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Larson Appraisal Company
69 South Road
Wells, Vermont 05774
Phone/FAX 802-645-0865
July 12, 2013
James A. Dumont, Esq., PC
15 Main Street, PO Box 229
Bristol, Vermont 05443

RE:

Airport Noise Impact on Residential Property Values
City of Burlington, Vermont

Dear Mr. Dumont,
As requested, I reviewed data relating to the acquisition of residential properties within the
designated 65 db DNL zone under Scenario 2 of the F-35 basing plan. The purchase of these
residential properties is authorized under the Land Acquisition and Relocation Assistance for
Airport Projects, administered by the US Department of Transportation, Federal Aviation
Administration.
You, James Dumont, Esq., are my client and the intended user of my consulting assignment. You
provided statistical data relating to the sale prices and assessment data on properties purchased
by the City of Burlington, which I verified and analyzed. The intended use is for inclusion in an
appeal and/or litigation concerning the planned basing of F-35 fighter jets at Burlington
International Airport. The effective date is the date of this report, July 10, 2013. I am familiar
with the neighborhoods of Burlington, South Burlington, Winooski and Colchester. My analysis
is completed in compliance with the Uniform Standards of Professional Appraisal Practice,
2012-2013.
The scope of work included an analysis of the sales data and assessment data provided by the
City of South Burlington relating to those residential parcels purchased by the City of South
Burlington under the federal program. Assessment data was adjusted in accordance with the
equalization rate, which is a ratio of listed-value-to-sale-price on recent arms-length transactions.
Finally, the mean residential parcel purchase price was compared to the mean Equalized
Assessment value and analyzed.
Please consider the following observations:
1. The Revised Draft of the United States Air Force F-35A Operational Basing
Environmental Impact  Statement  (EIS)  states  that  “In general, residential land uses normally are
not compatible with outdoor DNL values above 65 dB, and the extent of residential land area and
populations exposed to DNL of 65 dB and higher provide the best means for assessing the noise
impacts.”  
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2. The “Land Acquisition and Relocation Assistance for Airport Projects FAA Order
5100.37B  August  1,  2005”  is the manual published by the US Federal Aviation Administration
to provide guidelines and identifies responsibilities for FAA acceptance and monitoring of
airport sponsor compliance with provisions of the Uniform Relocation Assistance and Real
Property Acquisition Policies Act (Uniform Act) (42 USC 4601 et seq), as amended, on airport
projects receiving Federal financial assistance. In it I find the following:
Chapter 2, REAL PROPERTY APPRAISAL FOR AIP PROJECTS, Section 1.
GENERAL REQUIREMENTS, we find the following:
2-1. REQUIRED SPONSOR APPRAISAL PROCESS (49 CFR 24.103 AND 24.104). On AIP
projects the Uniform Act obligates the sponsor to provide an appraisal process that at a
minimum shall provide for the following.
a. The sponsor shall appraise the fair market value of the real property to be acquired before
the initiation of negotiations with an owner, (unless the appraisal waiver provision is applied
as described in Paragraph 2-3 below).
b. The sponsor's appraiser shall afford the owner or designated representative an
opportunity to accompany the appraiser during the inspection of the property.
c. As provided in Section 3, the sponsor shall maintain an adequate appraisal review
process to establish just compensation prior to the initiation of negotiations. The amount of
just compensation established shall not be less than the sponsor's approved appraisal of the
fair market value of the property to be acquired.
d. The appraisal of the property to be acquired shall disregard any decrease or increase in
the fair market value of the real property caused by the project for which the property is to be
acquired, or by the likelihood that the property would be acquired for the project, other than
that due to physical deterioration within the reasonable control of the owner.

From the above, it is to be deduced that compensation to the landowner of residential properties
is  to  be  at  ‘Fair  Market  Value”,  from  which  I  conclude  that  the  payments  made  to  the  landowners  
in the mitigation program represent market value (2-1.a) of the residential parcels assuming the
property were not affected by the project for which the property is to be acquired (2-1.d). I
conclude, then, that the prices paid to residential property owners within the 65db DNL noise
area represents market value as if the aircraft noise were below the 65dbl NDL level.
3. The state of Vermont raises education funds through several tax sources including a state
property tax. The state property tax is based on the grand lists compiled by the listers in over 250
municipalities in the state. Vermont listers are required to list all taxable property each year at its
fair market value. However, listed values often do not reflect fair market value. This is because
real estate markets are always changing, and because town-wide reappraisals are not conducted
annually. In order to treat all municipalities fairly, it is necessary to bring grand lists to fair
market value. Fair market value is the price a property is likely to bring if sold in the open
market. Therefore, deriving a ratio of listed-value-to-sale-price on recent arms-length
transactions and applying that ratio to similar property types will render a reliable estimation of
the total fair market value of the town.
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Using tax assessment data provided by the City of South Burlington, and applying the Equalization
Rate (also known as the Common Level of Appraisal), we are able to calculate the market value
of the various parcels purchased using FAA mitigation funds.
Market Value is defined as follows:
The definition of market value is taken from the Federal Register, Volume 75,
Number 237, Friday December 10, 2010 at Page 77472, published by the
Department of the Treasury, Office of the Comptroller of the Currency, Office of
Thrift Supervision.
"The most probable price which a property should bring in a competitive and
open market under all conditions requisite to a sale, the buyer and seller each
acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of the sale as of a
specified date and the passing of title from seller to buyer under conditions
whereby:
1. Buyer and seller are typically motivated:
2. Both parties are well informed or well advised, and acting in what they consider
their best interest;
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U.S. dollars, or in terms of financial
arrangements comparable thereto;
5. The price represents the normal consideration for the property sold unaffected
by special or creative financing, or sales concessions granted by anyone associated
with the sale."
It is important to note that the term ‘market  value’  as generally used implies that the buyers are
well informed, which means knowledgeable of local factors that impact the value of the real estate
under consideration. Typically these include factors such as local employment, various socioeconomic factors, school quality, etc. Certainly in the subject neighborhoods surrounding the
Burlington   International   Airport,   a   ‘well   informed’   buyer   would   be   aware   of   and   consider   the  
impact of aircraft noise when considering the desirability and value of a property.
It is evident, then, that  the  “Equalized  Assessment  Value”  represents  market  value  of  the  property  
as it is impacted by all relevant  external  factors,  including  the  public’s  perception  of  airport  and/or  
aircraft noise.
Analysis:
The spread sheet on the following pages is used to compare the purchase price of 110 residential
properties located near the Burlington International Airport and within the 65 db DNL zone to the
Equalized Assessment value. The 110 homes were sold to the City of Burlington under the FAA
buyout program.
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By comparing the actual sale prices, which reflect market value as though the properties were not
impacted by noise; with the equalized assessments, which reflect the as-is market values with
noise impact; the difference in value, if any, will be attributable to the impact of airport noise.
More specifically, the difference in the values reflect the impact of being located within a 65 db
DNL noise contour.
Data relating to the property purchases and assessments is public information which was
provided by the following sources:
Sale Data:
Assessment Data:
Common Level of Appraisal Data:

City of Burlington
City of South Burlington
State of Vermont, Property Valuation and Review

A total of 110 sales were identified for the review. The accompanying table outlines the sales
and identifies seller, sale date, purchase price, assessment and equalization rate (CLA). The
equalized assessment is calculated by dividing the assessment by the equalization rate. The ratio
between the sale price and the equalized assessment is then calculated, as is the percent change
in the two figures, which is identified as Difference Due to Airport Noise.
The average sale price of the residential properties acquired by the City of Burlington was
$223,568.
The average equalized assessment of these same properties was $190,034.
The difference between the average sale price and the average equalized assessment is $33,534.
This difference is identified as the average amount per property attributable to the negative
impact of airport noise on residential property value. It may be expressed as the average "loss in
value" attributable to the condition of being located in a 65 db DNL noise zone.
The difference between the average sale price and the average equalized assessment is l5%. This
difference is identified as the average percent attributable to the "loss in value" attributable to the
condition of being within a 65 db DNL noise zone.
Thank you for the opportunity to provide my professional services. If I can be of further
assistance in this matter, please do not hesitate to contact me.
Respectfully,

Richard R. Larson
VT Certified General Appraiser, License #80-0000177

4

Larson Appraisal Company

5

Larson Appraisal Company

6

Larson Appraisal Company

7

Larson Appraisal Company

8

Larson Appraisal Company
Appraiser’s Certification
I certify that, to the best of my knowledge and belief:
-The statements of fact contained in this report are true and correct;
-The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions, and are my personal, 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 or bias with respect to the parties involved;
-My compensation is not contingent on an action or event resulting from the analyses, opinions,
or conclusions in, or the use of, this report;
-My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Uniform Standards of Professional Appraisal
Practice;
-The use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives;
-I have made a personal inspection of the neighborhood that is the subject of this report.
-The appraisal assignment was not based on a requested minimum valuation, a specific
valuation, or the approval of a loan.
Dated, July 10, 2013
Richard R. Larson
Certified General Appraiser; License #80-0000177
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Richard R. Larson
Certified General Appraiser, Licensed in Vermont
Formerly licensed in New Hampshire, New York and Massachusetts
Associate Member of the Appraisal Institute
Member, Rutland County Board of Realtors®
Former member, Massachusetts Board of Real Estate Appraisers

EDUCATION

Vermont Certified General Real Estate Appraiser, License #80-0000177, exp. 5/31/2014
Vermont Real Estate Appraiser Trainee #085-0000004 - 1994-1995
Vermont Transitional Licensed Real Estate Appraiser - 1992-1993
Land and Site Valuation, McKissock - 2013
Uniform Standards of Professional Appraisal Practice, McKissock – 2013
Fundamentals of Separating Real, Personal Property, and Intangible Business Assets - 2012
Business Practices and Ethics, Appraisal Institute – 2011
Environmental Pollution and Mold, McKissock – 2011
Land and Site Valuation, McKissock - 2011
Using Spread Sheet Programs in Real Estate Appraisals, Appraisal Institute – 2010
Uniform Standards of Professional Appraisal Practice, Appraisal Institute – 2010
Market Analysis and Highest and Best Use, VAR - 2009
Uniform Standards of Professional Appraisal Practice, Appraisal Institute - 2008
Uniform Appraisal Standards for Federal Land Acquisition, Appraisal Institute - 2006
Uniform Appraisal Standards for Federal Land Acquisition, ASFMRA - 2006
Uniform Standards of Professional Appraisal Practice, Appraisal Institute - 2006
Uniform Standards of Professional Appraisal Practice, Appraisal Institute - 2005
Appraisal Review, Appraisal Institute, 2005
Uniform Appraisal Standards for Federal Land Acquisition, Appraisal Institute - 2004
Current Issues, Attacking and Defending an Appraisal in Litigation, Appraisal Institute – 2003
Uniform Standards of Professional Appraisal Practice, Appraisal Institute - 2003
Appraising Land Encumbered by Conservation Easements, Lincoln Institute of Land Policy - 2002
Theory and Practice of Land Valuation; a Case Study, Lincoln Institute of Land Policy - 2002
Twenty Common Appraisal Errors, MBREA – 2001
Wetlands, The Elusive Value, American Society of Appraisers - 2001
Partial Interest Valuation, Divided, Appraisal Institute - 2001
Uniform Standards of Professional Appraisal Practice, Appraisal Institute - 2001
Eminent Domain and Condemnation, Appraisal Institute – 2001
Valuation of Detrimental Conditions in Real Estate, Appraisal Institute - 2001
Unique and Unusual Residential Properties, MBREA – 2001
Major Land Use Laws in Vermont, NBI - 2000
Uniform Standards of Professional Appraisal Practice, 15 hours - 1998
Attacking and Defending an Appraisal in Litigation, MBREA - 1997
Residential Appraisal Trends, MBREA - 1996
Land Development Seminar, MBREA - 1996
Real Estate Law and Registry of Deeds, MBREA - 1996
Commercial Appraisal Problem Solving Seminar, MBREA - 1995
Member, Massachusetts Board of Real Estate Appraisers, 1995, 1996
Techniques of Income Property Appraisal 2.2 - 1995
Introduction to Income Property Appraisal 2.1 - 1995
Appraisal Report Writing, New URAR - 1993
Standards of Professional Practice - 1991
Appraising the Single Family Residence - 1991
Foundations of Real Estate Appraisal - 1991
University of Connecticut, Storrs, Connecticut, B.S. Agricultural Sciences - 1973
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Experience
1995 to Present:
Owner of Larson Appraisal Company, and active in Vermont, Massachusetts and New York in the appraisal of
farms, vacant land, forestland, partial interest valuation, condemnation, and in project development for
conservation purposes. The appraisals were prepared for mortgage security, estate tax, purchase and sale values,
project feasibility, litigation, probate and conservation easements.
1993 to 1995:
Employed with Rutken Appraisal Company, Inc. in Manchester, Vermont. Engaged in the appraisal of
residential and multi-family properties, farms, woodlots, vacant land and conservation easements.
1976 to 1993:
Owned and operated Parable Hill Dairy, a financially successful agricultural business, recipient of production
and conservation awards.

Representative Client List
Financial Institutions:

Conservation Easements, Farms and Land:

Banknorth Mortgage Company
Charter One Bank
Chittenden Bank
Factory Point National Bank
First National Bank of Brandon
First National Bank of Orwell
Peoples Trust Company
Peoples United Bank
Lyndonville Savings Bank and Trust Company
Ag Ventures Financial Services

Agricultural Stewardship Association
Dartmouth Natural Resources Trust
The Nature Conservancy
The New England Small Farm Institute
The 300 Committee of Falmouth
Upper Valley Land Trust
U.S. Forest Service, USDA
U.S. Fish and Wildlife Service
USDA Farm Service Agency of Massachusetts
USDA Farm Service Agency of Vermont
Vermont Agency of Natural Resources
Vermont Agency of Transportation
Vermont Agricultural Credit Corporation
Vermont Economic Development Authority
Vermont Housing and Conservation Board
Vermont Land Trust
Vermont Rivers Conservancy
Windsor Conservation Commission
Yankee Farm Credit
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