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LRCP 26-01 o 
STATE OF NEW HAMPSHIRE 

INTER-DEPARTMENT COMMUNICATION 

FROM: 
~½ 

Eric G. Sargent 
Administrator 

SUBJECT: Access Point in Town of Greenland 
RSA 4:39-c 

TO: Representative Mark McConkey, Chairman 

DA TE: May 1 I, 2026 

AT: Dept. of Transportation 
Bureau of Right-of-Way 

Long Range Capital Planning and Utilization Committee 

REQUESTED ACTION 

The New Hampshire Department of Transportation (Department), under RSA 4:39-c, 
requests authorization to grant a twelve-foot access point through the Controlled Access Right of 
Way (CAROW) on the easterly side of NH Route 33/Greenland Road to a parcel owned by the 
Requestor situated between NH Route 33 and the Boston & Maine Railroad in the Town of 
Greenland, County of Rockingham. The sale will be direct to Wakefield Investments Inc., their 
designee being Atlantic Tower, LLC (Rcquestor) for a value of $132,800. The Department will 
additionally assess an administrative fee of $1,100.00. The sale will be subject to conditions as 
speci tied in this request 

EXPLANATION 

The Department is processing a request for the Requestor, as referenced above. The 
Requestor owns a certain parcel of land identified in the Greenland Tax Records as Tax Map R-
21, Lot 46 and would like to acquire an access point through NH Route 33 CAROW to the 
parcel. The CAROW was acquired under the Commissioners' Return of Highway Layout dated 
January 18, 1957, for the Greenland-Portsmouth Project F 018-2(4), P-2977. Also, see 
conveyance from Elery G. & Bessie W. Smith by Warranty Deed recorded February 21, 1957, in 
Book 1424, Page 007 at the Rockingham County Registry of Deeds, and as further revised on 
April 14, 1966, and recorded in Book 1823, Page 519, on June 10, I 966, at said Registry. The 
Return of Highway Layout granted two (2) points of access on the South to Elery G. & Bessie 
W. Smith, as well as awarding damages of $6,510.00. Both access points have been utilized, and 
no other access points were made available to this parcel in the Return of Highway Layout. 

After a Departmental review, it was determined that granting this access point is surplus 
to the Department's operational needs and available for disposal. This access point will be 
conveyed with the following conditions: 

• If any proposed construction or alteration of structures or temporary equipment on this 
property will exceed 100± feet above ground level, then the proponent will need to 
provide notice to the Federal Aviation Administration (FAA) 
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via https://ocaaa.faa. gov/rn:aaah:.xtcrna] iportal. jsp and no construction can be initiated 
until the FAA has issued a determination letter about the proposal. Notification to FAA is 
to be a minimum of 45 business days before initiating construction. The proponent should 
be made aware of this federal requirement under US Code of Federal Regulations Title 
14 Part 77.9). The Buyer is required to apply for a driveway permit, through the District 6 
office, to construct the intersection of Frye Road and NH Route 111, and is required to 
follow the guidelines of the driveway permitting process. 

• Use of access is to be limited to the cell tower or similar use with very minimal traffic 
generation. 

• The driveway will be restricted to right in, right out. 

A Staff Appraiser from the Department evaluated the property and concluded it does not 
have an independent highest and best use. They then prepared a contributory value appraisal 
using the sales comparison approach that adheres to the requirements of the Right of Way 
Manual and the Uniform Standards of Profossional Appraisal Practice. The contributory value as 
of October 20, 2025, was detem1ined to he$ I 32,800. 

The Department respectfully requests authorization to grant this access point as outlined 
above. 

EGS/EEA 
Attachments 



Surplus Property Appraisal Report 

Project ID: N/A Parcel Number: Map R-21 , Lot 46 

Location/ Address: 1419 Greenland Road (Route 33), Greenland, New Hampshire 

Property Rights Valued: A break in the CAROW to allow a 12 foot access onto Route 33 

Owner(s) of Record/Requester: Wakefield Investments Inc. (Map R-21, Lot 46) 

Effective Date: September 4, 2025 

Appraiser: Brian Frost 

Introduction 

Report Date: October 20, 2025 

Contributory Value: $132,800 

The Client for this appraisal is the New Hampshire Department of Transportation (NHDOT). 
Intended users of this appraisal and report include the client's agents and officials, and members 
of the Long-Range Capital Planning and Utilization Committee. I have not prepared this appraisal 
and report for any other use, nor do I intend any other users to be able to rely on it. 

The intended use of this appraisal and report is to assist the Client in making informed decisions 
regarding negotiations for a potential sale of the subject property rights to the owner, Wakefield 
Investments, Inc. • 

The purpose of the analysis is to develop an opinion of the contributory value of a 12 foot wide 
access right-of-way from the controlled right-of-way (CAROW) located on the easterly side of NH 
Route 33/Greenland Road to 1419 Greenland Road (APN: R-21 /46) consistent with the concluded 
highest and best use of the property in the Before and After scenarios. 

In this case, the subject property rights, a proposed 12' wide access point/right-of-way, does not 
have an independent highest and best use due to limited marketability. Per the New Hampshire 
Department of Transportation, Right of Way Manual, I have appraised the subject's contributory 
value1 to the requester's property (change in value) 2. 

1. A type of value that reflects the amount a property or component of a property contributes to the value of anther 
asset or to the property as a whole. 

2. The change in value of a property as a whole, whether positive or negative, resulting from the addition or deletion 
of a property component. Also called deprival value in some countries." - The Dictionary of Real estate Appraisal , 6th 

edition, The Appraisal Institute. 
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This appraisal has been based on a number of assumptions and conditions outlined within this 
report. A hypothetical condition has been applied to the analysis and is a condition, directly 
related to a specific assignment, which is contrary to what is known by the appraiser to exist but 
is used for the purpose of analysis. 

Furthermore, the appraiser has utilized NHDOT data for the description and location of the subject 
property right (access/ROW). Should the description/dimensions and location be found to be 
inaccurate, a reappraisal may be required. 

Extraordinary assumptions have also been applied to the analysis and are assignment specific 
assumptions as of the effective date of this appraisal and report regarding uncertain information 
used in an analysis, which, if found to be false, could alter the appraiser's opinions or conclusions. 

The opinion of Contributory Value of the subject property rights, a proposed access point/ROW, 
as of September 4, 2025, is $132,800. 

The appraiser conducted his inspection of the subject property on September 4, 2025. 
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Conditions of Sale 

The buyer will be required to pay NH DOT an Administrative Fee of $1,100; 

The Grantee will be required to commission a land surveyor licensed in New Hampshire, to survey 
and prepare a perimeter Boundary Line Survey depicting the limits of the point of access right-of­
way meeting the NH Code of Administrative Rules 503.09, to be submitted to the Department for 
review and approval. Upon approval by the Department, the Grantee is required to record the 
plan under RSA 478: 1-a, in the Rockingham County Registry of Deeds, from which the 
Department will prepare the conveyance deed. The Grantee will supply a full-size copy of the 
recorded plan and a draft description of the surveyed property. 

A review of statewide analytical data collected by the Department as well as nationwide 
information indicates that transportation corridor soils commonly include metals, and Polycyclic 
Aromatic Hydrocarbons (PAH's) at concentrations above background conditions. When 
excavated, these Limited reuse soils' (LRS) shall be addressed in accordance with applicable 
New Hampshire Department of Environmental Services (DES) rules; 

The grantee shall also be responsible for obtaining all applicable local and state land use 
approvals precedent to closing. 

The official condition for use of the access point will be as follows: 

1) Use of access is to be limited to the cell tower or similar use with very minimal traffic 
generation. 

Additional conditions are as follows: 

2) Conveyance under below aeronautics conditions: If any proposed construction or 
alteration of structures or temporary equipment on this property will exceed 100± feet 
above ground level, then the proponent will need to provide notice to the Federal 
Aviation Administration (FAA) via https://oeaaa.faa.gov/oeaaa/external/portal.jsp and no 
construction can be initiated until the FAA has issued a determination letter about the 
proposal. Notification to FAA is to be a minimum of 45 business days before initiating 
construction. The proponent should be made aware of this federal requirement under 
US Code of Federal Regulations Title 14 Part 77.9). 

3) Use of access is to be limited to the cell tower or similar use. 

4) Driveway restricted to right in, right out 

Exposure Time 

Exposure time is defined by USPAP as the estimated length of time that the property interest 
being appraised would have been offered on the market prior to the hypothetical consummation 

Surplus Appraisal I File No. 25-131 I Map R-21, Lot 46 112' Access Point I Greenland Road, Greenland, NH 

- 3 -



of a sale at market value on the effective date of the appraisal. The definition of market value 
presumes that the property, prior to the date of value, was on the market for a reasonable length 
of time to find a buyer who was ready, willing and able to consummate a purchase on the date of 
valuation. 

The subject property rights, a 12' wide access poinUright-of-way to Map R-21, Lot 46, would only 
have appeal/marketability to the owner of Map R-21, Lot 46. The subject property rights do not 
represent an independently marketable property right as of the date of valuation. Thus an 
estimate of exposure time is not considered appropriate/relevant for this assignment. 

Assumptions and limiting Conditions 

Hypothetical Conditions: 

A hypothetical condition is a condition, directly related to a specific assignment, which is contrary 
to what is known by the appraiser to exist but is used for the purpose of analysis. The following 
hypothetical condition was invoked: 

• This report is subject to the hypothetical condition that the subject property rights, a 
proposed access point/right-of-way, exists (as defined in this report) in the After analysis 
and valuation. 

Extraordinary Assumptions 

An extraordinary assumption is an assignment specific assumption as of the effective date of this 
report regarding uncertain information used in an analysis which, if found to be false, could alter 
the appraiser's opinions or conclusions. This report is subject to the following extraordinary 
assumptions: 

1) The requester's (APN: R-21/46) property has been appraised as if clean and free of 
contamination. No information regarding soil testing or the subject's environmental status 
has been provided to the appraiser. 

2) This appraisal and conclusion of highest and best use in the After is subject to the 
extraordinary assumption that the site has received, or will receive, all the necessary 
approvals and permits for the proposed telecommunications tower on the requester's site. 
A site plan for the telecommunications tower was reportedly approved with conditions on 
February 15, 2024. A copy of the Town Planning Board's Notice of Decision is included 
in the attached addenda. 

3) This appraisal is subject to the extraordinary assumptions that the estimated potential 
gross income (based on estimated ground lease rates) and associated expenses with 
obtaining approvals for the proposed communications tower are reasonable and 
appropriate. If the estimates are determined to be inaccurate, the appraiser reserves the 
right to revise the estimates/appraisal. 
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The hypothetical conditions and extraordinary assumptions used may have affected the results 
of this appraisal. 

General Assumptions 

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

• No responsibility is assumed by the appraiser for the legal description or for matters 
pertaining to legal or title considerations. Title to the property is assumed to be good and 
marketable, unless otherwise stated. 

• The properties analyzed for this valuation are 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, but no warranty is given for 
its accuracy. Information from all sources is assumed to be reliable and correct unless 
otherwise stated. Information and/or confirmation from real estate brokers/agents and 
local assessor representatives is assumed to be reliable and correct. 

• Any plans and illustrative material in this report are included only to help the reader 
visualize the property. It is assumed that the subject property rights location and 
description provided to me is accurate. All maps, plans, and photographs utilized in the 
appraisal process are believed to be reliable and correct. 

• All efforts have been made to obtain pertinent information influencing the value of the 
subject property rights. The appraiser reserves the right to adjust the value if additional 
significant information is provided after the completion of this appraisal report. 

• The physical condition of the requester's property was based upon a visual inspection. It 
is assumed there are no hidden or unapparent conditions of the requester's property, 
subsoil, or improvements that render it more or less valuable. No responsibility is 
assumed for such conditions or for obtaining the engineering studies that may be required 
to discover them. 

• It is assumed the requester's property is in full compliance with all applicable federal, state, 
and local environmental regulations and laws unless the lack of compliance is stated, 
described, and considered in the appraisal report. 

• It is assumed the use of the land and improvements is confined within the boundaries or 
property lines of the property described and there is no encroachment or trespass unless 
noted in the report. 
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Limiting Conditions: 

This appraisal report is bound by the following limiting conditions: 

• Exhibits and photographs in this report are included to assist the reader in visualizing the 
property. I have not conducted a survey of any of the properties analyzed or any of the 
sales, and do not assume responsibility in these matters. 

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

• This appraisal is based on information and plans provided to the appraiser by the NHDOT. 
General and other construction plans, if available, have also been reviewed. Any 
changes, additions, discrepancies, and/or revisions to any of the information provided to 
me may require an updated or new appraisal report. 

• Possession of this report (or a copy) does not carry with it the right of publication. This 
report 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 through advertising, public relations, news, sales, 
or any other media without written consent and approval of the State of New Hampshire. 

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

Scope of Work 

The scope of work identifies the type and extent of research and analysis in an assignment. 
Several steps are involved in the appraisal process, beginning with the inspection of the subject 
properties and collection of data applicable to the properties, their neighborhood and relevant real 
estate markets. Based upon the review of this information, the appropriate methodology to be 
used in the valuation is determined. 

My investigations and research included an exterior inspection of the requester's property from 
the public right-of-way (along NH Route 33) as well as the immediate neighborhood area on 
September 4, 2025. I reviewed pertinent municipal and county property records including 
assessment data and taxes, zoning regulations, GIS maps, existing easements, and reviewed 
available NHDOT and other plans. Subject and comparable property data was collected and 
compiled from several sources, including the Town of Greenland, Registry of Deeds records, 
PrimeMLS, the New England Commercial Property Exchange (Moody's/NECPE), local real estate 
professionals, various online billboard and telecommunication websites, and the NH Department 
of Transportation. The data was analyzed and verified where possible. 

In the valuation analysis, I formed opinions of the highest and best use (H&BU) of the requester's 
property in the Before scenario (without benefit of the proposed access point/ROW) and the After 
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scenario (with access point/right-of-way in place). The H&BU opinions were based on legal, 
physical, and neighborhood land use characteristics as well as relevant market indicators of 
supply and demand. 

Value estimates(s) were made considering the purpose/intended use, highest and best use, and 
applicable approaches to value. 

The appraisal report was prepared to summarize and convey my findings, including the market 
data and the analyses used. I prepared this appraisal report in compliance with USPAP's 
Standard Rule# 2-2 (a) governing appraisal reports and the NHDOT Right-of-Way Manual. 

I compiled comparable rental data, verified and analyzed the data, developed an opinion of the 
contributory market value of the proposed subject property rights, and prepared this appraisal 
report to summarize and convey my findings, the market data, and the analyses utilized. 

Summary of Property Rights to be Appraised 

The subject property/right being appraised is a proposed 12' wide access point/right-of-way along 
NH Route 33 (Greenland Road) providing access to the requester's site, to Map R-21, Lot 46. 

The appraiser was provided with site plans showing the existing site conditions (Before) and the 
approximate location of the proposed access point/right-of-way from the NH Route 33, a 
controlled access right-of-way (CAROW), and proposed communications tower improvements 
(After). Overview and plan exhibits are included on the following pages. The subject property 
rights consist of a proposed 12 foot wide access point/right-of-way from the eastern side of NH 
Route 33/Greenland Road. 

The proposed access point/right-of-way would provide direct access from NH Route 33 and 
potentially allow development of a proposed telecommunications tower on the requester's site 
(APN R-21/46). The proposed access point/right-of-way does not represent an independently 
marketable property right as of the date of valuation. Therefore, the access point/right-of-way is 
being valued as contributory value to the requester's property based on the estimated difference 
in value between the Before scenario, without the proposed point of access, and the After scenario 
with the access point in place. 

The requester's (Wakefield Investments, LLC) property, Map R-21, Lot 46 (1419 Greenland 
Road), in which the development of a communications tower is proposed, is a vacant, triangular­
shaped, undeveloped (with exception of a billboard) parcel of approximately 0.7 acre situated east 
of Greenland Road (NH Route 33) and just west of the Portsmouth Town line. The site measures 
300' x 183. 72' x 390'. A significant portion of the site (northern portion) appears to be negatively 
affected by wetlands. The commercially zoned site currently has no legal access point from NH 
Route 33, or any other road, and thus is considered undevelopable. 

The requester also owns the± 8.9 acre site (APN R-21/48) just to the south of the APN R-21/46 
but the two sites are separated by a stretch of the B & M Railroad easement and thus are not 
contiguous. The requester also owns a nearby landlocked± 3 acre parcel, situated in Portsmouth, 
to the east of APN R-21/48 and abutting Interstate 95. 
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Please note: The proposed access point/ROW location and dimensions (12' wide) shown on the exhibit 
above are approximate. See proposed site plans submitted to the Town Planning Board for a more 
precise location. 
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Commissioners' Return of Highway Layout Plan 

Source: NHDOT Property Management Section 

Please note: The plan shows the subject and abutting site to the north as a combined/single parcel. The 
requested area for the proposed access poinVROW location shown on the exhibit above are approximate. 
See proposed site plans submitted to the Town Planning Board for a more precise location. 
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Expanded Satellite View 

Source: GIS Maps 
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APN R21/46 - Existing Conditions Site Plan 
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Plan prepared by Advanced Engineering Group, P. C. 
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APN R21/46 - Existing Conditions Site Plan - Enlarged View 
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From plan prepared by Advanced Engineering Group, P. C. 
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Topo/Contour Map 

Source: GranitView 

The requester's site has a generally rolling topography/contour, which is also shown in the 
Existing Conditions Site Plan on the preceding pages, that does not appear to have a significant 
impact on the requester's parcel's development potential. 
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Soils Map 

Rockingham County, New Hampshire (Nt-1015) 

Rockingham County, New Hampshire @ 
(NH015) 

Acres Percent of Map 
Unit 

Symbol 
Map Unit Name in AOI AOI 

Pennichuck 
channery very 
fine sandy loam. 
3 to 8 percent 
s lopes 

Totals for Area of 

Source: Web Soil Survey/USDA Natural Resources Conservation Service 

AOI = Area of Interest 

0 .8 100.0% 

O.B 100.00/o 

According to the Soil Map exhibit above, the requester's site appears to be situated entirely within 
the Pennichuck channery very fine sandy loam, 3 to 8% slopes (460B) classification. Pennichuck 
channery very fine sandy loam is described as well drained with no frequency of ponding or 
flooding. Given nearby development, it is assumed that the requester's site's general soil 
composition would likely not inhibit its development. 
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According to FEMA Flood Insurance Rate Map (FIRMette) shown above, the requester's site is 
situated entirely within Zone X, being an area of minimal flooding hazard. 

Public water and sewer, natural gas, and overhead electricity is in place along NH Route 33 along 
the parcel's eastern lot line. 

As shown in the Existing Conditions Site Plan on the preceding pages, much of the 
upper/northern portion of APN R-21 /46 consists of wetlands. The extent and location of the 
wetlands would likely have a significant impact on the parcel's development potential. 

Improvements/Use 

The requester's site is vacant with the exception of a static lighted billboard sign situated on the 
northwest corner of the site along Route 33. According to the NHDOT, the lighted sign was 
erected in May 1956 and is permitted. A copy of the current billboard permit is included in the 
addenda. The deed/legal description appears to convey a beneficial right-of-way along the 
abutting parcel's southern boundary which apparently provides legal access to the existing 
billboard on site. A copy of the deed is included in the attached addenda. 
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Photographs - Taken by Brian Frost on September 4, 2025 

NE view of Map R-21, Lot 46 (1419 Greenland Road/NH Route 33) 

SW view of Map R-21, Lot 46 (1419 Greenland Road/NH Route 33) 
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SE view of area of proposed access point/right-of-way to Map R-21, Lot 46 from NH Route 33 

NE view of existing billboard on site (Map R-21, Lot 46) 
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SE view of abutting parcel to north (Map R-21, Lot 45) 

View of NH Route 33 looking NE (Map R-21, Lot 46 on right) 
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View of NH Route 33 looking SW (Map R-21, Lot 46 on left) 

20 Aerial View 

Source: Google Earth 
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Real Estate Assessment/Tax Burden 

The subject property right, a proposed point of access/ROW, is not recognized by the Town of 
Greenland and accordingly is not assessed. The requester's property, in which the access 
point/ROW is proposed to service, is assessed by the Town of Greenland as follows: 

1419 Greenland Road (Map R-21 , lot 46) 

Land .. . .... .. ... .. $ 85, 100 

Annual taxes ... . $ 1,105.54 

A copy of the full tax assessment record for Map R-21, Lot 46 is included in the attached addenda. 

Regional, Market Area, Municipal, and Neighborhood Analysis 

Regional & State Profile 

The subject property is situated in the Northern New England region, which includes the states of 
New Hampshire, Maine, and Vermont. Much of the state's population and business activity is in 
southern New Hampshire as contrasted with the more northern and western areas of the state. 
The subject property is located within the Seacoast Area of New Hampshire in the southeastern 
portion of the State. 

New Hampshire continues to benefit from its proximity to Boston, which from a drive time 
perspective, is more accessible today than it has ever been due to the recent widening of the 
lnterstate-93 (l-93) corridor. Interstate 95 also provides access to the Seacoast area from 
Massachusetts. 

Southern New Hampshire contains most of the state's population, with commercial development 
concentrated in the population centers of Nashua, Salem, Manchester, and Portsmouth. These 
municipal centers are connected by the state's major highways, which include 1-93, 1-95, Route 
101, and the FE Everett Turnpike. Southern New Hampshire is heavily influenced by its proximity 
to the greater population density of Eastern Massachusetts. New Hampshire's highest priced real 
estate tends to be in communities near the Massachusetts border and within the Seacoast 
Region. 

Despite rapid economic growth during the past few decades, real estate developers and lenders 
have generally been cautious following the widespread overbuilding of the 1980s, over 40 years 
ago. As a result, little speculative construction has been undertaken in the region. Owner-user 
and build-to-suit development has been most prevalent in the industrial and service/office sectors. 
These trends have kept inventory levels low, resulting in moderate long-term rent and price 
appreciation. New investor construction is evident in prime locations, while new construction in 
secondary markets is mostly limited to local businesses and owner-users. 
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There is significant new multi-family construction taking place in most parts of southern New 
Hampshire at this time, despite high construction costs. Rents have increased in line with these 
trends, but it appears that rents may be stabilizing. New Hampshire's multi-family market is 
seeing a boom in development, with both market-rate and affordable housing projects, particularly 
in Manchester and Nashua. However, the rate at which new projects are being 
proposed/developed appears to have curtailed. 

The current and recent past interest rate environment has certainly resulted in less activity, 
particularly in the commercial market, than was being realized before and during the Pandemic 
(2020 - 2022). Prices in most segments of the commercial market appear to have leveled off. 
The most significant factor affecting the commercial market during the past two to three years has 
been rising interest rates, which have increased borrowing costs and reduced buyers' purchasing 
power. This coupled with economic uncertainty and high inflation have made both buyers and 
sellers more cautious, impacting their willingness to engage in new transactions. Another major 
factor has been evolving market demands due to the changing dynamics of the workplace and 
consumer behavior. The shift towards remote work and flexible office arrangements has 
influenced the demand for different types of commercial spaces. 

New Hampshire's industrial market is in a period of adjustment. With speculative development 
slowing in early 2025, most new projects now involve owner-users or build-to-suits. Leasing 
activity remains strong, especially for spaces between 3,000 and 15,000 SF with tenants 
prioritizing loading access and clear heights. While availability has improved slightly, owner-users 
continue to face limited purchase opportunities that meet both budget and operational needs. 
There has been a continued shift in demand from larger blocks to smaller or medium-sized spaces 
such as contractor bays. The market is trending towards a more balanced level, as rising vacancy 
rates are leading to more supply. 

The New Hampshire office market has been significantly impacted since the start of 2024 by 
office-to-residential conversions. Despite the reduced supply, the vacancy rate still rose year­
over-year. Class A properties were the only category to see improvement, continuing to benefit 
from the flight-to-quality trend in urban submarkets. While the weighted average rental rate 
increased, several submarkets experienced rent declines, especially in older Class C properties, 
which also recorded the largest vacancy increases during the same period. 

The retail market across Southern New Hampshire has remained relatively stable. This stability 
is partly due to limited new retail space being added, helping to maintain flat vacancy rates despite 
negative net absorption over the past 12 to 18 months. The retail supply pipeline remains minimal, 
which is expected to help sustain low vacancy rates. Most new retail construction projects are 
tenant-driven and require lease commitments before breaking ground, further supporting the 
region's low vacancy rate. It has yet to be seen how external forces like tariffs and inflation will 
reshape business strategy and consumer behavior throughout 2025. 

Despite rising inflation and interest rates as well as higher construction costs, the demand for 
some commercial segments (retail, smaller industrial/contractor spaces) and residential real 
estate remains relatively strong. Overall, the New Hampshire market appears to be well 
positioned during the current economic cycle with its broad employment base and healthy 
commercial and residential real estate markets. New Hampshire continues to be one of the only 
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states in the U.S. to rely almost exclusively on property and business profits taxes for its revenue 
base, with no personal income or sales tax. 

Like national trends, the residential real estate market has demonstrated considerable demand 
and price appreciation during the past several years. Available inventories remain limited and 
marketing times are very abbreviated, compared to historic levels. Where land and approvals are 
available, new home construction continues at a modest pace, despite relatively high construction 
material and labor costs. Inflation increased sharply during 2022, causing the Federal Reserve 
to embark on a series of interest rate hikes, resulting in a cooling of economic activity, although 
employment remains relatively strong. The housing market continues to experience strong 
demand and inventory shortages although the market has continued to cool since early 2023 due 
to rising mortgage and affordability rates. 

According to the New Hampshire Employment Security (NHES) , Economic, & Labor Market 
Information Bureau, New Hampshire's preliminary seasonally adjusted unemployment rate for 
July was 3.1 percent. This was unchanged from the June rate, which remained at 3.1 percent 
after revision. The July 2024 seasonally adjusted rate was 2.6 percent. 

Additionally, New Hampshire's residential and retail sectors have been fueled by the highest rate 
of population growth in the New England region . A common motivation for relocating residents 
has been 'quality of life', relatively affordable housing, and low state taxes, compared to 
neighboring states to the south. 

Overall, the New Hampshire market appears to be well positioned during the current economic 
cycle, compared to other regions of the United States with its broad employment base and healthy 
commercial and residential real estate markets. New Hampshire continues to be one of the only 
states in the U.S. to rely almost exclusively on property and business profits taxes for its revenue 
base, with no personal income or sales tax. 

Area/Municipal Profile 

Greenland is a historic Seacoast town known for its small-town feel, rural character, and proximity 
to Portsmouth and the ocean. Founded in 1638, it features preserved antique homes, rolling 
farmlands, and fronts on Great Bay. The town offers a peaceful residential environment with 
larger properties and natural beauty, while remaining conveniently located for shopping, 
restaurants, and the beaches of the New Hampshire coast. 

Greenland is situated in the 'Seacoast Area' along the Interstate 95 corridor in the northeastern 
portion of Rockingham County in southeastern New Hampshire. Greenland abuts the community 
of Newington (Great Bay) and the City of Portsmouth to the north, Portsmouth and the Town of 
Rye to the east, the Town of North Hampton to the south, and the Town of Stratham to the west. 
The Maine border is approximately 4 miles northeast of the subject property. The coast/Atlantic 
Ocean is within 5 miles of the subject property. 

Greenland is situated approximately 37 miles (driving distance) northeast of Manchester, New 
Hampshire, 57 miles southwest of Portland Maine, and 55 miles north of Boston, Massachusetts. 
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According to the Community Profile prepared by the Economic & Labor Market Information 
Bureau (ELMI), NH Employment Security, as of 2023, Rockingham County had a population of 
320,665 and Greenland had a population of 4,104. 

The Town has one school, Greenland Central School, which serves students in grades 
Kindergarten through 8th grade. High school students in grades 9-12 attend Portsmouth High 
School. 
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The town is bordered by Great Bay to the north, offering recreational opportunities for hiking and 
birdwatching at the Great Bay National Wildlife Refuge and the Great Bay Discovery Center. The 
town is a short drive from Portsmouth, offering access to attractions like the Strawberry Banke 
Museum and Albacore Park. 

According to the aforementioned ELMI Community Profile, The Town's housing stock is broken 
down as follows: 

Housing 
Total Housing Units 

Single-Family Units,Detached or Attached 

Units in Multiple-Family St ructures: 
Two to Four Units in Structu re 
Five or More Unit s in Structure 

Mobile Homes and other Housing Units 

(ACS 2019-2023) 
1,686 

1,492 

163 
31 

0 

The town offers a balance of suburban and rural living, with many residents owning their homes. 
The following single-family market data sheets for Rockingham County and the Town of 
Greenland, prepared by the New Hampshire Association of Realtors, point to continued modest 
appreciation for single-family homes. 

Sales volume has increased in Rockingham County and marketing times have increased during 
the past year but are still well below 30 days. The inventory supply remains well below a balanced 
market. The reported volume of sales for 2024 and 2025 (YTD) is insufficient for the Town of 
Greenland to derive meaningful trends. However, it is considered likely that Greenland has 
experienced similar market trends as the County. Comparable sale research indicates the overall 
residential market remains relatively strong in New Hampshire's Seacoast Region area with 
generally low marketing times, limited inventories, and modest appreciation. 

Per the ELMI , New Hampshire's preliminary seasonally adjusted unemployment rate for July 2025 
was 3.1 percent. As of July, 2025, Rockingham County had a labor force of approximately 24,411 
with an unemployment rate of 2.7%. The July 2025 unemployment rate for Greenland was 
approximately 2.5%. 

According to the ELMI profile, the top employers in the Town of Greenland as of 2023 were as 
follows: 

Largest Businesses 
Anson Sailmakers 
High Flying Flag Company 
Novel Iron Works 
Boise Cascade 
Cole Haan 
Advanced Concrete 
Target 
Lowes 
Tractor Supply Co. 

Employer Information Supplied by Municipality 

Product/Service 
Sall manufacturer 
Flags, banners 
Structural steel fabrication 
Lumber distributor 
Corporate office/warehouse 
U.S. Headquarters 
Department store 
Home improvement center 
Rural retail store 
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The immediate neighborhood consists of the commercially developed areas along NH Route 33 
in the northeastern portion of Town west of Interstate 95. 

Neighborhood uses include AmeriGas Propane, a Target store, a Lowes improvement store, an 
automotive dealership (Portsmouth Volkswagen), McDonald's, Bluebird Self Storage, a truck stop 
(TA Travel Center), a dentist (Seacoast Children's Dentistry), a Tractor Supply store, 
Consolidated Communications, and Greenland Famous Roast Beef & Seafood. 
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The requester's property is located on the eastern side of NH Route 33 (Greenland Road) in 
northeastern Greenland just southwest of the Portsmouth Town line. The subject property is 
situated approximately 1 mile southwest of access to Interstate 95 via NH Route 33. 

The requester's parcel is situated directly across the street from a large site developed with two 
big-box retailers, Target and Lowes, and just south of a lighted intersection that provides access 
to the aforementioned big-box retailers. The NHDOT reports an average annual daily traffic 
(MDT) count along NH Route 33 just north of the aforementioned intersection, of 23,062 in 2024. 

In summary, the subject community and neighborhood have good accessibility to Routes NH 33 
and Interstate 95, the Seacoast region's main north-south route that provides direct access to the 
nearby Massachusetts to the south and Maine to the north. The community is in close proximity 
to the Atlantic Ocean coastline and numerous beaches in New Hampshire, Maine, and 
Massachusetts. The community also abuts the City of Portsmouth and is within commuting 
distance to Boston, Massachusetts. 
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Source: Google Maps 

Zoning/Land Use 

According to the Town of Greenland's Zoning map, revised to April 1, 2024, and Zoning 
Ordinance, see excerpt below, the requester's parcel (APN R-21/46) is situated within 
Greenland's Commercial District C (CC) zoning district. 
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Zoning District Descriptions 

C. Commercial District C is defined using 2010 Property Tax Map and Lot numbers for each 
property located within this district. The foJlowing is a list of properties located within 
Commercial District C. 

TAX MAP LOTS 
R-.. 1 43, 44, 44A. 44B, 45, 6. 47, 48. 49. 50. 51, 54. 55, 55A, 56, 58 65. 65A. 66, 67 

Source: Town Zoning Ordinance, Page 135 

The intent of this district is to allow for the development of large scale, high traffic generating 
commercial development in areas where transportation, water and sewer infrastructure is suitable 
for the intended use. 

Based on a review of the Town Zoning Ordinance, permitted residential uses within the CC zoning 
district include Single Family Dwellings, Home Occupation/Cottage Industry, Doggie Day Care, 
Accessory Dwelling Units, and Residential Open Space-Conservation Development. 

Permitted governmental, educational, religious, charitable, cultural, and public uses include 
Municipal Uses for Civic, Governmental, Service, Educational or Recreational Use, Historical 
Museums, Place of Assembly: Religious, Public Parks and Playgrounds, Private Schools: 
Nursery thru College, Licensed Child Day Care Facilities, and Senior Citizen Centers. 

Permitted medical uses include Hospitals, Clinics (With Inpatient Care}, Ambulatory Surgical 
Center, and Residential Care Facility. 

Permitted recreational uses (Indoor/Outdoor) include Cinema or Similar Indoor Amusement Use 
with No Live Performance, Indoor and/or Recreation Facility, and Health Club, Yoga Studio, 
Martial Arts School or Similar Use. 

Permitted Office: Non-Medical uses include Professional and Business Offices, Retail Bank, and 
Financial Services Office. 

Permitted Service: Non-Healthcare uses include Personal Services, Consumer Services Such as 
Copy Shop, Bicycle Repair, Pet Grooming, Trade, Craft and General Service Establishments 
Such As, But Not Limited To, Shops for Carpenters, Plumbers, Painters, Electricians, Paper 
Hangers, Sign Painters, Upholsterers, and Printers, Laundry and Dry Cleaning Establishments, 
and Self-Service Laundry for Use by the General Public. 

Permitted Retail trade uses include Convenience Goods, Retail Sales, and Shopping Centers. 

Permitted Eateries and Drinking Places include Restaurants, Fast Food Restaurants, Full-Service 
Restaurants, Brew Pubs, and Nano Breweries. 
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Permitted Motor Vehicle uses include Sales, Renting or Leasing of Passenger Cars and Light 
Trucks, Motorcycles, Tractors, Boats and Small Power Equipment (e.g. Lawnmowers) Including 
Accessory Repair Services, Snowmobiles, and Motor Vehicle Washing Facility for Passenger 
Cars and Light Trucks. 

Additional permitted uses include Agricultural, Hotels, and Commercial Riding Stables. A full list/ 
table outlining all permitted uses is included in the attached addenda. 

The minimal dimensional requirements for the CC zoning district are outlined below. 

The requester's site and subject property are also located within the Telecom District. The Zoning 
Ordinance includes Article XI: Telecommunications Ordinance. Applicable pages of this 
ordinance are included in the addenda. 

Dimensional Requirements 

DIMENSIONS 
ZONES 

CA, CB. C( 

60.000 \\ith 45.000 
a lot i)rca minimum (sq ft) contiguous non-

wetland soil 
b Lot front minimum (ft) 200ft 
C Lot width minimum ( ft) 80 ft 
d Front yard minimum (ft) 30 ft (l, 6) 
e Rear yard minimum (ft) 20 ft {4) 
f Side yard minimum (fl} 20 ft (4) 
g Building height maximum (ft) 35 ft 

h 
Lot coverage maximum 

50%,max 
(footprint) 

i Open space requirement 50% oflol 
CA: 10~000 sq ft 
maximum for each 

j Building footprint 
bide on site 
CB: 20.000 sq ft 
maximum for each 
bid~ on site 

Source: Town Zoning Ordinances, Page 36 

Map R-21 , Lot 46 is also situated within the Residential-Commercial-Industrial Mixed-Use 
(RCIM) District (Overlay). The RCIM District is an overlay district within which residential , 
commercial, and industrial uses, or any combination thereof, may be permitted on a single 
parcel of land upon issuance of a Conditional Use Permit (CUP) by the Planning Board. In 
order for a CUP to be granted, an applicant must demonstrate to the satisfaction of the Planning 
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Board that a specific land use proposal will conform to specified requirements of this RCIM 
District Ordinance. 

ZONING MAP 
OF 

GREENLAND 
NEW HAMPSHIRE 

REVISED TO APRIL 1, 2024 

REVISED & REPRINTED BY 

Technologies 
~ecuJion Mapping. Oeospat!al Solutions 

Source: Town of Greenland 

LEGEND 
D RESIDENTIAL 

[ -=--=-j COMMERCIALA 

COMMERCIAL B 

COMMERCIAL C 

INDUSTRIAL 

AQUIFER PROTECTION 

CONSERVATION LAND 

TELECOM DISTRICT 

The Telecom District is an area delineated 
1000 feet to the east and to the west from 
1he center line cl Interstate 95 in Greenland 
"'1d running from 1he North Hampton town line 
1o the Portsmotr.h tO'Ml ljne. This area !s 
also delineated on the Zoning Map of the Town 
of Greenland 

www.greenfand-nh.com/DocumentCenterNiew/1902/2025-Zoning-Map-PDF? bidfd= 
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Valuation 

Highest and Best Use 

The subject property is a proposed 12' wide access point/right-of-way from NH Route 33 to the 
requester's parcel identified by the Town as Map R-21, Lot 46. 

This report is subject to the hypothetical condition that the subject property area, a proposed 
access point/right-of-way, exists (as defined in this report) in the After analysis and valuation. 

Highest and Best Use of Map R-21, Lot 46 - 'Before' the Proposed Access Point/ROW 

Highest and Best Use is the physically possible, legally permissible, financially feasible, and 
maximally productive use that would result in the greatest net return. It cannot not be highly 
speculative nor predicated upon conditions anticipated in the too distant future . 

APN Map R-21, Lot 46 is an irregular/triangular shaped site of± 0. 70 acre with approximately 320 
feet of frontage on NH Route 33 (Greenland Road). The site also has frontage (backs up to) 
along the Boston & Maine Railroad tracks (± 90' wide ROW) along its southeastern lot line. The 
site is generally rolling and mostly wooded. The parcel has significant wetlands on the 
northeastern portion of the site. There is overhead electrical, public water and sewer and natural 
gas available along the site's NH Route 33 frontage. Based on development in the immediate 
area, it is assumed that soils are conducive to development. The site 'as is' could likely 
accommodate a number of permissible uses. However, due to limitations related to its size, 
shape, wetlands, any traditional development of the site would present significant challenges. 

The site is situated within the Commercial C (CC) zoning district. Numerous uses are allowed 
within the district including single-family residences, office, retail, restaurants, personal and 
customer services (e.g., copy shop, pet grooming, and trade and general service establishments), 
hotels, medical facilities, and Laundry and Dry Cleaning Establishments. However, the site does 
not meet the minimal lot size requirement of the Zoning district and does not have permitted 
access from NH Route 33. The site is also situated within the Telecom District that permits new 
towers with a Special Exception. Any development of the site would likely require a 
variance/Special Exception and permitted access to the dry, southern portion of the site from NH 
Route 33. The Town Planning Board has reportedly approved (with conditions) site plans for a 
telecommunications tower on the site subject to obtaining a NH DOT driveway permit. See a 
copy of the Planning Board's Notice of Decision in the attached addenda. 

The site has limited development potential on its own, if any, due to its relatively small size, 
irregular shape, significant wetlands, and lack of permitted access from NH Route 33, a controlled 
access right-of-way (CAROW). It would be speculative to assume that any traditional 
development and/or access approvals would be granted by the Town or NH DOT (controls access 
from NH Route 33). 

There is an existing illuminated billboard on the northwest corner of the site. According to a permit 
(# 526) on file with the NHDOT, the billboard is owned by Outfront Media and was erected on the 
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site in May 1956. It is assumed the billboard sign and access (for maintenance) is considered 
legal and grandfathered by both the Town and State. 

The existing billboard use appears to be the only feasible use of the site without an assemblage 
and/or variances and permitted access from NH Route 33. Even if the site received permitted 
access from NH Route 33, the development potential would still be extremely limited due to the 
physical characteristics of the site. The billboard use is considered the highest and best use of 
the site in the Before as it provides income to the property. 

Highest and Best Use - 'After' With the Proposed Access Point/ROW 

The proposed 12' wide access point/right-of-way would provide access to the southern portion of 
the requester's site (Map R21, Lot 46). The access would allow development and maintenance 
of a proposed telecommunications tower on the site. 

According to documents provided to the NHDOT, the agent for the requester, Atlantic Towers 
LLC, received Site Plan review approval from the Town of Greenland Planning Board on February 
15, 2024 to construct a 100' communications tower on 1419 Greenland Road (Map R21, Lot 46). 
Approvals were based on site plans, Project No. 2023-0079, dated September 26, 2023. Atlantic 
Towers LLC subsequently applied for a driveway permit from the NHDOT in July of 2024. 

This appraisal and conclusion of highest and best use in the After is subject to the extraordinary 
assumptions that the site has received, or will receive, all the necessary approvals and permits 
for the aforementioned telecommunications tower. 

Highest and Best Use Conclusion 

The site has limited development potential on its own, if any, due to its relatively small size, 
irregular shape, significant wetlands, and lack of permitted access from NH Route 33. 

There is an existing permitted billboard on the northwest corner of the site. The reported traffic 
count just north of the subject site was 23,062 (MDT) in 2024. The sign is also located just south 
of a lighted intersection that services two big-box retailers (Target and Lowe's). 

The proposed access point/right-of-way would provide access to the southern portion of the 
requester's site and potentially allow development and maintenance of a proposed 
telecommunications tower on the site. 

The highest and best use in the After scenario (with the proposed access point/ROW) is the 
development of the proposed telecommunications tower and continuance of the existing billboard 
use on the site. 
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Valuation Approaches 

There are three basic approaches commonly utilized in the valuation of real property interests, 
the Cost Approach, the Income Approach, and the Sales Comparison Approach. The use of each 
approach is contingent upon the type and characteristics of the property being appraised, market 
behavior specific to the property type, and the availability of relevant market data. 

The Cost Approach was considered but not utilized as the requester's property/site essentially 
consists of vacant land with no improvements, other than the existing billboard, to consider. 

The Sales Approach was also considered but not utilized due to the lack of comparable sales of 
similar sites with similar development potential/approvals. 

In the analysis and valuation, I have utilized only the Income Approach. The potential purchase 
of the subject site, in both the Before and After scenarios, would likely be based on the parcel's 
ability to generate income from existing and proposed uses. 

Income Approach 

The Income Approach to value is based on the principle of anticipation, i.e., the value of 
property correlates to the present worth of the future rights to benefits to be received by the 
owner. Income approach analysis considers the property from an investor's point of view, the 
basic premise being that the amount and quality of the income stream are the basis for value of 
the property. 

When estimating the value of the fee simple interest by the income approach, the annual 
operating income is forecast assuming market levels. The term "market levels" means that the 
income and expenses are set at levels considered suitable for the subject property after 
comparing it to similar properties under current market conditions. 

Estimate of Potential Gross Income (PGI) 

Potential Gross Income is the total income attributable to real property at full occupancy before 
vacancy and operating expenses are deducted. Potential Gross Income includes the sum of 
potential rental income, other income, and expense recoveries. In this appraisal , as the interest 
being appraised is the fee simple interest (i.e. , income stream at market rents) . 
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Before Analysis 

Ground Lease Income 

The requester's parcel has an existing billboard on the property. It is a static, illuminated one­
sided sign that currently advertises two businesses. 

Landowner rates for billboards vary widely depending on location and billboard type. Rents are 
typically based on a billboard's gross rental revenue. High-traffic areas like busy highways and 
major cities will command much higher rates than more rural locations. For southern New 
Hampshire landowners, Compensation for a billboard can range from $300 to over $1,500 per 
month for standard static signs, and potentially higher for prime locations or digital displays. 
The payment is generally not fixed and varies significantly based on several factors, including 
traffic, visibility, and the final lease terms. Many agreements pay the landowner a percentage of 
the gross advertising revenue from the billboard. This typically falls between 10% and 30%, 
with 15% to 20% being a common range. 

The billboard on the requester's parcel is a single-sided, lighted improvement which faces the 
northern bound traffic on NH Route 33. The average annual daily traffic count is reported to be 
23,062 (2024) just north of the subject site. The billboard is also situated just south of a lighted 
intersection serving Lowe's and Target store across the street from the subject parcel. 

The annual rental/lease income from the billboard was not provided to the appraiser and are 
unknown. The billboard improvements are reportedly owned by Outfront Media, which generally 
leases the right to construct and maintain a billboard on a site from a landowner. The media 
company would typically collect the market rent and pay a percentage of the lease rate to the 
holder of the real property rights for the permitted sign location. 

According to a representative of Outfront Media, Barrett Norton, annual rents in the subject's 
market area for a single face static billboard range from $1,000 to $6,000. 

Given the subject's location on a highly traveled 4-lane State Route in close proximity to a 
lighted intersection servicing two major big-box retailers, I have estimated a market rent for the 
subject billboard towards at the top end of the range reported by the Outfront Media 
representative, or $6,000 annually ($500 per month). 

There are no publicly reported, standardized cap rates for billboard easements in specific 
regions like Southern New Hampshire. The value of a billboard location is highly variable and 
depends on individual factors that influence its potential cash flow. Investors often look at a 
property's annual rent as a multiple rather than focusing on a cap rate. Multiples for valuing 
billboard easements or leases generally range between 8 and 12 times the annual rent 
payments. This translates to an estimated cap rate range of 8% to 12.5%. The specific 
multiplier/cap rate for a billboard depends heavily on its location, market strength, and type of 
asset (easement vs. operating billboard). Higher-quality, well-located billboards in prime 
markets command lower cap rates, indicating lower risk and higher value. A 10% cap rate has 
been estimated for the subject billboard. 
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In order to estimate the annual net operating income, operating expenses need to be deducted 
from the estimated gross income. 

There are no other improvements on the subject property. The subject parcel/land is assessed 
by the Town at $85,100 which results in a current annual tax burden of $1 ,105.45 ($85.1 x 
$12.99/$1 ,000 of assessment). No other expenses are known or considered appropriate for the 
analysis. 

The estimated value of the subject parcel in the Before is calculated as follows: 

Estimated Annual Billboard Easement Rental. .. .. . ... $ 6,000 

Less Annual Real Estate Taxes ... .. . ... .... ....... $ 1,105 

Estimated Net Operating Income ... .. ..... ..... .. . ... .. . $ 4,895 

-;- .10 (Capitalization rate of 10%) = $48,950 

Rounded to ..... ... ... ... .. ... .. .... .. .. . ... ..... ... . ..... .... . $ 49,000 

Conclusion 

In the existing, Before scenario, I estimate the market value of the requester's 
parcel (APN R-21/46) as of September 4, 2025 to be $49,000. 
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After Analysis 

In the hypothetical After analysis, the abutting site will benefit from the proposed 12' wide access 
poinUright-of-way from NH Route 33 (Greenland Road). A 100' tall communication tower is 
planned for the site utilizing the proposed access. The site plan exhibit below shows the proposed 
location of the planned improvements as approved by the Town Planning Board. 

Proposed Site Plan 

,;; 

The exhibit on the following page shows a more close-up view of the planned access point/right­
of-way and the planned lease area and location of planned improvements on the site. 

The exhibit on Page 43 shows an elevation view of the proposed monopole communications 
tower. 
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Proposed Compound Plan 
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Communications Tower (ground lease income) 

In the After scenario, in addition to the existing billboard, the subject site is encumbered by a 
telecommunication tower easement or ground lease. 

The appraiser reached out to a representative of the communications tower lease company, 
Fran Parisi , who's contact info was provided by the Property Management section of the 
NH DOT. The appraiser requested a copy of the proposed ground lease and/or specific terms 
of the lease with the landowner. Mr. Parisi indicated he was very reluctant to provide any 
specific information on the lease due to confidentiality concerns. 

Current industry ground rental rates vary widely based on numerous factors, including location, 
population density, network needs, and construction limitations. Based on online research, 
current typical monthly rental rates for cell tower ground leases range anywhere from $500 up to 
$25,000+. The reported current industry standard for telecommunication tower ground leases is 
a 5-year initial term with four 5-year extensions, for a total of 25 years. However, ground leases 
for cell towers are commonly 20 to 40 years long. 

Although telecommunication lease info is often recorded, in many cases just a memorandum of 
lease is recorded which typically does not specify all of the terms (rates, escalations, etc.) of the 
lease agreement. A Memorandum of Lease for the proposed easement area and use, dated 
August 1, 2023, is recorded in the Rockingham Registry of Deeds in Book 6498, Page 1031. A 
copy of the memorandum is included in the addenda. The memorandum outlines an option to 
lease a portion of the subject property for the purpose of erecting, installing, operating and 
maintaining a communications tower. It calls for a 10-year initial lease term, commencing on the 
date the tenant exercises their option, with two additional 10-year terms. 

In addition, telecommunication tower technology is constantly evolving. The appraiser reviewed 
numerous online articles and cell tower lease valuation company websites to assist in estimating 
the contributory value of the proposed lease. 

Industry and market factors include the number of carriers (a tower that can host multiple tenants 
generates more revenue), the type of lease (a direct lease with a wireless carrier will typically pay 
more than a lease with a tower company, and market demand (higher population density and 
mobile usage in a specific area increase demand for coverage, driving up lease prices for 
strategically located sites). 

The final rate depends on specific local factors rather than statewide averages. Property specific 
factors influencing the lease rate include strategic importance (If a site is in a prime location that 
fills a critical network coverage gap and there are limited alternative options, the lease value will 
be higher), zoning regulations, ground elevation (higher-elevation sites provide a better line-of­
sight for signals, which can command a higher lease rate), and accessibility and utility access. 

Lease term conditions including rent escalators and termination clauses impact the long-term 
security and value of the lease. Current industry ground rental rates vary widely based on 
numerous factors, including location, population density, network needs, and construction 
limitations. 
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Generally, current monthly rental rates for a 100-foot cell tower monopole in New Hampshire 
typically range from $800 and $2,000, though they can range from $500 to over $10,000 per 
month depending on several critical factors. There is reportedly no single "market rate" for cell 
tower leases, as each site is valued individually. 

Given the proposed communications tower is a monopole tower that will accommodate limited 
tenancy, be at a predominantly level elevation in the Seacoast Area of southern New Hampshire 
(modest population density), a market ground rent in the middle of the $800 and $2,000 monthly 
range indicated above of $1,400 monthly (or $16,800 annually) has been estimated as a 
reasonable expectation of the net income to the requester's property (landowner). It is assumed 
that all expenses associated with obtaining approvals, constructing and maintaining the 
improvements, and site operating costs (e.g., the real estate taxes, etc.) for the entire site would 
be the responsibility of the lessee (communications tower operator). 

Cell tower lease buyouts are calculated differently than commercial real estate. Reportedly, the 
wireless industry doesn't use capitalization rates when making lease-purchase offers. The 
typical technique for estimating existing cell tower lease values include analyzing the rental 
value of similar cell tower leases and applying a multiplier (multiple of annual rate). 

According to Ken Schmidt of Steel In The Air (SITA), a company specializing in evaluating cell 
tower leases, the industry uses multipliers, generally 17x to 20x. The multiplier is applied to the 
net annual income which typically equates to the annual rent being paid. For cell tower leases, 
there are rarely any expenses. 

The following published multipliers were found during my research: 

• SteelinTheAir.com: 

• TowerGenious.com: 

17x to 20x 

16x or lower (below average) 

17.Sx or higher (above average) 

• SteelTree Partners, LLC: 1 Ox to 25x 

It's clear that multipliers can vary widely. Most online sources report market multipliers between 
15x and 20x. Based on my research and the data presented above, an annual multiplier of 
17.5x has been concluded as reasonable for the subject. 

The potential gross Income for the proposed communications tower subject has been estimated 
as follows: 

Estimated Annual Communications Tower Rental ..... ..... $16,800 ($1,400 x 12 months) 

Applying a 17.Sx multiplier results in a current value of $294,000 ($16,800.;.. 17.5) 
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In order to come up with an estimate of net contributory value of the proposed communications 
tower lease, estimated approval expenses, developer's profit have been estimated and 
deducted. 

The cost of obtaining approvals for a cell phone tower in New Hampshire reportedly range from 
thousands to tens of thousands of dollars, with no guarantee of approval. Total project 
development costs for pre-construction activities like surveying, engineering, zoning and 
permitting can range from $40,000 to $60,000. The final cost is highly variable and depends on 
the specific municipality, the project's complexity, and potential legal challenges. An estimate at 
the very upper end of this range, $60,000, has been utilized for this analysis. 

Developer's profit margins vary but often range from 15% to 25% of total project costs or 
revenue, depending on the project's location, scale, and market segment. Total cost for 
monopole cell towers in New Hampshire, reportedly range from approximately $200,000 to over 
$400,000. The final price depends on various factors, including the tower's height, location, and 
necessary equipment. Given the type and scope of the proposed tower it is projected that the 
total project cost would be at the lower end of the range indicated above, say approximately 
$200,000. Applying a discount rate of 25% results in an estimated developer's profit of $50,000. 

In addition, a further discount has been applied to reflect the access and site restrictions 
imposed by the NH DOT. The restrictions, which severely limit the development potential of the 
site, include the requirement that the use of access is to be limited to cell tower or similar use 
(with very minimal traffic generation) and the access/driveway will be restricted to right in, right 
out. Given the restrictions/development limitations, a 25% (of estimated $200,000 total project 
cost) discount has been applied. 

Thus the estimated net value of the contributory value of the cell tower has been estimated as 
follows: 

Contributory Value before Expenses, Developer's Profit & Restriction Discount .. . $ 294,000 

Less Approval Costs ....... $ 60,000 

Less Developer's Profit .... $ 50,000 

Less Restriction Discount $ 50,000 

Net Contributory Value of Communications Tower .... .............. $ 134,000 

The estimated value of the requester's site in the After, based on both the income producing 
components, is estimated as follows: 

Estimated Before Value (existing billboard) ...... .. ...... ... .... ..... ... ....... .. ... $ 49,000 

Net Contributory Value of the Proposed Communications Tower ... ......... . $ 134,000 
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Total Estimated Value in the After scenario ..... . ..... ..... ..... ... ... ... .. .... . .... $ 183,000 

The estimated After value of the subject property (APN R-21 /46) as of September 4, 2025 with 
the proposed Access poinVROW in place is $ 183,000. 

After Value Conclusion 

The estimated contributory value of the subject property rights (point of access/ROW), as of 
September 4, 2025 is calculated as follows: 

Estimated After Value .. . ........ .. ....... .. ... .... ... ... ...... $ 183,000 

Less Estimated Before Value ...... .... .... . .... ...... $ 49,000 

Contributory Value of Point of Access/ROW .... ....... $ 134,000 

The final estimated contributory After value of the point of access/ROW to the requester's site 
as of September 4, 2025 is $ 134,000. 

Final Contributory Value Conclusion 

The buyer is expected to incur additional costs and fees related to purchasing the access 
poinVROW. A fee adjustment was applied to reflect these additional transactional costs. 

The required NHDOT Administrative Fee is $1 ,100. Plan recording fees of approximately $100 are 
anticipated for the subject point of access/ROW. 

Point of Access/ROW Value... ..... .... .. ...... .. .... ... ... . .. ... ... $134,000 

Less Administrative and Recording Fees* . . . . . . . . . . . . . . . . $ 1,200 

Contributory Value of the Proposed Access Easement .. $132,800 

* NHDOT Administrative Fee of $1,100 and plan recording fees (see Page 2, Conditions of Sale). 

The fees are calculated/estimated as follows: 

Estimated Administrative and Fees: 

Administrative Fee ... ......... ... ...... ... ........ ....... .. 

Plan Recording Fee ......... .... ........... .. ........ .... . 

Total .... ...... ... .. ...... ....... ... ......... .. .. ...... .... .... . 

$1,100 

$____..1.QQ 

$ 1,200 

Any survey fees are expected to be the responsibility of the communications tower lessee. 

Surplus Appraisal I File No. 25-131 I Map R-21 , Lot 46 I 12' Access Point I Greenland Road, Greenland, NH 

- 47 -



Appraisal Certification 

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

• The statements of fact contained in this report are true and correct; 

• The reported analyses, opinions, and conclusions are limited only by the reported 
general assumptions; extraordinary assumptions, hypothetical conditions, limiting 
conditions, and legal instructions; 

• The report relays my personal, impartial, and unbiased professional analyses, 
opinions, and conclusions; 

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

• I have no bias with respect to any property that is the subject of this report or to 
the parties involved with this assignment; 

• I have not provided any valuation services for the subject property within the last 
3 years. 

• My engagement in this assignment was not contingent upon developing or 
reporting predetermined results; 

• Neither my compensation nor my employment is contingent upon the reporting of 
a predetermined value or direction in value that favors the cause of the 
client/employer, the amount of the value estimate, the attainment of a stipulated 
result, or the occurrence of a subsequent event directly related to the intended use 
of this appraisal; 

• I will not directly or indirectly benefit from the acquisition(s) of such property 
appraised; 

• My analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal 
Practice (USPAP), and the appropriate State laws, regulations, policies, and 
procedures applicable to appraisal of right- of-way properties for these purposes; 
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• I have personally made an exterior observation of the property that is the subject 
of this report and exterior observations of the comparable sales, where possible, 
relied upon for this appraisal; 

• No one provided significant professional assistance to me in the preparation of this 
report; 

• No portion of the value assigned to the property appraised consists of items which 
are non-compensable under the established law of the State of New Hampshire; 

• 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, and that; 

• No one provided significant real property appraisal assistance to me; 

October 20, 2025 

Appraiser Date 
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ADDENDA 
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•roperty Location 1419 GREENLAND ROAD 
Vision ID 955 Account# 318 

El!menl 
Style: 
Mode 
Grade 
:iluue~ 
occupancy 
:xteri01 Wall 1 
:icteno, Wall 2 
,001 Slrucfure: 
Roof ccver 
lntenorWall ' 
lnle11ur Wull ~ 
Interior fir ' 
nlenorFlr 2 
Heat fuel 
lieat lype 
AC Type 
lotal Bedrooms 
TOl!!l 6tnnns 
Total Hall tlat,s 
Total Xtra FD<trs 
Total Rooms: 
Bath Style: 
.(Jtch8!1 Style: 

.::a 
W­
W 

rq_ETAII 

Ue&ottplior 
Veeant Lane 
vacant 

Map IU OJR 21.1 461 / 
tllOQII 

fnFT__!!!_jL(JN 
:c lement Cd I LJes:nptJor 

CONDO DATA 
Parcel ta _l_\,_l J Owne ]OO 

ltl l l:i l 
, M1us, Tr 

1
Tode! 

uM OOf 
Llescnplion 

Condo Uml 
C<ntJUl 

~Uldlng ·~alue ~cw 

Year Bull 
Effective Year Built 
1JeprP.c1al1011 C:o~e 
Hemodel ~1,n, 
Yeir Rer:iodeloo 
iJe:ireciatlOll % 
fu,cbonal 01:Jso. 
:~mat Obsol 
Trend f ector 
Cmd1t1or 
Condition% 
.>e-centGood 
ens Sect Renie 
Jeo % ovr 
Ogp OVr Commcmt 
MISC lmpOvr 
MISC Im~-ovr Commen1 
cost to cure ovr 
Cost to Cure 0/r Conmen! 

'° 
IO 

~ , 
~ 

VO • .,... I & YAl'l'D ITl9f/ff07XF • JCAlffilll re, 

co<te I uescnpt,on I LJB I Units I ~nit Price I Yr Bi I Cond. Cd l 'II, Gd I Grade I C.rado PdJ. I Appl. Value 

<.;odC cnpbor -Nfi,g Arn I Ffoor Area J ; II Ar9a I UM Coil ] Urclopr~ -va!\11 

TH Gr~, I.iv / I P.a!II! ArP.11 0 0 ll 0 

3Idg Name 
Sec# I Of card# 1 of 1 

)lo Sketc~ 

State Use 44:ll: 
f'nnt Date S/2M025 I0:15:MA 



Deed/Legal Description -1419 Greenland Road-APN R-21I46 

clilS-ii~ l 5, 
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Memorandum of Lease 

ll««d and Rdum to: 
Atlantic Tower LLC 

2 ~· SUffi Sbaioo..MA 02067 

Book:6498 Page:1031 

MEMORANDUM OF LEASE 

I: II 23022&2S 01/01/201'.I 02.,10d:MII PM 

nook 6498 Pa9e 1031 PttOe 1 Of 2 
Rogilt~ Of i:>...is, Rockini,lwlm County 

a,~~-
RECORDING 14.00 
SURC:Hf.RGI: 2.00 

C V 

Thi$ Memomxfgm of Lease IMCleDces a J.eaR Agreemeai ("Agrcemc:at") by and bctw\lCD At.lMiic Towcf" 
LLC. a Ddawme limiled lilbilily C:OIJIPUIY with • mailin, ~ of2 Commercial Sln:Ct. 5aw011. MA 02061 
{t.be "TENANT"') ani;I Wllkc:lkld htm&mcm. *·•a~ Corpcnlion with• mailllil ~ of P.O. 
Box ~. Welctfidd, MA 01880 (the "LA.NOl.ORD"}, whlc:h A~ clllltainJ, among ~ thinis, the 
followiDg ll!rmS: 

L LANDLORD 0\11111 U!ltain Tel.I propeny JOQ!tr.,d Ill 14J!l <lmmland RO!ICI in 1M Town of Greettl.Jnd, 
Roclua~ Cwcty, Swe of New Him'lpshite. which is depictod M Ld 46, oa Aaelsot'I Map R~l l, md 
tmn1 fwlh• Jllf..-:ribal ~ dlc 3Qmc real propcny all!\ltycd by \flat «TW1l deed ~ Ul1det ~ 
Book 2306 on PJp 4lS oflho ROl:kintib,Bm Cwnty R(p;try ofll0cds (the "Subject~ 

2. Subjecl Lo tis, tams of the Agreemem. l.ANDLORD bu granted ID TENANT 1111 optiM to leuc 1 ~ 
of the Subjet;t Prapcny and 10 Aeqnire CCl'Wl'l cuc:med£ foc tn~, egrcq ind utilities colledivd}t 
mown aa the "Lawed PrcmiJes". The Ai,10mlCDI will 1XJ&1iillte a~ of the Lcued Premisell. The 
A~ ii fOI' ~ inili.al 1enn of 1e11 (10} ye.in. ~cnting on the dat.c ONll TENANT exercises its 
cpliun aa dcrn:d in 11g1eemm. md tvro (2) adci\il.Jnal lm £10) yeiir n!IICWII lfflnl. imle:H Wlict 
len'ltinated by TENANT. 

3. The L.eued PrernlteS may be med exc;l'llsivcly by Tf.NANT for 1U lepl put'pUl,C$ oultiml in !ht: 
At;rtcmall. inclurilna; wilhilul l.imimtion, en:c:llna, instBllinl!, operatmg and mainlt•ning 111dio and 
communi.dation, lb'Wm, buildinp. and equipraeni: TEN.Alff is eolided in .ublc»e uidlor sublicenae tbe 
I.med ~. 1n,clllding an)' conununications towera kicat.ed ttic:reun. 

4. Puu1~t Lu !he Agn,ment. e,u;11\ld11111 tale oftbe SUbJttt ~Yin i(11enhmy.pf'IMde4111Ch ,.ic 11bo 
i~ llic tcued ~mi1e1, LANDLORD has pnled I 11::NANT a right of fint reflllal ill~ 
with ill mJIICI'-, pniposall or offc:ll'll from my lhird party other rban the lENANT', to ~. teue or 
obtain u Qlfflilrnl lor other n;ct,1 of 'Ml)') Ullder an or any purtiuri of die Lcucd Premi,es. 

5.. By I.his Memorandum. the parlict hc:tcttl intmd to record • refercooc: tu lhc Agrmnent tncl di;, f1Qd,y 
mify ud oonfim1 all of Im: tc:nm and cmidiliom of !he ~ and declare 1h11 tllt Leuod Premises 
ue IUbjtti lo.no( lhe apphc:able prov1$10n5 of'the AgreemenL 1n tlir evmt nf I c:mllict betwt:cn lhi!i 
Mem(ITTl!ldum aoo me Agrecmer,i, me ~ win comrcl. 

rm1: llMAINb.tll OF THIS rAGE IS INTENTIONALLY l.£FT au.me. 
SIGNA TIJRES BEClN ON NEXT PACEl 

Adantic Tower LLC P.111 I of2 SW:: AT-Nll-03ll6B ('1fetl!lhnd 
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Book:6498 Page: 1032 RECEIVE[ 

2 

IN WITNF.SS WHEREOf, the partiea hemo bllve fully ~Xffil~ thil. ~ u oftbe dtf+, • ·~~ _ 
Pattybctcto 

TENA.NT: 
ATLANTIC' TOWER %.4' 
By: dzt=?Zt4 
Name: Slcphm Kelleher 
Title: Mp aRl'f 
Date:; rt:--1 '. .;;) cJd-] 

TENANT ACKNOWLEDGl:MENT 
COMMONWEALTH Of MASSACHUSE.TTS 
COL11't"TY OF NORFOLK; 

On the date bc:low, before me per$Ma1ly appe:11n:d S1q,l1c11 Kellcbcr, Mlnagtr .of Allmlic Tower LLC, to me 
bioWJJ (or proved to me on tbc basiJ or ll8tisficfo<y t1Yidmce) to be the indiv~ lllh1> euc:uled the for-e1oina 
instnuncnt, and be acia:lm\ied~ said instrument by him exl'JCWd to be his -• in ~!I c11p11ei1y as 
Man11Bet, 

Notary Public Sign1ture~~::J~i!!i&~~~____,~--

LA.NDLORDACKNOWL~DGEME.llff 
COMMONWEAL TH OF MASSACHUSETTS 
COUNTY OF MIODlESEX: 

011 tht daCt: bclcw, before me pcrsotllllly appeul!d R DAvid Si:bcb·.i, Praidcnt or Wakefield ln\l't$tmail5. Inc:. to 
me blown (or proved Lo me on 1hc basis or $1U$fac1ory ~idenceJ 10 be lhe individual who a.«utcd 1be foregoit1J 
~-and ~ acknowkd(td sai4 instn:Jment by him cxc=led to be bis free: act lolMI dctd in llid ca?&City 11 
President.. 9f the- Sul;,jett Property .u described hettin. 

Dare-: ~ ;} 3 ~~.· I 
Notary Public Sipi111urc: _7_r~--"'-""'---Ld!U!Jl)__,___,'--'-"1"-0,£ ,___ _____________ __. 

Nowy Slampar Sail 

Paae 2 of 2 Site: i\ l-NH -03068 Ort,enland 
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Applicable Zoning Pages 

Zoning Ordinance 
2025 

Upc!ateJ: March 1998; Febtl.lllr)' J 999; March: 2000, 2002, R~ai.luptc<l S~pti:tnb,;r 2002; '.l.fard1: 
2003. 2004. 2005. 2006. 2007, W08, 2009, 2010, 2011. 2012. 2013, 2014, 2015.2016, 2017. 
2018, 2020. 2021, 2022, 2023. 20.24. 2025 
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3.4 - DISTRICT PURPOSES (Repeal & Re-Adopt 2011) 

The following putp()Ses arc hcrehy established for each of the di&tricts: 

3.4.1 Residential: The intent of this district is to provide for upcn space conservation, agricultural 
use, and predominantly low density residential development on individual lots, which can be 
accommodated on the land without m~jor disruptions of the natural terrain, vegetation, 
watercourses or surface drainage and which would not customarily have Town water. 

3.4.2 Commercial District A: The intent of tltis district is to pennit general commercial uses that 
arc modest in size, promote traditional New England architecture. and limit traffic hazards in 
areas on streets with high traffic volumes. The intent of this zone is also to buffer abutting 
residential neighborhoods from disturbance and disruption. 

3.4.2.1 Commercial District B: The intent of this district is to provide a transition zone along RI. 33 
from area.~ of larger size. higher tmflic generating commercial development to area.~ or modest 
siz.e, lower traffic generating commercial development. The intent of this zone is to emphasize 
continuity with traditional New England architecture as well as buffer abutting rciddential 
neighborhoods from disturbance and disruption. 

3.4.2.2 {'ommerclal District (': The intent of this district i:-. to allow for the development of large 
scale. high traffic generating commercial development in areas where transportarion. water and 
sewer mfraslructurc ill suitable for the intended asc. Thc mtcnl or thh zone i~ to emphasize 
continuity with traditional New England ar..:hitcclurc as ~ell as bulTcr abutting rc .. idcmial 
neighborhoods fronufaturban~ and.disrupt-ion. 

3.4.3 Industrial: The intent of this district is to provide areas for research and development, 
manufacturing, processing, assembly. wholesaling, and transportation-oriented activities and 
related ser¥iccs as trucking and warehousing providing that such uses arc determined not to be 
injurious or hazardous to the public health, safety, and/or welfare. Furthermore, the intent of 
the district is to reserve suitable land for the expansion of existing industry and location of new 
industry and to enhance economic development and employment. 

3.4.4 Floodplain Management District (0\'erlay): The intent oflhis district is to maintain the flood 
carrying capacity of the surfac.e waters of Greenland by discouraging the alterntion of 
lloodways, and by promoting building practices within the Town's /lQOd hazard areas which arc 
consistent with minimizing flood damage to land and buildings. 

3.4.S Aquifer Protection Dbtrict (Overlay): The intent of this district is to protect, preserve and 
maintain existing and future potential groundwater supplies and related groundwater recharge 
areas within Tmm. 

3.4.6 Rcsidcntial-Commcrdal-lndustrial Mixed-Use (RCIM) District (Onrlay): The 
Rc~idcntial-Commcrcial-lndu~trial :\hxcd-\;sc (RCIM) D1stnct 1:,; an overlay diMricl within 
which residential, commcrc1al. and industrial uses, or any combination thereof, rnay be 
pcm1ittcd on a single parcel of land upon issuance of a Conditional Use Pcnnil (CUP) by the 
Planning Uoar<l. In order for a CLP to be granted. an applicant must demonstrate to the 
satisfaction of the Planning Board that a sped fie land use propo~al will l·onfonn to spcc1tied 
r<:quin:mt:n!s of this RCl~·t District Ordinance. 

Zoning Ordinance - l'own of GrecnlaoJ, :-!H (Revised 04.2025) 221Pag 
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-
:!1 I 
1ii 
z 
!=' lJ Sin/lie Fiimity Dwelling I 
"-l 

'.!:. I , 2) Sack Lot Development 
~ , 3) Two Family Owellirnil -
s'. 
DJ 

"O 

4l Manufactured Housing: Mobile I 
Homes 

::0 
r,.J .... 

5) Home Ocwpation/Cottage I Industry (A•Mndr,d W1') 

r 
sa. 6) Oom1ie Dav Care 

.ls 
en - 7) ARe RestrictP.d Hou,inR (,OO~J .... 
~ 

c.n r; 0) 
0 
CD 

$) Ammory l>welllng Unit 

9) Residential Open Spate· 
en 
en Conservation Oevelopmetn 
lJ 
0 

a I 10) Mulll-f.amlly -
Ci) 
cil 
CD 1) Overnight and Dav Camps, 
:, 
i.ii Cottage Colonies, Vacation 
:, 
a. Re~orts. H(l~tel$ ;ind Similar 
::0 
0 

Rccrca!fonal Facil itics 
DJ 
_a. 

Ci) 

2) foremv, Wildlife, Timber 
Preserves, Reservoirs, and Nature 

cil 
CD 
2. 
DJ 
:, 
_a. 

z 

Stuciy Areas 
3) Commercial Riding Stables and 
Riding Trails Witti: 
3.1.) Over 10 acrns of land 

I 3.Z) Under 10 c!Cre,$ ol lahd 

4) Recreational Camping, Parking, 
Recteat,or1al Areas, Re$idMtial 
Te riting and Camping for Class A, 
B and C: Re~reational Vehicles 

3.6 TABLE OF USES (RESIDENTIAL, COMMERCIAL AND INDUSTRIAL DISTRICTS) 
Ke v: P- Permitted, S- Special Exception, CU -Conditional Use Permit, N - Prohibited 

CA CB cc I SUPPLEMENTAL 
RESIDENTIAL EXISTING ALDEN 

HIGHWAY INDUSTRIAL REGULATIONS 
COMMERCIAL .AVE 

A. RESIOENTIAL USES 
p p N p N 

In accordance wit'1 Section 4.4.1.1 of the Sul1diYision 
p p N N N Flegul at ions 

cu cu N N N In accordance with Sub~ection 3.7 .17,.3 of the Ordinance 

p p N N N In accordance with Sectir.m 3.7.3 of the Ordinance 

p p N p N In accordance with Section 3.7.I of the Ordinance 

s p N p N 

p r N N p In accordance with Article XIX of the Ordinance 

p p N p N In accorda11ce with Secll<>n ).7.11 of tre Ordinance 

p i> N p N In accordance with Artlde XXVI of the Q;dlnar1ce 

In accordance with Town of Greenland Site Plan Review 
N cu N N N Regulations (March 2022) 

8, TEMPORARY RES1D1:NTIAt USES 

s s N N N 

p p p p r 

p p p p N 

s s s s N 

s 5 N N N 

2.3A 
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CA CB cc I SUPPLEMENTAL 
USE RESIDENTTAL EXISTING AWEN 

HIGHWAY INDUSTRIAL REGULATIONS 
I COMMERCIAL AVE 

C. GOVERNMENT, EDUCATIONAL, RELIGIOUS, CHARITABLE, CULTURAl AND PUBLIC USES 

1
1) Mllniclpal Uses for Civ,c, I 

Governmental, Service, 
Educahom1l or Reereat,onal us~ p p p p p 

1 2) Historical Museurns s p p p N 

' 3) Place of Ass.emblv: ReliRious s p p p p 

4) Public Parks and Playgrounds p p p p p 

5) l'rivatt! Schools: Nursery thn.1 
College N p p N N 

6) Licensed Child Day Care I Facilities cu p p p 5 

7) s~nior Citizen Centers I s p p p 5 
8) Non-Profit lodges, Fraternal 
Organ iwti ons, Civic 
Organir.ations, and Charitable 
Organizations N p N N N 

D. AGRICULTURAl/fORESTRY 

1) Agri wlture p p p p p 

E. MEDICAL SERVICES (Amended March 2017) 
1 1) H ospita Is N N p p 5 

2) Med icill Offices and Clinics 
(Outpatient Only) N p s cu 5 

I 3) Clinics (With Inpatient Care) N N 5 p s 
4) Ambulatory Surgical Center N p p cu N 

S) RP.$id!lntlal CarP. Facility I s p p p s 
F. RECREATIONAL (INDOOR/OUTDOOR) 

1) Clnerna m Similar Indoor 

I Amusement Use with No live 
Perf11<mance N N p p s 

I 2) Indoor Recreation Facility I N p p p s 
3) Health Club, Yoga Studio, 
Martial Arts School or S•mi!ar Use N p p p s 
4) Golf Courses Which May 

I 
Include; Clubhouse, Swimming 
and re111nis Facilities, Storage and 
Maintenance Structures s s N N N 

I S) Outdoor Recreation Facility s p p p s 
Key: P - Permitted, S - Special Exception, CU - Conditional Use Permit, N - Prohibited 

238 

In accordance with Town of Greenland Site Plan Review 
ReRulations 

In accordance with Section 3.7.14 of the Ordinance (March 
2025) 

RSA 674:32,c. Agricultural uses shall not be prohibited in 
any district 

In accordance with Article 3.6.2/0rdinance 

In accordance with Article 3.6.2/0rdinance 
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C 
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I CA CB cc I 
USE RESIDENTIAL EXISTING AlDEN 

SUPPLEMENTAL 

I COMMERCIAL AVE 
HIGHWAY INDUSTRIAL REGULATIONS 

;;;· 
e!. I G, OFFICE: NON-MEDICAL 
-
::!1 
ro 

1) Professional Officl! N p p p p 

2) Bu!li ness Office N p p p p lh acwrdance with Sectioh :I. 7 .8 of the Ordihohte 
z 
!') 

"' 
3) Retail Bank N p p p s 
4) financial Services Office N p p p s 

~ H. SERVICE: NON-HEALTHCARE 
~ 1) AdultOayCare Facilities N I p p N s 
-
s:: I 2) Personal Servic<!s N p p p N 

"' "C 3) Consumer Services Such as Copy 
;:o 
r(, 
~ 

Shop, Bicycle Repair, Pet Grooming N 
' 

p p p N 

4) Trade, Craft and General Service 
r-
s. 
.i,.. 

Establishments Such As, But Not 
limited To, Shops for Carpenters, 

C) - Plumbers, Painters, l'.l~trlc:lans, I 
~ 

~ 
Q') )> 
0 (") 

(") 
(1) 
(II 
(/1 

Paper Hangers, Sign Painters, I 

Uphol$tereri, and Prinl!irs Ill I p p p p 

5) landsca1>e Servlc~ N I p p N p 

6) Veterinary Care N I p p N N 

Ll 
0 

~ 

'l) laundry and Dry Cleaning I 
Establishments 

-
Gl 
ro 
<1l 
:!. 

7 .1) Drop Off/P1d Up Onfy for 

I Items lo be Dry Cleaned or 

Laundered Off Site or On .Site N p N p p 

"' ::, 7 .2) Self-Seivlce Laund(Y for Use 
C. 

;:o 
0 

"' 
by the General Public N p N p N 

I 8) Undertaking Establishment, 
!Cl- Funeral Parlor N p N N s 
Gl 
ro 
(1) 
::, 

I. RETAIL TRADE 
l) Convenience Goods N p N p N 

iii" 
::, 2) Retail Sales N p p p s 
_c. 3) Shopping Center N p p p s 
z 
J: I 4) S11xually Oriented eus,ne5S N I N s s N In accordance with Section 3. 7 4 of the Ordir>ance 

Key: P- Permitted, S - Special Exception, CU - Conditional Use Permit, N - Prohibited 

23C 
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RESIDENT1Al.. I CA CB cc I SUPPLEMENTAL 
USE EXISTING AL.DEN 

HIGHWAY INDUSTRIAL REGULATIONS 
COMMERCIAL AV£ 

;;;· 
~ J. EATERIES AND DRINKING PLACES 
-
::!1 
ro 

1) Restaurant 
) 1.1) fast Food Restaurant N p N p N 

z 
9 
N 

1.2) full•Service Restaurant N p N I p N 
2.) Brewery N I N N N p A brewery of any type snail not be permitted within, or 

'!:. l .1} 8rewPub N JJ N p N accessory to, a golf course located within a residentia! 

~ I 2:.2) Nano Brewery N I p N p N di strict. !2014) 
-s: 
Q) 

"C 

K. LODGING ESTABLISHMENTS 
I 1) Beel and Breakfast s l p N N N 

;o 

~ 
1 2) Inn s p N N N In accordance with Section 3 .. 7.7 of the Ordinance 

3) Hot.!! N N p p s 
r 
~ 
.j>,. 

4) O\lernight and Day Camps, I 
Cottage Colonies, l/a1cat,on 

en 
-
~ 

~ 
0) )> 

I Resorts, Hostels and Simifar 
$ i Re~r<;!at innaM Far.llitiP-s N N N N 

l. MOTOR VEHtClE (Amended March 2020) 
....>. n 

n 
(D 

1,) Sales, Renting o, Lea$ing of 
VJ 
VJ 

,:i 
0 

a I 
Passenger c. ars and Light T rutks, 
Motorcyc les, Tractors, Boa.ts and 
Small Power Fqu,pment (e.g. 

-
G) 
iii 

lawnmowers) Including Accessory 
I Rep-air Services, Snowmobiles N s N p N 

(D 
:::J 
Ql 
:::J 
C. 

;o 
0 
Q) 

I 
•ro- authorize the prohibition of additional automotive 
service stations within one (1) mile of an existing 

2) Automotive Service Station automotive service ~talion 

2.1,) Fuelini; Onlv N I s N s s 
_c. 

G) 

iii 

2.2) fueling and Service N s N s s I 
2.3) fueling, S.erwice and Repair N s N s s. 

(D 
:::J 

2.4) M~ocialed Co~venience Store N 5 N s N 
Ql 
:::J 3) Motor VePicle washins hcilitv I 
_c. for Pas~eng<?r Cars and Light 
z 
:I: 1 Truck~ {NO MORE THAN 2 AXLES) N N N p N 

I 4) Truck Stop N N N N N 

15) Off Site Parking lot 
Refer to Artkle II Definitions: Off-Site Parking lot (Mmh 

N cu cu cu cu W20} arid s~ct,on 3 G,3 ofth~ Ord,~ance 

Key: P- Permitted, S -Spedal Exception, CU - Conditional Use Permit, N - Prohibited 
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Cl) 
C: -a 
E 
u, 

)> 
"O 
"O 
iil 

\ CA CB 
USE RESIDENTIAL EXISTING AWEN 

cc I SUPPLEMENTAi. 

COMMERCIAL AVE 
HIGHWAY INDUSTRIAL REGULATIONS 

iii ' 
!:l!. M, WHOLESALE TRADE, WAREHOUSING AND DISTRIBUTION 
-
:!1 
m 

1) Wholesale N N s N p 

:ll War~tiousin1t N I N s N p 

z N. INDUSTRIAL 
9 
N l) light l"dustrv N I s s N p 

~ 2) Research and Development, I 
~ Corporate and llusine~s Orrlces N I s s N p 

-
~ 
CJ 

"O 

1' 
N _. 
r-

3) Food Proce1,5in2 N I s s N p 

' 4) Electronic Manufacturing N I s s N p 

5) General Manufacturing N I s 5 N p 

' 6) C<>mmerc,al Sawmills N l N N N p 

7) Junk Yards/RPt:Yc1inR Centers N I N N N s 
8. 
.:,. 
Cl 

8) Biological or Chemical I 
Laboratory N $ s N p 

-_. 
t--1 

O') )> 
~ (") 

(") 

9) Bulk Storage and Distribution of I Goods, Except Fuels N N s N p 

1 D) Bulk Storage of Fossi.l Fuels N N N N N 
CD 

"' 0 . RESIDENTIAL-COMMEROAL-INDUSTRIAL MIXED-USE (OVERLAY! DISTRICT (March 2020) 
"' "U I 1) Overni.11ht, Day Camris N 

I N N N N 
Q, 
;:!. 
-
G') 
cil 
CD 
::::J 
ai' 
::::J 
C. 

;o 
0 
CJ 
_c. 

I 2) Cottage Colonies N N N N N 
3) Vacation Resorts N N N N N 
4) Ho$tels, Similar Recreation I 

Facilities N N N N N 
Refor to Article XXVIII: RCIM (Overlay) Dlstiict for All Other 

5) Golf Courses which may include: Allowed Uses by Conditional Use Permit Only 
Clubhouse, Swimming & Tennis I 
Far.ilities, Storage and 

I Maintenance Structures N N N N N 

G') 
cil 
CD 

G) Se~ually Orlent~d !)ijs,nes~ N N N N N 

I 7) J11nk Yards, Recyc!inP. Centers N I N N N N 
::::J 
iii" Key: P - Permitted, S - Special Exception, CU - Conditional Use Permit, N - Prohibited 
::::J 
_c. 
z 
I 
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ARTICLE IV: DlME~SI01'"AL REQT;IREMENTS 

4.1 - GENERAL RF.OUIRF.MF.NTS 

The following general requirements shall be met: 

4. J .] No building or structure shall be erected, enlarged, or moved nor shall any use be authorized or 
extended, nor shall any existing lot be changed as to size exapt in accordance with the Table 
of Dimensional Requirements, Section 4.2. 

4.1.2 A lot having frontage or an area less than required by Section 4.2 may be considered to be in 
compliance therewith -provided that the lot had n:ceivt:d final subdivi~ion apprQval prior to the 
enactment of this Ordinance or was shown on a recorded plan or deed filed before the Planning 
Board that was granted jurisdiction to cuntrol the subdivision ufland. (Amended 2016) 

4.1 .3 Unless as permitted in the Table of Uses or multi-family developments, no lot in the 
Residential R Zone shall contain more than one residential structure used for living purposes. 
Structures containing two dwelling units shall have a common interior or garage wall, a 
common concrete foundation, and a contiguous rooflinc. (Repeal & Rcpt•~ w11; A=ndcd 2021) 

4.2- TABLE OF DIMENSlONAL REOUrREMENTS (R,:pcal & Roplac.: 2011. Amended 1014, 20161 

The Table of Dimensional Requirements shall apply for all lo!.S, uses of!and. and developments within 
the various districts, unless modified by other sections of this ordinance. (See Sectiou 4.3 - Explanatory 
Not~) 

DIMENSIONS 
ZONES 

1, R CA.CB.CC l 
60,000 ,vith 45,000 60,000 with 45,000 60,000 with 45,000 

a Loi area minimum (sq ft) contiguous non- contiguous non- contiguous non-
wetland soil wetland soil werland soil 

b Lot front minimum (ft) 200ft 200 ft 200ft 
C Lot width minimum (ft) 80 ft 80 ft 80 ft 

I d Front yard minimum (ft) 30 ft (1, 6, 7) 30 ft (L 6) 30 ft (1, 6) 
e Rear yard minimum {ft) 20 ft (7) 20 ft (4) 20 ft (4) 
f Side vard minimum (ft) 20 ft (7) 20 ft (4) 20 It (4) 

2 Building hei l!bl maximum (ft) 35 ft 35 n 35 ft 

h Lot coverage maximum 20%max 50%max 50%max (fomprint) 
i Open space reauirement 80% oflot 50%oflot 50% oflot 

CA: I 0,000 sq ft 
maximum for each 

j Building footprint 
bldg on site 
CB: 20,000 sq ft 
maximum for each 
bldi.! on site 
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6.3 - DEF1N1TIONS OF SIGN TYPES AND CHARACTERlSTICS 

Sit,'TI ~hall be defined as a surface containing text and/or graphics int<..-ndcd ro c~mvcy a message to a 
viewer in a public space. 

AIRBOR.,"E SIGNS: A sign aloft and secured to either a balloon or powered craft. See ·'Prohibited 
Signs" in Section 6.4. 

AREA: Sign area shall include all lettering, wording, and accompanying designs and symbols, 
together "'ilh the background on which !hey arc displayed, including the frame around the sign, and 
any cut-outs or extensions, but not including any supporting structure or bracing. Only (2) two~ided 
nominally two-dimensional signs arc permitted, the area (if which shall be the larger of either 
rectangular projection of that sign. (6.2.2) 

A \Yl'ff~G SIGN: Any sign painted on, sewn on. attached to, or woven into any awning. 

BAl\'NER SIGN: Any sign constructed of fabric or flexible material and having a banner geometry. 

BILLBOARD: An off-premise sign intended to convey a message. See "Prohibited Signs" in Secrion 
6.4. 

BLADE SIG1': A sign which is affixed perpendicular to the front surface of a building. See 
uProhibited Signs" in Section 6.4. 

DlRECTIONAL SIGNS: l\ sign identifying the loc.irion of. direction to, or separate function 
performed, within one portion of that building. For example: "Entrance", "Exit", ''Auditorium", etc., 
which do not name or advertise any activity. 

DIRECTORY BOARD: A wall sign permanently attached to a building wall at ground floor level 
and containing name identification for more than one ac1h,ity or j(K.,atcd in one or more adjacent 
buildings, 

DIRECTORY SIGN: A freestanding sign containing .listings of two or more commercial uses or users 
,ind loc.ited along the entrance way for the smooth and safe flow of traffic. 

ELECTRO~IC SIGN: A sign with a fixed or varying display andi'or message composed of a 
multiplicity of lights that may be r.:hange~ through electrical or electrortic means. 

FEATHER SIGN: A sign made of fabric or fabric-like material that is attached to a tube. rod, or 
pipe, over its full length and typically displayed in a near vertical orientation. See "Prohibited Signs'' in 
SL'Ction 6.4. 

FLAG: A piece of cloth fabric, or other pliable material, substantial size, distinctive color., and design, 
used as a symbol, standard, signal or emblem. Flags ean include governmental flags, artistic 
renderings, and the like, 
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6.4 - PROH1BTTE:D SIGNS 

The following types of signs are prohibited in all Zoning Distric.ts; 

A. Airborne Signs below 300 feet altitude. (Airborne signs al higher altitudes are rc1-,rulatcd by FAA 
rules.) 

B. At1ention Attracting De,·ices induding, hut not limited to banners, pennants, search lights, 
balloons or other gas-filled items, propellers, spinner streamers, rcflector(s), strobe lights, flashing 
lights, strings oflights, and similar devices for serving the purposes l>fattracting attention. 

C. BJade Signs 

D. Feather Signs 

E. Flashing, l\fobile and Animated Signs (refer to Definitions, Section 6.3) 

F. Uluminated Trim whose specific purpose is outlining any part of a building such as a gable, roof, 
sidewalk, or comer ( excluding holidays). 

G. ~on-Planar/Flat Signs 

H. Remote Signs 

I. Rogue Signs 

J. Robotic Signs 

K. Signs affixed to public sen<icc surfaces such as utility poles. light poles, and trJffic controJ 
enclosures (with the exclusion of signs directly related to the public service surface, such as 
identification text and numbers). 

L. Signs located at the rear of a premises and facing residential property. 

M. Signs of a m.m-govcmmcntal nature located on public right uf way or Town of Greenland property_ 

N. Signs painted dir~tly on the wall of a building, fence, or other accessory structure, or directly on 
any paved surface (uthcr than duly authori.:cd traffic control inf'onnation), 

0. Strings of lights shall not be used for the purpose of either advertising or attracting commercial 
a1ten1ion and are also prohibited as an adjunct to advertising andior commercial activity unless part 
of an approved plan submitted to the Planning Board. 

P. Vehicle Wrap Signs are prohibited if they are visible from a public way unless they are attached to 
a registered and inspected vehicle. All vehicle '\¾Tapped signs shall not be abandoned in place for 
more than 14 consecutive days. Vehicles with wr-ap signs which arc transiting the Town of 
Greenland on State or Interstate highways are not regulated while in transit. 

65 - EXCEPTIONS AND SIGNS i"iOT REQUIRING A PERMIT 

Signs not requirinr: a Sign Permit are defined as follows: 

A. Signs erected and maintained for public safety including traffic and directional signs and public 
welfare, or pursuant to and in discharge. of any governmental function, or required by law, 
ordinance, or governmental regulation_ 

8, A name sigtl nol el'ceeding 1 squ~ foot in area identifying lb~ name o, names uf residents of the 
premises where such sign is located; combination house number and name plates shall not 
ell:cecd 2 s.quare foet in area for each residential building. 
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ARTICLE XI: TE:LECOM\fU~ICATIOXS ORDINANCE 

11.1-AUTHORITY 

This Ordinance was .idopted by the Town of Greenland on March l l, 1997, in accordance with the 
authority as granted in New Hampshire Revised Statutes Annotated 674: 16 and 674:21 and 
procedurally under the guidance of 675: J, II. 

11.2 - PURPOSE A.'ID GOALS 

This Ordinanc~ is enacted in order to establish general guidelines for the siting of telecommunications 
towers and antennas and to enhance and fulfill the following goals: 

1 J .2.1 Preserve the. auth(1rity of the T()Wn of Greenland to regulate and to provide for reasonable 
opportunity for the siting of telecommunications facilities, by enhancing the ability of 
providers of telecommunications sef\o;ces to provide such Ser.ices to the community quickly, 
effectively, and ef-Jiciently. 

11.2.2 Reduce adverse impacts such facilitie.~ may create, including but not limited to impacts on 
aesthetics, environmentally sensitive areas, historically significant locations, flight corridors, 
health and safety by injurious accidenL~ to person and pn)perty, and prospi::rity through 
protection of property values. 

11.2.3 Provide for co-location and minimal impact siting options through an assessment of 
t.echnolob'Y, current locational options, future available locations, innovative siting 
techniques, and siting possibilities beyond the political jurisdiction of the Town. 

11.2.4 Permit the construction of new 1owec~ 1mly where all other reasonable opportunities have 
been exhausted, and to encourage the users of towers and antennas to configure them in a 
way that minimi.-:cs the adv(,rsc visual impact of the towers and antennas. 

11.2.5 Require cooperntion and co-location, to the highest extent possible. benveen competitors in 
order to reduce cumulative negative impacts upon the Town of Greenland. 

11.2 .6 Provide constant maintenance and safety inspections for any and all facilities. 

11.2.7 Provide for the removal of abandoned fodlitics that are no longer inspected for safety 
concerns and code compliance. Provide a mechanism for the Tmvn of Greenland to remove 
these abandoned towcl'l} to protect the citi:tcns from imminent harm and dangLT. 

1 J .2.8 Pri.wide for the removal or up1,T.ide of facilities that are tcchnulogically outdated. 

11.3-DEFINITJONS 

11.3.l Alternative Tower Structure: Innovative siting techniques that shall mean man-made-trees, 
dock towers, hc::11 srccples, light p0lcs, and similar alternative-design mounting structures that 
camouflage or conceal the presence of antennas or towers. 
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11.3.2 Antenna: Shall mean any exterior apparatus designed for telephonic, radio, rdevision, 
personal communications service (PCS), pager netvvork, or any other communications 
thnJugh the sending and1\ir receiving of dcctromagnctic wa\'c~ of any bandwidth, 

11.3.3 FAA: An acronym that shall mean the Federal Aviation Administration. 

l 1.3.4 FCC: An acron)1ll that shall mean the Federal Communications Commission. 

11.3 .5 Height: Shall mean, when referring to a tower or other structure, the distanc-e measured from 
ground level to the highest point on the tower or other structure, even if said highest point is 
an antenna. 

11.3.6 Board: Shall mean the Town of Greenland Zoning Board of Adjustment and the regulator of 
this ordinance. 

11.3.7 Pre-Existing Towen and Antennas: Shall mean any tower or antenna lawfolly constructed 
or permitted prior to the adoption of this ordinance. Shall also mean any tower or antenna 
la\.\'-fully constructed in accordance with this Ordinance that pre-dates an application currently 
before the Board. 

11.3.8 Telecommunications Facilities: Shall mean any structure, antenna, tower, or other device 
which provides commercial mobile wireless services, unlicensed wireless services, cellular 
phone scnrices, specialized mobile radio comr:nunkations (SMR), and personal 
communications service (PCS), and common carrier wireless exchange access services. 

11.3.9 Tower: Shall mean any structure that is designed and constructed primarily for the purpose 
of supporting one or more antennas, including self-supporting lattice towers, guy towers, or 
monopole towers. The term includes radio and television transmission tuwerii, micru\vavc 
towers, common-carrier towers, cellular telephone towers, a.ltcrnarive tower structures, and 
the like. 

11.4 - SITr:-JG ST ANDA RDS 

11,4.l Genend 

The uses listed in this section are deemed to be pennitted uses that may require further review under 
this ordinance in accordance with Section 15.1.3 Special Exceptions. However, all such u. .. cs must 
c-0mply with other applicable ordinances and regulations of the To"\\n of Greenland (including Site 
Plan Review). The follovring tabks represent the siting standards for the listed U.'-CS a:, delineated by 
the districts in which they are located in Town of Greenland. 

11.4.1.1 Principal or S1.'Condary l"se 

Subject to this Ordinance, an applicant who successfully obtains pcmuss1on io site under this 
ordinance, the Zoning Ordinanc-e as a second and pennitted use may coustmct telecommunications 
facilities in addition to the existing pcrmincd use. Antennas and towers may be considered either 
principal or secondary uses. A different existing use or an existing structure on the same lot shall not 
pn.,cludc the installation of an antenna or tower on 8uch loL For purp(JScs of determining whether the 
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installation of a towt.:r or antenna complies with district development regulations, including but not 
limited to set-back requirements, lot-coverage requirements, and other such requirements, the 
dimensions of the entire lot shall c(mtrol, even though the antennas or towers may be located lln leased 
parcels \vithin such lots. Towers that are constructed, and antennas that are installed, in accordance 
with the pro,.,isions of this ordinance, shall nol be deemed to constitute the cx.pimsion ~>f a 
nonconfom1ing use or structure. Nor shall such facilities be deemed to be an" accessory u.-re". 

11.4.2 Use Districts 

N~·Towcr Co-Location on Co-1:.0Catton on 

Construction1 Pte-E.lbriiax Emlin.,: 
Tower Structure3 

Judu.~tria\ District X p p 

Commercial Disrrict X p s 
Rcsidential District X p s 
Telecom Dif;trict 4 s p s 

P ~ Permitted Use without Special Exception 
S = Permitte-d Use with Special Exception 

x~ Prohibited 

1.1\n antenna may be located on a tower, ne\1,']y constructed, under this Ordinance. 
2An antenna may be located on a preexisting tower, con~tructed pri,>r to the adoption of this 
ordinance. 
3An antenna may be located on other existing structures with certain limitations (See §JV,B 
below). 
4The Telecom District is delineated by the foJlo,.,ing textual description or as depicted on the 
Official Zoning map as Telecom District or '1'D". 
The 'Telecom District is a,i area delineate.d 1,00()' lo the e,ut and fo the Wl'.St_from the cent«er line oflntt'rsl<l/e 9.<f in 
C,re,mk,.,id ami ru11,ifr1g fm1" the ,VQrth Hamptnn tnwn line to the F,:,rt,,mauth tQwn lin.e. Thi, (lre(l i,, i,fso 
delineated on the Zoning Map af'the Town <{{Greenland. 

11.4.3 Height Requirements 

These requirements and limitations shall pre-empt all other height limitations as required by the 
Town of Greenland Zoning Ordinance and shall apply only to telecommunications facilitie-s. 

,e'lt· Tower Co-Location on C4>-Location on 
Construction P~Exuting To~·er Existing Structure 

Tndustrial District 300' Current Hdght + l 5% Current Height - JO' maximum 

Commercial District XiA Cul'rent Height Current Height+ 30' 

Residential District ;o,,;/A Current Heigh1 Current Height 

Telecom District 300' 
Cum,nt Hi:ight + 20% C1,12Tent Height, 40' 

maximwn 

Z.Oniog Ordir.ancc -Town of Greenland, >JH (Re,•ised 04.2025) 

Surplus Appraisal I File No. 25-131 I Map R-21, Lot 46 I 12' Access Point I Greenland Road, Greenland, NH 

- 68 -



11 .5 - APPLICABILITY 

11.5.1 Puhllc Property 

Antennas or towers located on property O\vncd, leased, or t)therwisc controlled by the Tov.'11 may be 
exempt from the requirements of this ordinance, except that uses are only permitted in the zones and 
areas as delineated ia § IV, B. This partial exemption shall be aYailable if a license or Je.ase 
authorizing such antenna or tower has been approved by the governing body and the governing body 
elects subject to state law and local ordinance, to seek the partial exemption from this Ordinance. 

11.5.2 Amateur Radio; Receive-Only Antennas 

This ordinance shall not govern any tower, or the installation of any antenna that is under 70 feet in 
height and is O\'r11ed and operated by a federally licensed amateur radio station Operator (}t is used 
exclusively for receive-only antennas. This application adopts the provisions and limitations as 
referenced in RSA 674;16, IV, 

11 .5.3 Euential Services & Public Utilities 

T elccommunications facilities shall not be considered infrastmcture, essential services, or public 
utilities, as defined, ~,r used elsewhere in the Tl)wn's ordinances and regulations. Siting for 
telecommunication facilities is a use of land and is addressed by this Article. 

11.6 - CONSTRVCTION PERFOR.\MNCE REQUIREMENTS 

11.6.1 Aesthetics a.nd Lighting 

The guidelines in this .subsection (A), shall govern the location of all towers, and the installation of all 
antennas. 

11 .6.1.1 Towers shall either maintain a galvanized steel finisher, subject to any applicable standards of 
the FAA, or he painted a neutral color, so as to reduce vi!.lual obtrusiveness. 

11.6. l.2 At a tower site, the design of the buildings and related structures shall, to the maximum 
ex1ent possible, use materials, 1.-0lors, lextures, screening, and landscaping that will blend the 
tower facilities ·with the natural setting and built environment. These buildings and facilities 
shall also be subject to all other Site Plan Review Regulation requirements. 

l 1.6.1.3 If an antenna is installed on a structure oihcr than a tow\.~, the antenna and supporting 
electrical and mechanical equipment must be of neutral color that is identical to, or closely 
compatible ·with, the cQlor of the supporting structure so as to make the antenna and related 
equipment as visually unobtrusive as possible. 

11.6.1.4 Towers shall not be artificially lighted, unless required by the FAA or other applicable 
authority. If lighting is required, the governing authority may review the available lighting 
alternatives and approve the design that would cau.-.e the. least disturbance 10 the surrounding 
v1ews. 
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1 I .6.1.5 Towers shall not contain any pennanent or temporary signs, writing, symbols, or any graphic 
representation of any kind. 

11.6.2 Federal Requirements 

All towers must meet or exceed current standards and regulations of the FA~ FCC, and any other 
agency of the fedcrnl government \\itb the authority to rei,,TU]ate towers and antennas. If such standards 
and rcgu1ations are changed, then the owners of the towers and antennas governed by this ordinanc-e 
shall bring such towers and antennas into compliance with such revised smndards and regulations 
within six months of the effective date of such standards and regulations. unless a more stringent 
compliance schedule is mandated by the controlling federal agency. Failure to bring towers and 
antennas into compliance with such revised standards and regulation:. shall wnstirutc grounds for the 
removal, in accordance with Section 11.10, of the tower or antenna, as abandoned, at the owner's 
expense through the citccution of the posted security. 

11.6.3 Building Codes: Safety Standards 

To ensure-the structural integrity of towers and antennas, the ovmer of a tower shall ensure that it is 
maintained in compliance with standards contained in applicable local building codes and rhe 
applicable standards for towers that are published by the Electronic Industries Association, as amended 
fi-om time to time. ff, upon inspection, the Town concludes that a tower fails to comply with such 
codes and standards and constitutes a danger to persons or property, then upon notice being provided 
to the owner of the tower, the owner shall have 30 days to bring such tower into complfance with such 
standards. If the owner fails to bring such tower into compliance within 30 days, such action shall 
constitute abandonment and grounds for the removal, in accordance with Section I l. I 0, of the tower or 
antenna, as abandoned, at the owner's expense through execution of the posted security. 

t l .6.4 Additional Requirements for Teleconimunications Facilities 

These rcquircmcnLs shall supersede any and all llthcr applicabk standards found cl~ewbcrc in Town 
Ordinances or Regulations that are less strict. 

11 .6.4 .1 Setbacks and Separation 

/\ .. Towers must be set back a distance equal to 125% of the height of the tower from any 
off-site residential structure. 

B. Tower. guys, and acce-ssory facilitie-s must satisl)• the minimum zoning district setback 
requirements. 

C. Towers over 90 feet in height shall not be locate-0 within one-quarter mile of any existing 
rower that is over 90 feet in height. 

11.6.4.2 Security Fencing: TowcrS shall be enclosed by ~ecurity fencing not less than 6' in height ilJ1<l 
shall also be equipped with an appropriate anti-climbing device. 

11.6.4.3 Landscaping 

A. Towers shall be landscaped with a buffer of plant materials that effectively screens the 
view of the tower compound from adjacent residential property. The standard buffer shall 
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consist of a land,capcd strip at least IO' wide outside ,he perimeter of the compound. 
Narural vegetation is preferre<I. 

B. In locations where the visual impact of the tower would be minimal, the lan<l...caping 
requirement may be re-duced or waived entirely. 

C. Exi~ting rnacure tree growth and natural landforms on the site shall he preserved to rhc 
maximllm extent possible. In some cases, such as towers sited on large, ,vooded lots, 
natural grow1h around the property may be deemed a sufficient buffer. 

11 .7 - SPECIAL EXCEPTION 

ll.7.1 General 

All applications under this ordinanc-e shall apply to the Planning Board for Site Plan Review, in 
accordance with the requirements as provided for in the Town's Site Plan Review Regulations. ln 
addition, applications under this ordjnance shall also be required to submit the information provided 
for in this Section. 

1 t.7.2 Issuance of Special 1':xceptions 

In granting the Special Exception, the Zoning Hoard of Adjustment may impose conditions to the 
extent the Board concludes such conditions are necessal)· to minimize any adverse effect of the 
proposed tower on adjoining properties and preserve the intent of this Ordinance. 

11.7.2.1 Procedure on Application 

The Zoning Board of Adjustment shall act upon the application in accordance with the procedural 
requirements of the Sile Plan Review Regulations and RSA 676:4. 

11.7.2.2 Decisions 

Possible decisions rendered by the Zoning .Board of Adjustment include approval, apprO\:al \\ith 
conditions, or denial. All decisions shall be rendered in writing, and a Denial shall he in v.'Iiting and 
based upon substantial evidence contained in the written record. 

11 .7.2.3 Factors Cons.idercd in Granting Decisions 

A. Height of proposed tower or other stmcture. 

B. Proximity oft<,1wer to residential development or ~one~. 

C. Nature of uses on adjacent and nearby properties. 

D. Surrounding topography. 

E. Surrounding tree coverage and foliage. 

F. Desii:,'Il of the: tower, with particular refo-rcnce to design characteristics that have the 
effect of reducing or eliminating visual obtrusiveness. 

G. Propoi;cd ingress and egress to the site. 
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H. Availability of suitable existing towers and other strucrurcs a,; discus..::ed in§ VII, C, 3. 

I. Visual impacts on view sheds, ridgelines, and other impacts by means of tmver location, 
tree and foliage clearing and placement of incidental stroctures. 

J. Availability of alternative t.O\\'er structure-s and alternative siting locations. 

11.7.3 Information Required 

Each applicant requesting a Special Exception under this ordinance shall submit a scaled plan in 
accordance with the Site Pfon Review Re1,rulaiions and further information indudi.og; a scaled 
elevation ,·iew, topography, radio frequency coverage, tower height requirements, setbacks, drive,;, 
parking, fencing, landscaping, adjacent uses (up to 200 feet away), and any other information deemed 
necessary by the Zoning Board of Adjustment to assess compliance with this ordinance. Furthermore, 
the applicant shall submit the follo\\>ing prior to any approval by the Board: 

11.7.3.1 The applicant shall submit written proof that the proposed use.-'facility complies with the FCC 
regulations on radit) frequency (RF) exposure guidelines. 

I I .7.3.2 The applicant shall submit written proof that an evaluation has tJJkcn place, as well as the 
results of such evaluation, satisfying the requirements of the. Kational Environmemal Policy 
Act (NEPA) further referenced in applicable FCC rules. If an Environmental Assessment 
(EA) or an Environmental Impact Statement (EIS) is required under the FCC rules and 
NEPA, submission of the EA or EIA to the Board prior to the beginning of the federal 30-
day comment p<,-riod, and the To\\>n proceS$, shall become part of the application 
requirements. 

11.7.3.3 Each applicant for an antenna and or tower shall provide to the Zoning Board of Adjustment 
an inventory of its c11:isting towers that are within the jurisdiction of the Town and those 
within two miles of the border thereof, including specific information about the location, 
height, design of each tower, as well as economic and technological feasibility for co­
location on the inventoried towers. The Zoning Board of Adjustment may share such 
information with other applicants applying for approva]s or conditional use permits under 
this ordinance or other organizations seeking to locate antennas within the jurisdiction of the 
governing authority, provided, however that the Planning Board is not, b)' sharing such 
infonnation, in any way representing or warranting that such sites are available or suitable. 

lfthc applicant is proposing to build a new tower, the applicant shall submit written evidence 
demonstrating that no existing structure can accommodate the applicant's proposed antenna. 
This evidence 1.-an consist of: 

A. Substantial evidence that no existing towers or structures arc located within the 
geographic area required to meet the applicant's engineering requirements, provided that 
a description of the geographic area require-0 is also submitted. 

B. Sub:.tantial evidence that existing towers are not of sufficient height to meet the 
app]icant's engineering requirements, and why. 

C. Substantial evidence that the existing towers or structures do not have sufficient 
structural strength to support applicant's proposed antenna and related equipment. 
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D. Substantial evidence that applicant's proposed antenna would cause electromagnetic 
interference with the antenna on the existing towers or structures, or the antenna on the 
cxi:;ting towers or structures Wl)Uld cause intcrfcrencc with the applicant'!i proposed 
antenna. 

E. Sub:;tantial evidence that the fee$, costs, or c~mtracrual provisions required by the 
owner in order to share the existing tower or structure are unreasonable. Costs 
exceeding new tower development are presumed to be-unreasonable. 

F. Substantial evidence that the applicant can demonstrate other limiting factors that 
reader existing towers and strw;:tures unsuit.ible. 

11.7.3.4 The applicant proposing to build a nc-w tower shall submit an agreement with the To\\-11 that 
allows for the maximum allowance of co-location upon the new structure. Such statement 
shall become a Condition to any Approval. This statement shall, at a minimum, require the 
applicant to supply available co-location for reasonable fees and costs to other 
telecommunications providers. Failure to provide such an agreement is evidence of the 
applicant's unwillingness to cooperate with the orderly and well-planned development of the 
Tm.vn of Greenland and grounds for a Denial. 

11.7.3.5 The applicant shall submit the engineering infonnation detailing the size and e-overagc 
required for the facility location. The )>Janning Boa1d may have this information reviewed 
by a consultant for verification of any claims made by the applicant regarding technological 
limitations and feasibility for alternative locations. Cost for this review shal) be borne by the 
applicant in accordance with 676'.4(g). 

11 .8 - V ARIANCF.S 

11.8.1 General 

Where the Board finds that extraordinary hardships, practical difficulties, or unnecessary and 
un.rcasonable expense would result from strict compliance with the foregoing regulations or the 
purposes of these regulations may be served to a greater extent by an alternative proposal, it may 
approve variances co these regulations. The purpose of granting variances under the provisions of 
these regulations shall be to ensure that an applicant is not unduly burdened as opposed to merely 
im:onvenienced by :;aid regulations. The Board shall not approve any variancc(s) unless a majoricy of 
those, present and voting shall fmd that all of the following apply: 

11.8.1.1 The granting of the variance will not be detrimental to the public safety, health or welfare or 
injurious to other property and ,,,ilf promote the public interest. 

11.8.1.2 The ·variance will not, in any manner, vary the provisions of the Greenland Zoning 
Ordinance, Greenland Master Plan, or Official Maps. 

11 .8.1.3 Such variancc{s) will ~ubstantially secure rhe objectives, standards and rcquiremi:nts of these 
regulations. 
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APPE~DIX A: ZONING DISTRICT DESCRIPTIONS 
(Rep,e~I & Ru-0dop1 ?.O 11, Am<!tkl~d 2017. 2020) 

The Commercial and Industrial Districts outlined on the Official To~n Zoning Map arc defined below 
using 2010 property tax map and parcel numbers. All propenies not listed belo,-..., or depicted on the 
Official Zoning Map shall be considered to be located ~ithin the Residcntiai District: 

A. 

B. 

Commercial District A is defined using 2010 Property Tax Map and Lot numbers for each 
property located within this district. Also included is a suip of land that abuts the Greenland/Rye 
To\\'fl Boundaries, Break.fa.st Hill Road and is measured 400 feet from the centerline of Route. 1 
(Lafayette R~)ad). (Amcndc:d 2017) The following is a list of properties located within Commercial 
District A. Note: RIO, 24 granted a Variance for Commercial A in May 2012. (07.2023) 

TAX MAP LOTS 
R-10 8, 9, 24, 25 
R-17 2, 3, 59, 60, 61, 62, 62A, 62B, 63. 64, 65, 66, 67 
R-18 37, 38, 39, 41, 42 
R-21 1, IA, 4. 5, 6, 8, 9, 10, 10 B-H, IOJ-I0T, 12, 13, 14, 57. 59, 60 61, 62, 63. 64 

U-4 
1, 2, 2A, 3, 4, 5, SA, 5B, 6. 8, KA, 9, 10, 11. 12, 13, 14, 15. 16. 17, 18, 19.11. 22, 
23, 23A, 24, 25, 27, 29 

U-5 5,6, 7,8,9, 10, 11 , 12, 13, 14, 15, 16, 17, 18, 19,20.21,22,23,24, 25, 26,26A 
U-6 1, 2,3,4,5,47,48, 49,5(J,62,64,(i5,66,67,68 
U-7 10. lOA 

Commercial District B is defined using 2010 Property Tax Map and Lot numbers for each 
property located within this district. The following is a list of properties located within 
Commercial District B. 

TAXMAP LOTS 
R-20 10, 13, 14A, 14B. Alden Avenue 

C. Commercial District C is defined using 2010 Property Tax Map and Lot numbers for each 
property loc.a!cd within this district. The follcming is a lfat of properties locaicd within 
Commercial District C. 

TAXM.AP LOTS 
R-21 43, 44, 44A, 44B. 45, 46, 47, 48, 49. 50, 51, 54, 55, SSA, 56, 58, 65, 65A, 66. 67 

D. Industrial District is defined using 20 IO Property Tax Map and Lot numbers for each property 
located within this wne. The following is a list of properties located within the Industrial 
District. 

TAX MAP LOTS 
R-20 3, 4. 5, 6. 6A, 8, 16 
R-21 
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Notice of Decision (Planning Board) 

Site Plan Review 

PLANNING BOARD 
Town of Greenland • Greenland, NH 03840 

11 Town Square· PO Box 100 
Phone: 603.380.7372 • Fax: 603.430.3761 

Website: greenland-nh.com 

NOTICE OF DECISION 

1419 Greenland Road (R21, 46 - Commercial C Zone, Telecom District) 
Applicant: Atlantic Tower LLC 
Owner: Wakefield Investments 

C IVE 

2 

0 D1S1 I T 6 

At a duly noticed public hearing held Thursday, February lS, 2024, the Planning Board approved the Site 
Plan Review for 1419 Greenland Road (R21, 46 - Commercial C Zone, Telecom District), according to the 
plan submitted by Atlantic Tower, Project No. 2023-0079, dated September 26, 2023. 

APPROVED BY THE PLANNING BOARD, WITH THE FOU.OW1NG CONDITIONS 

The wetlands are clearly flagged prior to vegetation removal. 
- Obtain a NH DOT driveway permit. 

Stipulation from Unitil: The applicant is required to consult with Unitil Service Corp. regarding the 
integrity of their 10-inch diameter gas transmission pipeline located on Rt. 33. Any improvements 
that Unitil deems necessary for the Integrity of the pipeline must be completed. Unitil must notify 
the Town of their approval in writing. 

This plan is consistent with the Town's Site Plan Revi~w Regulations and Zoning Ordinance. 

Bob Dion, Chairman Date: 02.15.2024 

Emailed -Attorney Chris Swiniarski, Devine Millimet 
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Appraiser Qualifications 

Brian Frost 

Certified General Real Estate Appraiser (NHCG-321) - 1993 to present. 

Experience 

Appraising residential and commercial real estate in New Hampshire and Massachusetts since 
1986. Real estate salesperson in New Hampshire and Massachusetts from 2015 through 2023. 

• New Hampshire Department of Transportation - Right-of-Way Appraiser/Supervisor 

Concord, NH - February 2023 to present. 

Responsibilities include reviewing appraisals prepared by staff and outside fee 
appraisers, representing the New Hampshire Department of Transportation as an expert 
witness in condemnation proceedings, providing supervision/training/ instructional 
assistance to less experienced staff appraisers, and preparing appraisals for all types of 
real estate. 

• Real Value Appraisal Services - Real Estate Appraiser 

Londonderry/Derry, NH - March 1999 to present. 

Owner/operator of full-service real estate appraisal firm servicing New Hampshire. 
Providing appraisals of all types of real estate. Specializing in the appraisal of 
residential, agricultural, and small mixed-use commercial properties throughout New 
Hampshire. Completed appraisal assignments include many hundreds of valuations of 
single homes and condominiums, 2-4 multi-family properties, 5-10 unit mixed-use 
residential/ commercial properties, agricultural properties, and raw acreage. 

Clients include mortgage lenders, appraisal management companies (AMCs), property 
owners, and attorneys. Experienced in estate and divorce settlement valuation 
assignments, including retrospective assignments, and providing expert witness 
testimony. 

Surplus Appraisal I File No. 25-131 I Map R-21, Lot 46 112' Access Point I Greenland Road, Greenland, NH 

- 79 -



• Keller Williams Metropolitan - Real Estate Salesperson 

Londonderry/Bedford, NH - December 2015 to February 2023. 

Real estate salesperson servicing New Hampshire and Massachusetts. Assisted the 
'Best Move Team' with listing and selling residential properties. 

Responsibilities included preparation of Comparative Market Analysis (CMA) reports for 
both buyer and seller clients, attending open houses and home inspections, and 
showing properties to buyer agent clients. 

• Pacific Thrift and Loan - Real Estate Appraiser 

Bedford, NH - January 1998 to February 1999. 

Responsible for completing appraisals of single-family homes, condominiums, and multi­
family properties throughout New Hampshire. 

• In-East Appraisal Group, Inc. - Real Estate Appraiser 

Windham, NH - May 1995 to January 1998. 

Completed valuation assignments throughout southern New Hampshire and 
northeastern Massachusetts including appraisals of single family homes, condominiums, 
residential lots, and small income-producing properties. 

• Property Financial Appraisal Services - Real Estate Appraiser 

Gloucester, MA - February 1986 to May 1995. 

Commercial valuation assignments completed throughout New England including single 
and multi-family properties, office buildings, condominium developments, apartment 
complexes, retail properties, lodging properties, marinas, industrial properties, residential 
and commercial/industrial subdivisions, and raw land. 

EDUCATION 

North Shore Community College - Associate degree, Business Administration 

Beverly, Massachusetts - 1983 to 1985. 

I have completed/attended over 140 real estate appraisal and real estate sales related 
courses/seminars during my 35+ year career in real estate. 
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Most Recent Courses and Seminars 

2024- 2025 

• International Right of Way Association - Region 4 Education Day - 4/3/2025 

• Federal Highway Administration - New Hampshire Uniform Act Acquisition -
Appraisal Overview Workshop - 12/10/2024 

• Appraisal Institute - Market Outlook for NH Commercial Real Estate - 11/19/2024 

• American Association of State Highway and Transportation Officials (AASHTO) 
Right of Way Engineering Essentials - 10/2024 

• NH Bureau of Education & Training - Supervisory Academy Program - 1/2024 > 3/2024 

2022- 2023 

• Appraisal Institute - 2024-2025 7-Hour National USPAP Update Course - 12/8/2023 

• Appraisal Institute - Marshall and Swift- Commercial Program - 11/3/2023 

• National Highway Institute - Foundations of Federal-Aid Highway Program Appraisals -
7/24/2023 

• Appraisal Institute - Uniform Appraisal Standards for Federal Land Acquisitions: 
Practical Applications - 6/8/2023 > 6/9/2023 

• Appraisal Institute - Valuation of Conservation Easements - 5/30/2023 > 6/2/2023 

• McKissock- Fair Housing, Bias and Discrimination - 8/11/2022 

• McKissock- Best Practices for Completing Bifurcated & Hybrid Appraisals - 8/11/2022 

• McKissock - Valuation of Residential Solar - 8/11/2022 

• McKissock- Market Disturbances -Appraisals in Atypical Markets & Cycles - 8/9/2022 

• McKissock - Valuation of Residential Green Buildings - 8/9/2022 

• McKissock - Measuring 1-4 Unit Residential Properties with ANSI Standard - 4/26/2022 

• McKissock - 2022-2023 7 Hour National USPAP Update Course - 3/29/2022 
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