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THE STA TE OF NEW HAMPSHIRE
DEPARTMENT OF TRANSPORT A TION

His Excellency, Governor Christopher T. Sununu
and the Honorable Council

State House

Concord, NH 03301

William Cass, P.E,

Assistant Commissioner

Bureau of Rail & Transit

July 26, 2022

REQUESTED ACTION

Pursuant to RSA 4:40 and 228:67, authorize the Department of Transportation to sell a 0.10 acre +/-
parcel of state-owned land, located on the Northern Railroad Corridor in the Town of Enfield, to Susan
Brown for $1,500.00 and the one-time administrative fee of $1,100.00, effective upon Governor and
Executive Council approval.

It has been determined by the Department's Division of Finance that this parcel was originally
purchased with 80% Federal Funds and 20% General Funds and that the sale income and the one-time
administrative fee will be credited as follows:

04-096-096-9600I5-0000-UUU-402156

Administrative Fee

04-096-096-960010-2991-403532

Railroad Property Sale
(20% of $1,500)

04-096-096-963515-3054-401771

Consolidated Federal Aid

(80% of $1,500)

FY 2023

$1,100.00

FY 2023

$300.00

FY 2023

$1,200.00

EXPLANATION

The Department of Transportation received an inquiry from Susan Brown, whose property abuts the
state-owned Northern Railroad Corridor in the Town of Enfield. Ms. Brown requested to acquire a
portion of the railroad corridor, approximately 0.10 acres to manage improvements including a portion
of her driveway that extend into state-owned property as depicted in a survey provided for review. The
Department reviewed the request and determined that the subject parcel is ancillary to the State's needs
and would not impact current trail use or future rail use on this abandoned railroad corridor and was thus
amenable to the disposition.

RSA 228:67 allows the Department to sell state-owned railroad property no longer needed by the State
to political subdivisions of the State for public uses and if none want such properties, the Commissioner

JOHN 0. MORTON BUILDING • 7 HA2EN DRIVE • P.O. BOX 483 • CONCORD, NEW HAMPSHIRE 03302-0483
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may sell them in accordance with RSA 4:40. The Town of Enfield expressed no interest in the subject
parcel therefore the Department proposes to sell the parcel to Susan Brown.

The Long Range Capital Planning and Utilization Committee approved the sale on March 28, 2022 as
item LRCP 22-010.

Authorization is requested to sell the parcel of land as described to an abutter as outlined above.

Sincerely,

Victoria F. Sheehan

Commissioner

Attachments
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Approved by the Long Range Capital
Planning and Utilization Committee
March 28, 2022

From:

Thru:

Subject:

To:

LBCP 2 2- 010
STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

Shelley Winters
Administrator ^

A/ Date: March 8^ 2022

AT: Dept. of Transportation
Bureau of Rail and Transit

Stephen LaBonte
Administrator, Burearfor Right-of-Way

State-owned Northern Railroad Corridor, Enfield
Proposed Sale of Railroad Property- Susan Brown (RSA 4:40, RSA
228:67)

Rep. John Graham, Cluunnan
Long Range Capital Planning and Utilization Conunittee

REQUESTED ACTION

The Department of Transportation, pursuant to the provisions of RSA 4:40 and RSA
228:67, requests authorization to sell an ancillary parcel of railroad property of
approximately 0.10 acres ori the state-owned Northern Railroad Corridor in the Town of
Enfield to Susan Brpwn for $1,500, plus a one-rtimc administrative fee of $1,100 of which
the Department is in receipt of $500.

EXPLANATION

Susan Brown is the owner of 15 Depot Street, Enfield, NH and contacted the Department
regarding property that she has historically used as part of her driveway and her lawn that
was found to be state-owned railroad property. As such, Ms. Brown has requested to
purchase the subject parcel and incorporate it into her current lot.

Ms. Brown's requested 0.,10-acre parcel is part of a total of 0.88 acres in the Enfield
Depot Road area that was identified as being sUite-owned, but currently utilized by three
abutting property owners: Ms. Brown, Mr. Angus Durocher, and the Town of Enfield.
All three abutters have been contacted by the Department in order to address ownership
issues with Ms. Brown's acquisition moving forward the quickest.

The subject parcel, and the entire 0.88 acres previously referenced, is a part of the former
Enfield railroad station site and public access land the railroad provided to the
community for utilizing railroad service; when the State acquir^ the Northern Railroad
Corridor in 1997, it acquired this property as well, however abutters continued to use the
property for access to their abutting properties and lawn areaj^ The Town of Enfield
declined interest in acquiring the subject parcel that Ms. Brown seeks to acquire and thus
the Department is submitting this request for your review.



The sale of this ancillaiy parcel of property on the Northern Railroad Corridor will not
interfere with current recreational use of this inactive railroad line and its disposition does
not impact future railroad or transportation use of this corridor. The proposed dimensions
of the triangular parcel are 174'+/- long by 49. 8'+/- wide and it is located to the northside
of the state-owned property adjacent to Depot Street.

A staff appraiser from the Department completed an opinion of value (attached) of the
subject parcel with research including three other sales in the Enfield area. The appraiser
determined the estimated value of the subject parcel effective as of December 29, 2021 to
be $ 1,500.

Authorization is requested to sell the parcel to Nds. Susan Brown, as outlined above.

Attachments

S:\Rail-Tran$it\RAIL\ProperTy Mffiia6emenf\Long R»)ge\2022 Browii Mctno.doc
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STA TE OF NEW HAMPSHIRE

DEPARTMENT OF REVENUE

ADMINISTRAVON

Brown Parcel - Enfleld

MOSAIC PARCEL
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Enfield, NH - Dq>oC Street

Subject Parcel
Susan Brown Second Parcel Location
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Depot Street - Enfield I Prepared By: NHDOT-Bureau of Rail & Transit
Surplus Property Proposals I Dated: March 8, 2022
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Surplus Property Appraisal Report

Location/Address: 0.10±-acres of State-owned land at 18 Depot Stre^ Tax Map 34» Lot 48, Enfield, NH

Eflective Date: December 28,2021 Date of Report: December 29,2021

Appraiser: Christopher L. Fonda Contributory Value: S1,500

About this Appraisal

The Client for this appraisal is the New Hampshire Department of Transportation (NHDOT). Intended users
of this appraisal report include the client's agents and officials, and members of the Long Range Capital and
Utilization Committee. The purpose of this r^praisai is to develop a value estimate of the fee simple interest
in the Subject's p.lO±-acrcs of unimproved property located at 18 Depot Street, Graflon County, Enfield,
New Hampshire both before and after assemblage with its abutter at 15 Depot Street, Enfield, New
Hampshire. The Subject property is identified on the Town of Bnfieldjs Tax Map 34 as Lot 48 and is located
on the Northern Railroad Corridor (rail trail). I have not prepared this'appraisal report for any other use, nor
do I intend any other users to be able to rely on it. ,

The abutter at 15 Depot Street maintains lawn and driveway segments that encroach on the State-owned
Subject property. The Town Manager has indicated that due to the presence of utilities, the street and
ambulance building, the municipality may consider acquiring the entire parcel and address the issues with the
abutting property owners locally.

In this case, the Subject property does not have an independent highest and best use due to its size and shape*.
Per the New Hampshire department of Transportation, Right of Way Manual, I have therefore appraised the
Subject'SsjContributory value'. j

i
This appraisal has been based on a number of assumptions' and conditions outlined at the end of this report.
It has been based on the hypothetical condition* that the Subject property's 0.10±-acres has been assembled
with its abutter at 15 Depot Street in the "As-Assembled" scenario. It is also based on the hypothetical
condition that the abutting property is being appraised as vacant'. The extraordinary assumptions and
hypothetical conditions used mi^t have affected i^e results of this appraisal.

' The relevsnt poftion of the Right of Way Manual reads, 'Yemnant parcels thai, because of size, shape or access, do not have an independent value
will be apprais^ as to their contributory value to abutting parcels." j

I
3 Contributory Value is "1. A type of value that reflects the amount a property or component of^a pr(^)erty contributes to the value of another asset or
to the property as a vthole. 2. The change in the value of a property as a whole, whether positive or negative, resulting from the addition or deletion
of a property componenL Also called deprtval vahi* in some countries." - The Dictionary of RetJ Estate Appraisal, 6* edition, (be Appraisal Institute.

(

3 Extraordinary Assunqrtion is The Uniform Standards of ProffessionaJ Appraisal Practice (USPAP) defines en extraordinary assumption as: "An
assumption, directly related to a specific assignment, as of the effective d^ of the appraisiJ results, which, if found to be &Ise, could alter the
appraiser's opinions or conclusions. * Uniform Standard of Professional Appraisal Practice (USPAP).

4 Hypothetical Condition is "A condition, directly related to a specific assignment, which is contrary to what b known by the tf^traiser to exist on the
effective date of the assignment results, but b us^ fbr the purpose of anaiysb" Uniform Standard of Professional Appraisal Pnutice (USPAP).

File 21-1171 Contributory Value Surplus Appraisal; Parcel 46 |
15 Depot Street, 0.10±-acres of State-owned land, Enfield, NH, Northern Railroad Corridor Page 11



About the Subject

The Subject parcel is Lot 48 on the Town of Enfield Tax Map 34 and is located at 18 Depot Street in Enfieid,
Grafton County, New Hampshire. It is located on the northern side of Depot Street and is a portion of the
larger state-owned parcel at 18 Depot Street. The Subject consists of approximately O.lOdb-acres (4,3S6±
square feet) of vacant land and has approximately 173± linear feet of road Montage on the north side of Depot
Street |

!

The Subject is direaiy south of its abutter at 1S Depot Street (Town of Enfield Tax Map 34, Lot 46) and is
located in the Communi^ Business Zoning District (CB). Access to the abutter is throu^ the Subject parcel.
The Subject lot does not meet the lot size requirements for a building lot in this zoning district The parcel
has public water, sewer and electricity at roadside. {

1 inspected the properties on November 23,2021 and again on December 28,2021. An exterior inspection of
the Subject's surplus 0.10±-acres and abutting parcels 0.90±-acres was performed.

The buyer is responsible for a survey of the property at their cost anL is responsible for paying an $1,100
Administrative Fee in addition to the price of the property. The NEQX)T is not responsible for potential
contaminated soils at the Subject site.

SnMectand Abattine Parcel

-N

1

*:

0 B Q □

Subject Property Owner of Record

The owner of record is the New Hampshire Department of Transportation. It was acquired by the New
Hampshire Department of Transportation from Ae Northern Railroad on July 5, 1995, (Grafton County
Registry of Deeds, Book 2149; Page 249). The requirement of [deed stamps and the declaration of
consideration do not apply to this transaction, pursuant to RSA 78-B:2 and RSA 78-B:10, 111.

File 21 -1171 Contributory Value Surplus Appraisal; Parcel 46 |
15 Depot Street, 0.10:k-acres of State-owned land, Enfield, NH, Northem Railroad Corridor Page 12



Abatdng Property

15 Depot Street: The property abutting the Subject to the north is identified as 15 Depot Street (Town of
Enfield Tax Map 34, Ixjt 46); it consists of 0.90±-acres (39,204±-square feet) of land in the Community
Business 2^ning District. Access to the abutter is through die Subject proper^ and has existed as so
presumably for decades.

The abutter at 15 Dqx>t Street is improved with a 2,142-square foot, 3-bedroom, 2-bathroom single family
residence built in 1851. The abutting parcel is roughly rectangular in shqie with 0.90±-acres (39,204±-square
feet) of area. As assembled, the abutting property will contain 1.00±-acre with approximately 173i:-feet of
road frontage on Depot Street. The abutter does not currently have road frontage on Depot Street and backs
to the Mascoma River.

There is no daily traffic count on Depot Street; the closest average daily traffic volume is on nearby Shaker
Hill Road approximately 500-feet northwest the Subject at 2,570 vehicles per day (2020).

Town of Enfield Tax Mao 34

Abutter

15 Depot Street
IIS

Subject

18 Depot Street

37

8S

39
u«..

cP

40

#
47

48

POT
48

DEPOT

ET

49 4880

Rail Trail

RAIL

Abutter Owner of Record

The owner of record is Susan E.S. Brown, Trustee of the Susan E.S. Brown Living Trust. It was acquired by
the Susan E.S. Brown Living Trust from Mieczyslaw Staszkiewicz on March 10,2009 for $170,000, (Grafton
County Registry of Deeds Book 3591, Page 158).

File 21-117 I ContributOTy Value Surplus Appraisal; Parcel 46
15 Dqx>t Street, 0.10±-acres of State-owned land, Enfield, NH, Northern Railroad Oxridor Page [3



Graftoa

Coonty, NH

Neighborhood

The Town of Enfield is located in Grafton County, New Hampshire
approximately 73 miles northwest of Manchester, NH and 123 miles northwest
of Boston, MA. The population as of 2019 was 4,531 residents with Grafton
County having a total of 89,886 residents. Enfield consists of40.3'Square miles
of land area and 2.9-square miles of inland water and has a population density
of 112.4 persons per square mile. The area is served by US Route 4, State
Routes 4A and 10 and Interstate 93. The nearest public use airport is
approximately 12 miles west of Enfield in Lebanon, NH. The Manchester-
Boston Regional Airport is located approximately 79 miles southeast of Enfield.
The area is not served by railroad; public transportation is provided by Advance
Transit.

According to the January 2021 report ftom the Economic & Labor Market
Information Bureau, 16.1% of Enfield residents work within the community,
75.7% commute to another NH community and 8.2% commute out-of-state.

The town of Enfield is served by Eversource Energy, NH Electric Coop and
Liberty Utilities for its electricity needs. It is served by private propane
companies for its gas needs; there is no natural gas service. There is a municipal solid waste disposal facility
and recycling program. The town of Enfield is served by municipal water and sewer utilities within the Town
center while outlying areas require on-site wells and septic systems. Consolidated Communications provides
telephone, cellular, television and Internet access.

r~

iJ...

r i .

-•A-

Enfield, NH j
The Mascoma Valley Regional School District (SAU 62) operates Canaan
Elementary School, Enfield Village School, Indian River School and
Mascoma Valley Regional High School. The area is served by River
Valley Community College, Dartmouth University and Colby-Sawyer
College.

Properties within the Subject's neighborhood include George's Deli and
56 Main Street Bar & Grill. The NHDOT Transportation Data
Management System shows a traffic count on nearby Shaker Hill Road,
approximately 250-feet northwest the Subject, is 2,570 vehicles per day
(2020).

There are 2,725 total housing units in Enfield, 1,933 single-family units,
418 two-to-four unit structures, 268 five-or-more unit structures and 106

mobile homes and other housing units.

, ktflU
iarsM

taK

Wcui

Wwe
filBM

La
. • ̂

File 21-117 I Contributory Value Surplus Appraisal; Parcel 46
IS Depot Street, 0.10±-acres of State-owned land, Enfield, NH, Northern Railroad Corridor Page |4



Bosiness

Largest Empioveii In Enfleld. NH

Prodaet/Servke Sector Employees

Mascoma School District

Shaker Valley Auto
Keene Medical Supply
Town of Enfield

Defiance Electric

Jake's Market & Deli

Education

Auto Dealership
Medical/Healthcare

Government

Electrician

Restaurant

47

40

40

30

30

25

Nelghbortiood Information

Nelghborfaood Poor

Employment Stabiliry X

Convenience to Employment X

Convenience to Shopping X

Convenience to Schools X

Public Transportation X

Recreational Facilities X

Adequacy of Utilities X

Property Compatibility X

Protection from Detrimental Conditkns X

Police and Fire Protection X

General Appearance of Properties X

Appeal to Market X

Location Urban X Subuihan Rural

Built-Up Fully Dev. Over 75% X 25%-75% Under 25%

Growth Rate Rapid Steady X Slow

Property Values X Increasing Stable. Declining

Supply/Demand X Shortage In Balance Over Supply

MariietlnR Time X Under 3 mo. 4-6 mo. Over 6 mo.

Change in Present Land Use X Not Likely Likely Taking Place

Predominant Occupancy X Owner Tenant

Access and Easements

A search of the Grafton County Registry of Deeds found no easements or encroachments for the abutter at 15
Depot Street

Access to the abutter at 15 Depot Street is through the Subject parcel at 18 Depot Street.

Soils

The abutter soil composition is made up of approximately 92% Windsor Loamy Sand and 8% water. Windsor
Loamy Sand consists primarily of sand, loam and decomposed material at 3-8% slopes. Water is present in
the northern portion ofthe lot nearest the Mascoma River. The abutter's soil is considered Statewide Farmland
of Importance, {United States Departmeni of Agriculture, Web Soil Survey, 2020).

Soils on the Subject property are 100% Windsor Loamy Sand; the topography is level with grass and
pavement.

File 21-1171 Contributory Value Surplus Appraisal; Parcel 46
IS Depot Street, 0.10:b-acre$ of State-owned land, Enfield, NH, Northern Railroad Corridor Page |5
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Sitbioct

FEMA Flood Zone

According to FEMA, the noithem property line of the abutting parcel located at 15 Depot Street borden on
Zone AB (along the Mascoma River). The abutting parcel is situated in Zone X, or an A^ of Minimal Flood
Hazard, {FEMA Map m009C0919E. February 20. 2008).

FEMA Flood Zone Mao #330Q9C0919E
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Town of Enfield Property Valuations and Assessor Data

The 2020 Property Tax Rate in the Town of Enfield was set at $25.45 per thousand dollars of property
valuation, an increase of 1.60% fî m 2019. The Median Assessment Ratio for 2020 was 87.5 {New Hampshire
Department ofRevenue Administration).

Assessment for ad valorem taxation is based on broad techniques and may not be an accurate refiection of
market value as defined in this report. The State of New Hampshire is exempt from taxes when the property
is vacant.

Abntter Assessment

VALUATION YEAR IMPROVEMENT LAND
FEATURES TOTAL

ASSESSMENT

2020 . $222,800 $111,300 $4,400 $338,500

2020 Total Tax Rate:

2020 Equalization Rate:

lax Rates
$25.45

87.5%

Land Value

Imp. Value
Features Value

Total Value

Equalization Rate
Implied Market Value

Assessed Values

$111,300

$222,800
$4,400
$338,500
+0.875

$386,857

Zoning

Town of Enfield Zoning Ordinance, Section 401.4, Community Business District (March 10,2020):

In the Community Business District land may be used and buildings may be erected or altered
for the following purposes only and subject to the following regulations and limitations:

Approved Uses:
A. One-family, two-family dwellings, accessory dwelling units and manufactured homes

on individual lots.

B. Cemeteries, churches and places of formal worship.
C. Home occupations subject to the provisions of Section 404.
D. The growing of grain, fodder, fruits, vegetables and ornamental plants.
B. Produce stands for the sale of fruits, vegetables and ornamental plants whether or not

grown on the premises.
F. Fairs run or sponsored only by local church, school, fraternal, youth or other civic

organizations.
G. Private yard sales and auctions.
H. Professional or business offices.

I. Non-commercial outdoor recreational activities such as hunting, fishing, hiking, cross
country skiing and snowmobiling.

J. Retail stores, shopping centers and service establishments, including banks,
restaurants, and auto service stations.

K. Public and private schools.
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L. Public buildings, utility stations and other essential service facilities.
M. Motels, Marinas.
N. Minimum lot size shall be one (I) acre for buildings with on-lot water and sewer supply

but may be a minimum of one-half acre lot size where community or municipal water
and sewer are used.

O. Growth and harvesting of forest products is permitted. This includes the clearing of
land for a dwelling or bona fide agriculture, wildlife management and silviculture
purposes and other uses permitted in the District and by special exception. (See Section
403).

P. No structure shall be located nearer than thirty (30) feet from any lot line contiguous
to the street or twenty (20) feet from any other lot boundary, or shall be higher than 35
feet.

Q. No structure shall be placed, located, or constructed within fifty feet from the seasonal
high water line of any river, stream, wetland, lake, or public pond, and no dock may
be located nearer than 25 feet from a side lot line. Diy hydrants, culverts and bridges
may be permitted by Planning Board and with State permits as required.

R. In the Community Business District parking areas will as a minimum conform to
Section 409.

S. Site Plan approval by the Plaiming Board must be obtained for any commercial or
business use, aheration or conversion to anodier business use.

T. Educational facilities and museums.

U. Bus stop shelters.
V. Within the downtovm area, defmed as those properties abutting Main Street and

Blacksmith Alley and between High and Oak Grove Streets, lot size, development and
the placement of non-residential and mixed-use structures are exempted from
dimensional (with the exception of building height), and parking requirements. The
use of all floors of all structures directly accessible to grade, except areas used to access
upper floors, shall be non-residential, except by special exception. Parking may be
leased or ovmed, on or off site. Planning Board site plan is not exempted.

Zoning Summan';

Lot Size Requirements

Without Municipal SewcrAVater 1.0 acre
With Municipal Sewer/Water 0.5 acre

Principal Building Setbacks from Lot Lines

Front Setback 30 feet (min)
Side Setback 0 feet or 20 feet (min)
Rear Setback 20 feet (min)

Accessory Building Setback from Lot Lines

Front Setback 35 feet (min)

Side and Rear Setback 20 feet (min)

Distance Between Bnildlngs

Between Principal Buildings 0 feet or 30 feet (min)
Between All Other Buildings 20 feet (min)

There is no minimum road frontage requirement in the Community Business Zoning District.
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Zoning ConcIusioD: The abutting property in the As-Is scenario has 0.90± acres and therefore conforms to
the 0.5-acre mtnimum dimensional requirement for lots with municipal sewer and water as set forth in the
Town of Enfield Zoning Ordinance for the Community Business Zoning District. The abutting lot is a pre
existing, conforming lot of record.
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Residentbl Saica hi EnCdd. NH

Year Number of Avg. Sales Percent Median Percent Average
Sales Price Change Sales Price Change DOM

2017 49 $284,720 n/a $227,000 n/a 117

2018 69 $273,421 -4% $264,500 + 17% ■ 98

2019 63 $289,776 + 6% $253,000 -4%' 89

2020 75 $323,261 + 12% $273,200 + 8% 75

2021 65. $388,897 + 20% $335,700 " +22% ' 30

New England Commercial Property Exchange and New En^and Real Estate Network

There was insufficient data from the town of Enfield's residential land sales alone to extract a reliable market

adjustment from. Therefore, data from improved land sales was used in determining market appreciation.

Data within the above table is interpreted that the average sales price of improved residential properties in
Enfield, NH between 2017 and 2021 increased by approximately 45% or 0.75% monthly. A market
adjustment of 9.00% annually, or 0.75% monthly was used for market appreciation. This rate is well-
supported by the data in the ̂ ve table over the same extended period.

About the Valuation

Scope of Work

The scope of the appraisal is the process of collecting, verifying and reporting data. The collection process
begins with researching information on the Subject property such as deeds, assessment records, current zoning
and permitted uses, etc. Information concerning the neighborhood and market area was collected.

My investigations and research included an exterior inspection and photographs of the 0.10:t:-acre (Tax Map
34, Lot 48) Subject parcel and the abutting 0.9CM:-acre parcel of land (Tax Map 34, Lot 46) on December 28.
2021.1 examined town ahd county property records including assessment data and taxes, zoning regulations,
USDA Web Soil Survey data, FEMA f1o<^ zone data and reviewed available plans and deeds. I consulted
with the Town of Enfield's-Assessing Department and Town Clerk/Tax Collector and formed an opinion of
the site's highest and best use based on legal, physical, and nei^borhood land use characteristics.

I compiled comparable sales data', verified and analyzed the data, estimated the value of the Subject, and
prepared this appraisal report to summarize and convey my findings, the market data, and the analyses used.
I prepared this appraisal report in compliance with USPAP Standards Rule #2-2(a) governing appraisal
reports.

COVID-19

As ofthe date of this rqx)rt, the novel coronavirus 2019 (CO VXD 19) pandemic was at 21 -months. The effects
on unemployment due to the pandemic were substantial, with most States issuing stay-at-home orders and
many businesses closing down. Although data shows the most significant impacts of the pandemic in New
Hampshire occurring between April and July of 2020, unemployment rates as of the date of this report are
still above historic averages in many parts of the State, althou^ improving. On March 6,2021 the US Senate
passes a $1.9 trillion stimulus bill >^ch makes stimulus checks, unemployment insurance, tax credits, rental

' Property dsta wu collected end cotz^tled from sevcnl sources, including the town of Enlleld, and surroimding towns, Otafton County R^stry of
Deeds, New England Commercial Property Exchange (MLSX and local real estate professionals.
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assistance, a restaurant revitalization fund and energy assistance available to qualified Americans. Most states
are offering walk-in vaccines for all age groups.

Data and Analysis

Highest and Best Use of Subject Property "As-ls":

The Subject property consists of O.lO^-acres in the Community Business Zoning District (CB). The highest
& best use of the Subject parcel is '^that reasonable and probable use that supports die highest present value
as ofthe effective date ofthe appraisal**. The tests that are utilized to develop a highest and best use conclusion
are, (1) Physically possible, (2) Legally permissible, (3) Economically feasible and (4) Maximally productive.

The Subject lot is not legally permissible due to its size of 0.1CM:-acre in a minimum 0.5-acre zone. It is vacant
and level with driveway access to abutting 15 Depot Street running through it. The lot is located on dead-end
Depot Street. The Subject parcel is most likely unbuildable and does not meet setback requirements due to
its size; it is not a conforming lot. The Highest and Best Use would be assemblage with its residential abutter.

Highest and Best Use "As-'Assembled^:

The abutting property as-assembled at IS Depot Street consists of 1.00±-acre in the Community Business
Zoning District. Of the uses that are legally permissibly, physically possible, financially feasible and
maximally productive, the highest & best use as-assembled and as improved would be its current use as a
single family residence in the Community Business 2^ning District

The Highest & Best use after assemblage as-if vacant land would be its current use as a residential property
located on dead-end Depot Street in the Commercial Business Zoning District After assemblage, the lot
would consist of 1.00+/- acres and would be a conforming lot that meets setback requirements.

Abutter

There is one abutter to the Subject property (see map on Page 3):

(1) Map 34, Lot 46 (15 Depot Street) is located to the north of the Subject property. It is owned by
Brown Living Trust and is improved with a 2,142 square foot single-family dwelling and contains
approximately 0.90±-acres. liie addition of the Subject would give it enough land to make it
conforming to Town requirements. With the addition of the Subject this parcel would contain
approximately 1.00±-acre, which does make it a legal, buildable lot as if vacant As improved, the
abutter is a conforming lot.

Land Valuation & Potentia] Approaches to Value

I performed an extensive search for Residential or similarly zoned vacant lot sales in Enfield and Grafton
County. The Cost Approach, Sales Comparison Approach and the Income Approach were given consideration
for this assignment. Of the three methods of valuation, I have relied on the sales comparison approach
exclusively. The other methods of valuation would not produce as reliable results given the nature of the
Subject, the nature of this assignment, or the market data available.
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The Sales Comparison Approach has been used to estimate the current market value of the 0.90±>acre parcel,
as if vacant land, located at IS Depot Street in Enfieid, NH. This approach Is based on comparing similarly
vacant parcels that have sold to arrive at a value indication.

Land Sales Analysis

The three comparable properties shown in the following grid were the most comparable sales known to me.
The description includes a dollar adjustment, reflecting market reaction to those items of significant variation
between the Subject and comparable properties. If a significant item in the comparable property is superior
to, or more favorable than, the Subject site, a negative (-) adjustment is made, thus reducing tihe indicated
value for the Subject; if a significant item in the comparable property is inferior to, or less favorable than, the
Subject site, a positive (-^) adjustment is made, thus increasing the indicated value for the Subject. The
analysis is based on a whole-to-whole basis.
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Sales Grid

Item Abotter Comparable Sale 1. Comparable Sale 2 Comparable Sale 3
Locstkn 15 Depot Street ITChowoVikLme 15 PBhbory Street 47 Chosen Vale Uoe

Town/Qty EDfidd,NH EDfidd,NH EifieU,NH Eifldd,NH

Mip/Lai 34/46 IDA/17 34/86 IDA/42

Nfieczysfav Stszldewia AikdieaP.Day DindA.Han FnadoeftSluDioHeda

Cmtce SosiaE.BrawB KeOcberConstncdonloc. ViUam A. & Anka L Wanes Jason k Meridith Brngerai

Recorded Book/Pue 3S9I/ISS 4639/3S8 4577/481 4558/759

Siles Price % 70,000 f- S dOjOOO s 65,000

Property RixlitsCQOveyed Fee Simple Fee Simple 0 Fee Simple 0 Fee Simple 0

Rnandns Cash 0 Casli 0 Cadi 0

Bo^e/SeOerMotivelioi Arm's LeagSt 0 Ann'iLessdi 0 Ann's Leegfli 0

Date ofSde/Tune Adj. S (EfTDalB 12/2S/2t) 6/i/2021 5.03% 11/16/2020 1028% 9/23/2020 11.40%

Time A($iiainent S 6.7 no. J 3,521 13.7 mo. s 6,168 152 mo i 7.410

ADJ. PRICE S 73^21 5 66,161 s 72,410

DitaSource(r)^ectiaa. Regiay of Deeds, State ̂ Rc^stry ofDeeds, KHDOT, Assessor. Rqistiy ofDeeds, NHDOT, Assessor R^diy of Deed, NHDOT, Assessor

ADJUSlWBfTS DESCRIPTION DESCRIFnON ADJUSTS! ENTS DESCRimON .ADJUSTMENTS DESCRIPTION ADJUSTMENTS

Size (SF) 39,204 4,356 S 12/100 7,231 S Il/lOO 4,792 8 12,000

Locatioa Dniaid/VillBgc LdceRigha s (UWOO) Village J Lake Rights S (IIWOO)

7iiniiy ConnBDly Rl S Rl s R) S

Utilitiei Mmic^ Water k Sewer Munidpal s Muaidpal s Mimicipa] s

Accea Rl^ofWay Deeded $ im) Deeded $ (W Deeded s (5,000)

Topojcraphy Level/Clear SImilff S Similar $ ■Sttnihf J

Net Total Ad]&itBient s (3,000) ■ s 6,000 - s (3/)00)

SOKXTtDVAUa
.

s 70,521 s 72,168 $ 69,410

Explanation of Adjustments

Exnenditures After the Salet According to selling broker James K.elleher> Sale I was a straight forward sale
with no special expenditures, therefore no adjustments were necessary. Sale 2 was an armVlength sale
according to selling agent, William Warren, no adjustment was necessary. Sale 3 was a normal, arm's-length
sale with no expenditures according to the Town of Enfield's Assessor's Office, therefore no adjustments
were necessary.

Pate / Time Adlnstmcnt: The sales presented occurred between September 2020 and June 2021. The average
sales price of residential property in Eniield, NH between 2017 and 2021 increased by approximately 45.0%
or 9.00% annually, {New England Commercial Property Exchange and New England Real Estate Network).
A market adjustment of 9.00% annually, or 0.75% monthly was used for market appreciation.
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The following adjustments were made for the Date/Time Adjustment:

Sale 1:5.03% = +$3,521

Sale 2: 10.28% =+$6,168
Sale3: 11.40% = +$7,410

Lot Size; A comparison of three similar sold vacant residential lots in Enfield yielded a square foot value of
$0.34 per square foot: An average of $0.34 per square foot was used for lot size adjustment.

Address Lot Size Date Closed Sales Price Price per Sooare Foot

Hart Lane 1.29 acres 8/12/2021 $20,000 $0.36 per square foot
Fitzgerald Dr. 2.80 acres 10/22/2020 $38,000 $0.31 per square foot
Route 4A 1.26 acres 8/12/2021 $20,000 $0.36 per square foot

$0J4 per square foot

Sale 1 was adjusted upwards $12,000 ($11,848 rounded); Sale 2 was adjusted upwards by $11,000 ($10,871
rounded); Sale 3 was upwards $12,000 ($11,701 rounded).

Location: Sale 1 is located in the Mascoma Lake neighborhood and has lake rights, an adjustment of-$10,000
was made for its superior location and lake riglits. Sale 2 is located in the Village area similar to the subject
property, therefore no adjustments were necessary. Sale 3 is located in the Mascoma Lake nei^borhood and
has lake rights, an adjustment of-$10,000 was made for its superior location and lake rights.

Zoning: Zoning is effectively similar between die abutter and sales, no adjustments were necessary.

Utilities: The Subject has water and sewer available at the street. All 3 Sales have municipal water and sewer
available and therefore no adjustment was necessary.

Access/Road Frontage: Access to the abutter is through the Subject parcel. A -$5,000 adjustment was made
to all three Sales for their deeded access.

Topography; All three Sales are located on cleared, level land. No adjustments were necessary.

Reconciliation and Conclnsion for Abutting Site - "As Is"

The adjusted sales indicate a range from $69,410 to $72,168 with a mean of $70,700 and a median of $70,521.
The abutting site warrants a value opinion between these indicators. Each of the sales provides a meaningful
indication of value for the abutting site after adjustments. Equal emphasis has been given to all three sales,
resulting in a value conclusion for the abutter of $69,500.

Based on the foregoing, 1 estimate the market value of the abutting site "As Is" as of December 28,2021 to
be $69,500.
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Sales Grtd "As-Afs«mbled*

Item Abnttw CompanbltSalt] .Comparable Sale 2 Comparable Sale 3

Lootion 15 Depot Street nChotcBVileUiie ISPObbiuyStRCI 47 Chosen VibUoe

Town/Qly I4lleld,Ml EiifieU,NH EiifieU,NH

M^)/Lat m IDA/17 34/86 IOA/42

GtccIcit MieoyslmStaszldewia Andes F.D^ D>vidA.HiII FnocineAShsmHeelaD

Gtiniee SutanEBiDWD KdldMrCnstnictioQlic. WUlisD A. A Ania L Wsra iasoB A Mffufith Bor^ron

Recorded Book/Page 3591/IM 4639/318 4577/481 4558 / 759

Sites Price J 70,000 " S 60,000 S 65,000

Property Rij^Cnveyed Fee Simple FeeSinpie 0 Fee Simple 0 FeeSimpie 0

Frnanciig Cch 0 Cash 0 Cash 0

Boyei/SdleiMotivstioo Ann's 0 c Ann's 0

DaeofSdena»Adi.K (EffDite I2/2S/ZI) 6«2021 S.03% n/IV2020 mt% mm 11.40%

Time Adjustments 6.7 mo 5 3,521 13.7 mo. J 6,168 152 mo $ 7,410

ADJ. PRICE S 73,521 s 66,168 s -72,410

DataSoarce(s)epectkn, R^isby of Deeds, Sate ̂ Re^stryofDeeds, KHDOT, Assesscr Rqjstry ofDeeds, KHDCfT, Assessor Registry of Deed, NHDOT, Assessor

ADJU^TBfENTS DESCRIPnON DESCRlFnON ADJllSmCVTS DESCRIPnON ADJUSTMEPm DESCMFnON ADJU^ndEprn

Size(SF) «,560 4355 S  13,500 7,231 8 12,500 4,792 s nm

Locsion Dead-Eod/VHtsge Lekc Rights t  (10.000) VUlige S LdeeRi^ s (10,000)

Zocng Cornnniaily Business Rl s Rl 1 Rl $

IMBties MsnidpalWstEr& Sewer Mimic^ 1 Municipal 1 Mniidpal J -

Access Right of Way Deeded I  (5,000) Deeded S (5,000) Deeded s m)

Topopipky Levd/Oeir Similx s Sooilsf I Similar J

NitTetilAdliBtrBent s  (1,500)
• ̂

8 7,510
'

s m)

■xKanivAun S 72,021 $ 73,668 $ 70,410

Explanation of Adjustments

Expendttprca After the S^e; According to selling broker James Kelleher, Sale 1 was a straight forward sale
with no special expenditures, therefore no adjustments were necessary. Sale 2 was an arm's-length sale
according to selling agent, William Warren, no adjustment was necessary. Sale 3 was a normal, arm's-length
sale with no expenditures according to the Town of Enfield's Assessor's Office, therefore no adjustments
were necessary.

Date / Time Ad I ustment; The sales presented occurred between September 2020 and June 2021. The average
sales price of residential property in Enfield, NH between 2017 and 2021 increased by approximately 45.0%
or 9.00% aimually, {New Engla^ Commercial Property Exchange and New England Real Estate Network).
A market adjustment of 9.00% aimually, or 0.75% monthly, rounded to 0.55% was used for market
appreciation.
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The following adjustments were made for the Date/Time Adjustment:

Sale 1:5.03% = +$3,521

Sale 2: 10^8% =+$6,168
Sale3: 11.40% = +$7,410

Lot Size: A comparison of three simitar sold vacant residential loti in Enfield yielded a square foot value of
$0.34 per square foot: An average of $0.34 per square foot was used for lot size adjustment.

Address Lot Size Date Closed Sales Price Price per Sdnarc Foot

Hart Lane 1.29 acres 8/12/2021 $20,000 $0.36 per square foot
Fitzgerald E>r. 2.80 acres 10/22/2020 $38,000 $0.31 per square foot
Route 4A 1.26 acres 8/12/2021 $20,000 $0.36 per square foot

SO per square foot

Sale 1 was adjusted upwards $13,500 ($13,329 rounded); Sale 2 was adjusted upwards by $12,500 ($12,352
rounded); Sale 3 was upwards $13,000 ($13,181 rounded).

Location; Sale 1 is located in the Mascoma Lake neighborhood and has lake rights, an adjustment of-$10,000
was made for its superior location and lake rights. Sale 2 is located in the Village area similar to die subject
property, therefore no adjustments were necessary. Sale 3 is located in the Mascoma Lake neighborhood and
has lake rights, an adjustment of -$10,000 was made for its superior location and lake rights.

Zoning: Zoning is effectively similar between the abutter and sales, no adjustments were necessary.

Utilities; The Subject has water and sewer available at the street. All 3 Sales have municipal water and sewer
available and therefore no adjustment was necessary.

Access/Road Frontage; Access to the abutter is through the Subject parcel. A -$5,000 adjustment was made
to all three Sales for their deeded access.

ToDOgraohv; All three Sales are located on cleared, level land. No adjustments were necessary.

Reconciliation and Conclnsion for Abutting Site - "As Assembled"

The adjusted sales indicate a range from $70,410 to $73,668 with a mean of $70,033 and a median of $72,021.
The abutting site warrants a value opinion between these indicators. Each of the sales provides a meaningful
indication of value for the abutting site after adjustments. Equal emphasis has been given to all three sales,
resulting in a value conclusion for the abutter of $71,0(K).

Based on the foregoing, I estimate the market value of the abutting site "As Assembled" as of December 28,
2021 to be $71,000.
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Coatribotorv Valoe of the Subject Property

The contributory value of the Subject property is the difference between the difference between the "As Is'
value of the abutting property and the "As Assembled" value, calculated as follows:

Abutting Property "As Assembled" $71,000
Less: Abutting-Propertv "As Is'V $69.500

Contribntory Valne of Sobject $1,500
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Comparable Sale 1
17 Chosen VaJley Lane, Enficld, NH

Parcel ID: Tax Map IDA, Lot 17 Asking Price: $75,000
Land Size: O.lOi: acres (4.356 SF) Sales Price: $70,000
Road Frontage: 125.83+/- LF Sales Date: 6/8/2021

Zoning: Residential 1 DOM: 786

Condition of Sale: Arm's Length Tax Stamps: $1,050
Confirmation: GCRD, NHDOT, Public Records Financing: Cash

KEREN MLS# 4737072 Rigfats: Fee Simple
2020 Assessment: $74,800

Grantor:

Grantee:

Book/Page:

Lot Shape:

Lot Description;

Available Utilities:

Easements:

3>Year Sales

History:

Andrea F. Day
Kelleher Construction, Inc.
4639/388 GCRD

Rectangular
Level / Mostly Cleared

Electric and water at road

Communication utilities at road

See deed GCRD 4639/388

Listed 2/17/2019
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Comparable Sale 2
15 Pillsbury Street, Enfield, NH

Parcel ID:

Land Size:

Read FroDtagc:
Zening:

Conditioo of

Sale:

Confirmation:

Grantor

Grantee:

Book/Page:

Lot Shape:
Lot Description:

Available

Utilities:

Easements:

3-Year Sales

History:

Tax Map 34, Lot 86
0.1661: acres (7,231 SF)
73± feet on Pillsbury SL
Residential 1

ArmVicngth

GCRD, NECRE, Town, Public
Records, NHDOT

David A. Hall

William & Anita Warren

4577/481 GCRD

Rectangular
Level & Cleared

Electric and water at road

Communication utilities at road

See deed GCRD 4577/481

Listed 7/13/2020; Sold 9/18/2020:
GCRD 4556/174; MLS#4816381

Asking Price:
Sales Price:

Sales Date:

DOM:

Tax Stamps:

Finaocing:

Rights:

2020 Assessment:

S68,000
$60,000
11/16/2020

70

S900.00

Cash

Fee Simple
$68,200

7^
^  77 B9

Tt

R1 M

/
92

'  /

V
87

'{0

t

88 83

OS
•S.

<1

■>

aj

cmm•  - vn

V ■j.'j

.v..

vn

File 21-1171 Contributoiy Value Surplus Appraisal; Parcel 46
15 Depot Street, 0.10i:-acres of State-owned land, Enfield, NH, Northern Railroad Corridor Page 119



Comparable Sale 3
47 Chosen Vale Lane, Enfietd, NH

Parcel fD:

Land Size:

Road Frontage:
Zoning:

CooditioaofSale:

Coaflrmation:

Grantor:

Grantee:

Book/Page:

Lot Shape:
Lot Description;

Available

Utilities:

Eascineots:

3-Year Sales

History:

Tax Map lOA, Lot42
O.lldk acres (4,792 SF)
80.0'

Residential 1

ArmVlength
NEREN and GCRD, Public
Records, NHDOT

Francine & Shaun Heelan

Jason & Meridith Burgeron
4558/759 GCRD

Rectangular
Level, Cleared

Electric at road; municipal water

sewer; communicatioo utilities

See deed 4558/759 MCRD

Listed 8/3/2021

Asking Price:

Sales Price:

Sales Date:

DOM:

Tax Stamps:
Financing:

Rights:
2D20 Assessment:

Unknown

S65,000
9/23/2020

Unknown

S975

Cash

Fee Simple
$76,100
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CompanibU Sales Map
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Salel 17 Chosen Vale Lane Enfield

Sale 2 15 Pillsbury Street Enfield

Sale 3 47 Chosen Vale Lane Enfield
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Subject Property Photographs

Taken by Christopher Fonda, November 23,2021
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Subject and Abutter Facing East on Depot Street
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Subject and Abutter Facing West on Depot Street
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Subiect Property Photographs

Taken by Christopher Fonda, November 23,2021
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Sasss:
Subject and Abutter from tbe West End of Depot Street
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Addenda

General Assumptions: For this report I have also assumed:

1. ail maps, plans, and photographs I used are reliable and correct;
2. the legal interpretations and decisions of others are correct and valid;
3. the parcel area given to me has been properly calculated;
4. broker and assessor information is reliable and correct;
5. the abstracts of title and other legal information available are accurate;
6. there are no encumbrances or mortgages other than those reported in the abstracts;
7. information from all sources is reliable and correct unless otherwise stated;
8. there are no hidden or unapparent conditions on the property, in the subsoil (including

hazardous waste or ground water contamination), or within any of the structures
wdiich would render the property more or less valuable.

9. all personal property is excluded; and
10. all non-compensable items are excluded.
11. This appraisal is also based on extraordinary assumption that there is no contamination present at the

subject site.

Limiting Conditions: lltis report is bound by the following limiting conditions:

1. Sketches and photographs in this report are included to assist the reader in visualizing the property. 1
have not performed a survey of the property or any of the sales, and do not assume responsibility in
these matters.

2. I assume no responsibility for any hidden or unapparent conditions on the property, in the subsoil
(including hazardous waste or ground water contamination), or within any of the structures, or the
engineering that may be requir^ to discover or correct them.

3. Buyer, at their expense, is required to obtain a survey of the parcel defming the boundary limits.
4. Possession of this report (or a copy) does not cany with it the right of publication. It may not be used

for any purpose other than by the party to whom it is addressed without the written consent of the State
of New Hampshire and in any event only with the proper written qualification and only in its entirety.
Neither all nor any part of the contents (or copy) shall be conveyed to the public dux)u^ advertising,
public relations, news, sales, or any other media without written consent and approval of the State of
New Hampshire.

5. Acceptance and / or use of this report constitutes acceptance of the foregoing underlying limiting
conditions and underlying assumptions.

Legal Description

See Page 28 for Legal Description.
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Appraisal Certification

I certify that to the best of my 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 my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

•  I have not revealed the findings and results of this appraisal to anyone other than the proper officials of
the Department of Transportation of the State of New Hampshire and I will not do so until so
authorized by State officials, or until I am either required to do so by due process of law or until I am
released of this obligation by having publicly testified as to such findings.

•  I have no present or prospective interest in the property that is the Subject of this report and no personal
interest with respect to the parties involved.

•  I have not appraised nor performed any services for the Subject property in the past three years.
•  1 have no bias with respect to the property that is the Subject of this report or to the parties involved

with this assignment.
• My engagement in this assignment was not contingent upon developing or reporting predetermined

results.

• My compensation for completing this assignment is not contingent upon the development or reporting
of a predetermined value or direction in value that favors the cause of the client, the amount of the value
opinion, the attainment of a stipulated result, or die occurrence of a subsequent event direcdy related to
the intended use of this appraisal.

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

•  I have personally inspected the Subject property.
• No one provided significant real property appraisal assistance to me.

12/29/2021

Christopher Fonda Date
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BttsiDess Address:

ExpericDce:

Education:

APPRAISER QUALIFICATIONS

New Hampshire Department of Transportation
Right-of-Way Bureau
John 0. Mort(m Building - Room 100
7 Hazen Drive

PO Box 483

Concord, NH 03302-0483
Teiepbone: (603)271-6918
httDs://www.nh.eov/dot/orB/Dro{ectdevelopment/riehtofwav/index.htm

10/2017: New HaiDpibIre Department of Transportation
Rigbt-of-Way Bureau
Concord, NH
Position: Right-of-Way Appraiser II

2014-2017: La Paz County Asseuor*s Office
Parker, AZ
Position: Appraiser 11

2008-2014: Sao Bcmardmo County Assessor's Office
Big Bear Lake, CA
Position: Appraiser I

2006-2008: Southern Califoraia Appraisers, Inc.
Rancho Cucamonga, CA
Position: Residential Appraiser Trainee

1996 - State University of New York at Brockport, Brockport, NY
Bachelor of Science, Biological Sciences

2003 - Allied Business School, Irvine, CA

Real Estate Appraisal

2006 - State of California Office of Real Estate Appraisers, Sacramento, CA

California State Board of Equalizatloti, Connty Assessed Property DMsion:
Sacramento, CA

•  Certified Property Tax Appraiser, 10/2(X)8
•  Appraising for Property Tax Purposes, 11^008
•  Residential Appraisal Procedures, 4/2009
•  Taxable Possessory Interests, 11/2009
•  Manufactured Homes and Parks, 7/2010
•  Obsolescence for Personal Property and Fixtures, 1/2011
•  Replacement Cost: Estimating of Residential Structures, 9/2012

State of Arizona, Department of Revenue
Phoenix, AZ

•  Introduction to Arizona Property Tax, 2/2014
•  Valuation Concepts, 2/2014
•  Personal Property Valuation, Level I, 3/2014
•  Land Valuation, 4/2014

•  Personal Property Valuation, Level II & III, S/2013
•  Basic Ad Valorem Concepts, 6/2014
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JMB Real Ettate Academy* loe.
Chelnuford, MA

Basic Appraisal Principles, January 2018
Basic Appraisal Procedures, January 2018
Residential Sales Compaiison and Income Approach, March 2018
Residential Site Valuation and The Cost Approach, March 2018
Uniform Standards of Professional Appraisal Practice (USPAPX May 2018
Residential Market Analysis and. Highest & Best Use, June 2018
Residential report Writing and Case Studies, June 2018
Advanced Residential Applications and Case Studi^ Septembq- 2018
Mastering Unique and Complex Properties, October 2018
Statistics, Modeling and Finance, January 2019

International Right of Way Association (IRWA)
Irvine, CA / Concord, NH

225 - SociaJ Ecology, May 2018
421 - The Valuation of Partial Acquisitions, September 2018
800- Principles of Real Estate Law, May 2019
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Sobiect Deed and Legal Description
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