate indicator for the 6.12 acre
portion of the subject property known as APR1 and APR2, is $25,000 per acre.

Farmstand (APR3) Valuation — For this portion of the subject property we have 2.85 acres on
which a farmstand/country store is allowed. This portion of the subject can have permanent
structures on site that can be maintained, remodeled and expanded if desired, so long as the
expansion/new construction conforms to zoning and building code regulations and is used for sale
of agricultural items. A septic system is allowed to be maintained and installed on this portion in
conjunction with farmstand operation. The allowances under APR3 are starkly different than
those for APR1 & 2. It is for this reason that the valuation portion of this appraisal needed to
have two components.

To value this portion of the property, we searched for sales for which a farmstand/country
store was the highest and best use of the property at the time of sale, similar to our opinion of the

highest and best use of the APR3 portion of the subject property.

Of 7-9 sale initially researched, the following were considered most similar to the APR3
portion of the subject property:
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Sales Analysis

These sales have been compared to the subject on both a price per acre basis and a price
per sq ft of the main building area basis. However, the price per acre is the primary unit of
comparison for this analysis. Typically the buildings associated with a farmstand are lesser
quality wood frame structures, similar to the subject. The typical buyer of a farmstand property is
focused on the acreage, the ability to park cars and the ability to place a seasonal retail structure
on site.

The unadjusted prices per acre range from $74,850 to $480,509. We have used a +6%
annualized adjustment to account for the general appreciation in prices that has occurred for
agricultural properties in the area over the past 5-7 years.

The time adjusted prices range from $93,692 to $496,468 per acre. This is a wide spread,
but not unexpected given the rarity of the sales for this property type.

For all 5 sales, the highest and best use at the time of sale was for continued farmstand use.
Although Sales #3, #4, and #5 could have possibly been used for residential purposes, they were
purchased for continued farmstand use as it was their highest and best use.

Sale #1 is similar to the APR3 portion of the subject property in terms of size and utility,
but is inferior to the subject in terms of location and the buildings on site. Sale #1 is located in a
far less busy area than the subject and the building on site only lent itself to season use and was
significantly smaller than the subject. This analysis suggests the indicator for the subject must be
moderately higher than the $131,827 for this sale.

Sale #2 is similar to the subject in terms of location. But it is significantly smaller. As
with the vacant land sales, the price/size ratio is a consideration here. If this property were 3+/-

acre instead of .67 acres, we are confident it would have sold for much less on a per acre basis.

Sale #3 is located in nearby Dunstable. It is inferior to the subject in terms of location.
But its structures on site at the time of sale are superior to the subject.

Sale #4 is an older sale of a farmstand in Lancaster. It is inferior to the subject in terms of
location and site improvements.

Sale #5 is slightly superior to the subject, overall in terms of site improvements, and is
similar overall in terms of location.

Based upon this analysis, it is our opinion that an appropriate indicator for the 2.85 acre
portion of the subject property known as APR3 is $200,000 per acre.
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VALUATION SUMMARY

We have individual values of the 2 components that comprise the subject property; the
6.12- acres of APR1 & 2 and the 2.85 acres of APR3-the farmstand/country store portion. As
both components are small, and could be sold in relatively short time (under 1 year), it is our
opinion that discounting of the individual components to a present value is not appropriate here.
Rather, in this unique case, adding the two components together is reflective of its market value.

Completing this valuation results in a market value estimate of the entire property to a
single buyer of $725,000 as of September 17, 2014 calculated as follows:

Ag Price Per Indicated
Acres Acre Price
APR 3 Component 285 x $200,000 = $ 570,000
Ag Price Per
Acres Acre
APR 1&2 Component 6.12 x $ 25000 = $ 153,000

Total for Both Components $ 723,000
ROUNDED

*

725,000

RECONCILIATION AND VALUE CONCLUSION

The final step in estimating the market value of the subject property is a correlation of the
value from each of the approaches utilized in the appraisal process. In order to estimate the value
of the fee simple interest in the property we utilized a Sales Comparison Approach involving two
different property types that are similar to what we have with the subject property.

5 sales of agricultural/open space land in the Middlesex and Worcester County areas; and
5 sales of farmstand properties were reviewed and analyzed in order to make price projections for
the 2 components of the subject property. We then added the individual values of these two
components in order to derive a value estimate for the entire 8.97 acre property of $725,000.

Based upon the methods of valuation utilized, it is our opinion that the market value of the
fee simple interest in the subject property, as of September 17, 2014, is:

SEVEN HUNDRED TWENTY FIVE THOUSAND ($725,000) DOLLARS
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CERTIFICATION

We certify that, to the best of our knowledge and belief....

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 our personal unbiased professional analyses, opinions, and
conclusions.

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

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

we have performed no services, as an appraiser or in any other capacity, regarding the property
that is the subject of this report within the three-year period immediately preceding acceptance
of this assignment.

our 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.

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

Mr. Bowler and Mr. Avery are currently certified under the voluntary continuing education
program of the Appraisal Institute.

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

no one provided significant professional assistance to the persons signing this report.

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

Based upon the data presented above, it is our opinion that the market value of the fee

simple interest in the subject property, subject to the definitions, limiting conditions, and
certifications set forth in the attached report, as of September 17, 2014, is:

SEVEN HUNDRED TWENTY-FIVE THOUSAND ($725,000) DOLLARS

Christopher H. Bowler, MAI, SRA Jonathan H. Avery, MAIL, CRE
Massachusetts Certified General Massachusetts Certified General
Real Estate Appraiser #495 Real Estate Appraiser #26
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APPRAISAL LEXICON
&
ASSUMPTIONS, LIMITING CONDITIONS



APPRAISAL LEXICON

MARKET VALUE

"The most probable price, which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting prudently,
knowledgeably and assuming the price is not affect by undue stimulus. Implicit in this definition
is consummation of a sale as of a specified date and passing of title from seller to buyer under
conditions whereby:

1. Buyer and seller are motivated;

2. Both parties are well informed or well advised and each acting in what he

considers his own best interest;
. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U.S. dollars, or in terms of financial arrangements
comparable thereto; and
5. The price represents the normal consideration for the property sold unaffected
by special or creative financing, or sales concessions granted by anyone
associated with the sale." (1)

(98]

FEE SIMPLE ESTATE

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. (2)

HIGHEST AND BEST USE

The reasonably probable and legal use of vacant land or an improved property, that is
physically possible, appropriately supported, financially feasible, and that results in the highest
value. The four criteria the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility and maximum productivity. Alternatively, the probable use of
land or improved property — specific with respect to the user and timing of the use — that is
adequately supported and results in the highest present value. (3)

LEASED FEE INTEREST

A freehold (ownership interest) where the possessory interest has been granted to another
party by creation of a contractual landlord-tenant relationship (i.e., a lease). (4)

MARKETING TIME

An opinion of the amount of time it might take to sell a real or personal property interest
at the concluded market value level during the period immediately after the effective date of an
appraisal. Marketing time differs from exposure time, which is always presumed to precede the

effective date of an appraisal. (5)

(1) FIRREA 12 CFR Part 323.2.

(2) The Dictionary of Real Estate Appraisal, Appraisal Institute, Chicago, IL, 2010, Fifth Edition - Page 78.
(3) Ibid. - 93.

(4) Ibid. — 111.

(5) Ibid. - 121.



MARKET RENT

The most probable rent that a property should bring in a competitive and open market
reflecting all conditions and restrictions of the lease agreement, including permitted uses, use
restrictions, expense obligations, term, concessions, renewal and purchase options, and tenant
improvements (TIs). (6)

EXPOSURE TIME

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; a retrospective estimate based on an analysis of past
events assuming a competitive and open market. (7)

PROSPECTIVE OPINION OF VALUE

A value opinion effective as of a specified future date. The term does not define a type of
value. Instead, it identifies a value opinion as being effective at some specific future date. An
opinion of value as of a prospective date is frequently sought in connection with projects that are
proposed, under construction, or under conversion to a new use, or those that have not yet
achieved sellout or a stabilized level of long-term occupancy. (8)

RETROSPECTIVE OPINION OF VALUE

A value opinion effective as of a specified historical date. The term does not define a
type of value. Instead, it identifies a value opinion as being effective at some specific prior date.
Value as of a historical date is frequently sought in connection with property tax appeals, damage
models, lease renegotiation, deficiency judgments, estate tax, and condemnation. Inclusion of
the type of value with this term is appropriate, e.g., “retrospective market value opinion.” (9)

(6) Ibid. - 121.
(7) Ibid. — 73.
(8) Ibid. — 153.

(9) Ibid. — 171.



ASSUMPTIONS AND LIMITING CONDITIONS

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

1.

This is a narrative Appraisal Report which is intended to comply with the reporting requirements set
forth under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an
Appraisal Report. Supporting documentation concerning the data, reasoning, and analyses is retained
in the appraiser’s file. The information contained in this report is specific to the needs of the client and
for the intended use stated in this report. The appraisers are not responsible for the unauthorized use of
this report.

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.

The property is appraised free and clear of any or all liens or encumbrances unless otherwise stated.
Responsible ownership and competent property management are assumed.

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

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.

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.

It is assumed that there is full compliance with all applicable federal, state, and local environmental
regulations and laws unless noncompliance is stated, defined, and considered in the appraisal report.

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



It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or
administrative authority from any local, state, or national government or private entity or organization
have been or can be obtained or renewed for any use on which the value estimate contained in this
report is based.

It is assumed that the utilization of the land and improvements is within the boundaries or property
lines of the property described and that there is no encroachment or trespass unless noted in the report.

This appraisal report has been made with the following general limiting conditions:

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.

Possession of this report, or a copy thereof, does not carry with it the right of publication.

The appraiser, by reason of this appraisal, is not required to give further consultation, testimony, or be
attendance in court with reference to the property in question unless arrangements have been previously
made.

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.

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.

The forecasts, projections, or operating estimates contained herein are based upon current market
conditions, anticipated short-term supply and demand factors, and a continued stable economy. These
forecasts are, therefore, subject to changes in future conditions.
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1995 - National Vice President
1999 - National President
e Appraisal Institute
1982 - Member Appraisal Institute - MAI Designation #6162
1975 - Residential Member - RM Designation #872
1977 - Senior Residential Appraiser - SRA Designation
1981 - Senior Real Property Appraiser - SRPA Designation
1986-1987 - President, Eastern Massachusetts Chapter
1992 - President, Greater Boston Chapter
1995 - Chair, Appraisal Standards Council
1996-1998 - Vice Chair, Appraisal Standards Council

e Massachusetts Board of Real Estate Appraisers

1972 - MRA Designation

1981 - President of the Board
e Royal Institution of Chartered Surveyors

2005 - FRICS Designation

Affiliate Member, Greater Boston Real Estate Board

Licensed Real Estate Broker - Massachusetts 1969

Massachusetts Certified General Real Estate Appraiser #26

New Hampshire Certified General Real Estate Appraiser #NHGC-241

BUSINESS EXPERIENCE

Mr. Avery is Principal of the firm of Avery Associates located in Acton, Massachusetts. Avery
Associates is involved in a variety of real estate appraisal and consulting activities including: market
value estimates, marketability studies, feasibility studies, and general advice and guidance on real
estate matters to public, private and corporate clients. Mr. Avery has served as arbitrator and
counselor in a variety of proceedings and negotiations involving real estate. During 1993, he served as
an appraisal consultant for the Eastern European Real Property Foundation in Poland. He has been
actively engaged in the real estate business since 1967 and established Avery Associates in 1979.
Prior to his present affiliation, Mr. Avery served in the following capacities:




1978-1979  Managing Partner, Avery and Tetreault,
Real Estate Appraisers and Consultants

1975 -1978  Chief Appraiser, Home Federal Savings and Loan Association
Worcester, Massachusetts

1972-1975  Staff Appraiser, Northeast Federal Saving and Loan Association
Watertown, Massachusetts

1971-1972 Real Estate Broker, A. H. Tetreault, Inc.
Lincoln, Massachusetts

TEACHING EXPERIENCE
¢ Instructor, Bentley College, Continuing Education Division, 1976-1982;
Appraisal Methods and Techniques
Computer Applications for Real Estate Appraisal
Approved Instructor Appraisal Institute - since 1982
Chapter Education Chairman 1986-1987
Seminar Instructor; Massachusetts Board of Real Estate Appraisers since 1981
Certified Appraisal Standards Instructor-Appraiser Qualifications Board

PROFESSIONAL EXPERIENCE

Qualified expert witness; Middlesex County District Court and Superior Court, Essex
County Superior Court, Norfolk County Superior Court, Plymouth Superior Court, Worcester
County Probate Court, Federal Tax Court, Federal Bankruptcy Court, Appellate Tax Board of
Massachusetts and Land Court of Massachusetts. Member, Panel of Arbitrators - American
Arbitration Association, National Association of Securities Dealers Regulation.

Property Assiecnments Include:

Land (Single Lots and Subdivisions) Historic Renovations

One to Four Family Dwellings Movie Theater

Apartments Conservation Easements

Residential Condominiums Hotels and Motels

Office Buildings Shopping Centers

Restaurants Golf Courses

Industrial Buildings Churches

Racquet Club Gasoline Service Stations

Petroleum Fuel Storage Facility Farms

Lumber Yard Office Condominiums

School Buildings Automobile Dealerships
BUSINESS ADDRESS

Avery Associates

282 Central Street

Post Office Box 834

Acton, MA 01720-0834

Tel: 978-263-5002

Fax: 978-635-9435
jon(@averyandassociates.com



mailto:jon@averyandassociates.com

AVERY ASSOCIATES
REPRESENTATIVE LIST OF CLIENTS

FINANCIAL INSTITUTIONS
Avidia Bank

Bank of New England

East Boston Savings Bank
Cambridge Savings Bank
Belmont Savings Bank
Berkshire Bank

North Shore Bank

Enterprise Bank & Trust

First Pioneer Farm Credit

North Middlesex Savings Bank
Middlesex Federal Savings
Marlborough Savings Bank
Middlesex Savings Bank

Bank of New York

Rollstone Bank & Trust

Salem Five Cent Savings Bank
Webster Five Cents Savings Bank
TD Bank, N.A.

Workers Credit Union

PUBLIC SECTOR/NONPROFIT
American Arbitration Association
Emerson Hospital

Essex County Greenbelt Association
Internal Revenue Service

Mass Audubon

Mass. Dept. of Conservation/Recreation
Massachusetts Dept. of Agricultural Resources
MassDevelopment

MassHousing

Stow Planning Board

Sudbury Valley Trustees

The Nature Conservancy

The Trust for Public Land

Town of Acton

City of Marlborough

Town of Concord

Town of Lexington

Trustees of Reservations

U. S. Department of Interior

U.S. Department of Justice

U.S. Forest Service

Walden Woods Project

Water Supply District of Acton

CORPORATIONS

Avalon Bay Communities
Boston Golf Club, Inc.
Boston Medflight

W. J. Graves Construction Co., Inc.
Concord Lumber Corporation
Dow Chemical Company
Exxon Mobil Company
Fidelity Real Estate

John M. Corcoran & Co.
Marvin F. Poer and Company
McDonald’s Corporation
Zoll Medical Corp.
PriceWaterhouseCoopers
Ryan Development

Sun Life Assurance Company
The Mathworks, Inc.

Toyota Financial Services
U.S. Postal Service

LAW FIRMS & FIDUCIARIES
Anderson & Kreiger LLP

Kates and Barlow

Choate, Hall & Stewart

Edwards, Angel, Palmer & Dodge
DLA Piper, LLP

Goodwin Procter

Rackemann, Sawyer & Brewster
Foley Hoag, LLP

Hemenway & Barnes

Holland & Knight

Kirkpatrick Lockhart Nicholson Graham

Kopelman & Paige, P.C.

Lee, Rivers & Corr, LLP

Sally & Fitch

Nutter, McClennen & Fish, LLP

Lynch, Brewer, Hoffman & Fink, LLP

Office of Stephen Small

Peabody & Arnold, LLP

Prince, Lobel, Glovsky & Tye
Riemer & Braunstein, LLP

Ropes & Gray

Stern, Shapiro, Weissberg & Garin
WilmerHale






