
WORCESTER TIMBERLANDS 

Fountains Land, an F&W company, 79 River Street, Suite 301, Montpelier, VT 05602 
Contact: Michael Tragner ~ michael.tragner@fountainsland.com ~ O: 802-223-8644 x22 ~ C: 802-233-9040 

5,916± GIS Acres 
Elmore & Worcester, Vermont 

Price: $5,030,000  

A conservation easement-encumbered timberland property with a 
highly-stocked forest resource, well-suited to the long-term timberland 

investor, and benefitting from decades of family land stewardship.  

2,353 Acres West of Rt. 12 - Price: $1,910,000  

3,568 Acres East of Rt. 12 - Price: $3,270,000  



INVESTMENT OVERVIEW 
Worcester Timberlands is a long-term timber investment opportunity characterized by an attractive species 
composition, highly-stocked stands providing positive cash flow, and excellent potential for asset 
appreciation from the timber resource. The ownership, Vermont Land Trust (VLT), acquired the land in 2014 
from the Meyer Family who formerly owned the property since the 1950s. The family sold to VLT with the 
goal of insuring the property will remain as a long-term forest resource. VLT is currently transferring a 
conservation easement on the land to the State of Vermont, who will oversee the easement terms.  
 
Investment highlights include: 
Species dominated by maple & birch (58%); 
Standing timber value of $7,622,000;  
 Fully-stocked overstory, well-positioned for 

asset appreciation; 
Mature timber component allowing for 

positive cash flow; 
Developed access covering much of the 

landscape (limited access to some areas in 
SE and NE sections of the land); 

 Easement allows for one subdivision along 
Route 12 and six primitive camps.  

 

LOCATION 
The property is located in north-central 
Vermont, 12 miles north of the state’s capital 
city of Montpelier. The region’s landscape is 
defined by scattered valley farms, widely dispersed hillside homes and working forests. Both Worcester 
and Elmore have small village centers with job markets nearby in the larger towns of Morrisville, Stowe, 
Montpelier and Waterbury.  
  
Route 12 runs north-south through the tract (roughly bisecting the land) providing access to Interstate 89 
and Route 2 to the south and Routes 15 and 100 to the north. These major roads provide transportation 
corridors to regional and Canadian forest product mills from the property.   
  
The region’s landscape is defined by the high-elevation Worcester Range, a 15-mile long, north-south 
series of mountains with the property’s adjacent Catamount Brook watershed comprising much of the land 
west of Route 12.  
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Middle-aged stand with white ash near Eagle Ledge access road 

Catamount Brook Basin and Mount Worcester  



ACCESS 
The property offers developed access 
at various points along Route 12, 
covering nearly all of the terrain sloping 
towards the river that runs along this 
paved road. Much of the upper slopes 
of the large Catamount Brook basin, 
located west of Route 12, is accessed 
by a town road and an internal winter 
road. The northwestern 270-acre parcel 
is also accessed by a right-of-way off 
Route 12.  
 
Much of the eastern terrain is 
accessed from unmaintained Eagle 
Ledge Road, where various established 
landings exist. The north-central 
section of the land is accessed from 
the unmaintained portion of Hardwood 
Flats Road. The extreme southeast and 
northeast areas of the property do not 
benefit from developed access, a 
situation which has been accounted for 
when setting the asking price. 
 
Property maps in this report depict all 
of the existing access points.  
 

SITE DESCRIPTION 
The property spans nearly 5 miles from 
north to south and 4.5 miles east to 
west (at its widest points). All aspects 
are represented.  Elevation ranges from 
2,620’ in the western section (only 6.25 
acres are above 2,500’) to ±900’ along 
Route 12. The majority of the terrain sits 
at elevations between 1,100-1,600’.  
 
Most of the property can be 
characterized as moderate to steeply 
sloping upland terrain, providing well-
drained soils in these areas. Poorly- 
drained soils and wetlands exist in 
pockets scattered around the property, 
often associated with streams in low-
lying, flat areas.  The non-commercial 
acreage is limited to wetlands, roads 
and landings; thus, all upland terrain 
has been accessed in the past during 
commercial thinning operations. 
 
The North Branch of the Winooski River runs along the property in a spot adjacent to Route 12. A notable 
waterfall along the river is situated a stone’s throw from the property’s boundary in this area. Catamount 
Brook drains the western block before entering the Winooski River along its property frontage on Route 12. 
Another notable stream is Hardwood Brook, which runs along Eagle Ledge Road.  

Route 12 with road frontage on both sides of the highway. The North 
Branch of the Winooski River is to the left, out of view. 
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Catamount Brook; the property holds most of its upper watershed. 



TIMBER RESOURCE  
Timber data in this report are based on a 
monumented and comprehensive timber 
inventory conducted in August 2018 by F&W 
Forestry Services. 290 inventory points were 
sampled (1 plot per 20 commercial acres), 
covering a 585’ x 1,400’ grid and using a 15-
factor prism. Sampling statistics are ±6.9% 
standard error for sawlog products and 
±4.2% for all products combined at the 95% 
confidence interval, figures well within 
industry standards.  The timber data reveal a 
total sawlog volume of 43,468 MBF 
International ¼” scale (7.5 MBF/commercial 
acre) with 121,632 pulpwood cords (21 cords/
commercial acre). Combined total 
commercial per acre volume is 36 cords, well  
above the regional average. Stumpage 
values were assigned to the volumes in 
August of 2018, producing a property-wide 
Capital Timber Value (CTV) of $7,622,300 
($1,317/total commercial acre). See the 
Timber Valuation in this report for details.  
  
Species Composition: 
A species composition dominated by 
hardwoods prevails, with hardwoods at 
77% and softwoods at 23% of total 
volume. Species composition for all 
products combined offers a favorable mix 
and is led by red maple (23%), followed 
by yellow birch (19%), sugar maple (16%), 
hemlock (15%), American beech (12%) 
and spruce/fir (8%), with other common 
hardwoods and softwoods comprising 
the balance. The sawlog volume 
breakdown is much the same, though the 
spruce/fir component is higher. This 
species composition is well suited to a 
long-term timber investment, with solid 
markets regionally and into Quebec for 
the  products growing on the land. A 
relatively high American beech 
component is indicative of a resource 
that has seen minimal management over 
the last ±20 years.  
 
Stocking and Stem Quality: 
Forest density can generally be 
considered as fully stocked to 
overstocked, with the average Basal 
Area (BA) at 119 ft2 on 202 stems/acre. 
Acceptable growing stock BA is 82ft2, 
indicating high overall stem quality, 
sufficient to fully occupy stands post thinning with acceptable growing stock. 
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Northern hardwood stand off the Hardwood Flats access road. 



TIMBER RESOURCE (continued) 
Sawlog Value/ Thinning History: 
Sawlog value is largely 
dominated by species for 
which market demand has 
historically been strong within 
the region. The white ash 
component is primarily located 
in stands east of Route 12.  
 
The current owner has not 
conducted any thinning activity 
since their 2014 acquisition of 
the property. The former family 
owner last managed stands on 
the eastern side of the property 
roughly 20 years ago. However 
it has been ±30 years since 
most of the forest stands have 
been managed.  
  
Diameter Distribution: 
Average diameter for all 
products combined is 13.5”, 
while the average sawlog 
diameter is nearly 14.5”, 
indicating a forest resource 
with a mature and maturing 
age class  (the diameter 
distribution graph shows a 
notable volume of diameters 
20” and greater).  
 
Whi le  a  considerable 
component of the resource is 
within the older age classes, 
36% of the pulpwood volume is 
growing stock (stems in the 5”-
10” size class).   
 
Average diameter for the three 
main species are: sugar maple 
14.0”, yellow birch 14.5” and 
red maple 15.5”.  Stem quality 
for these three species is high, 
with acceptable growing stock 
between 70% and 80% of each 
species’ total volume, an 
important indicator, given 
these species represent 70% of 
the property’s sawlog value.  
 
The average hemlock diameter 
is 15”, with this resource at 
financial maturity. The spruce/fir component exists primarily as red spruce whose average sawtimber 
diameter is ±13”, also representing a financially mature resource. 
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TIMBER RESOURCE (continued) 
 

SUGARBUSH OPPORTUNITY 
The property may offer sugarbush opportunity in some areas 
based on high maple stocking, slope factor, access and 
proximity to electric power. The timber data indicate a total 
potential tap count of ±290,000 gross taps, with roughly 43% 
of the taps from sugar maple and the balance from red 
maple. Trees 9”+ were considered, providing an average of 
±50 taps/acre, covering the property’s commercial acres. 
However, many of these taps are likely not economically 
feasible, given the lack of developed access and proximity  to electric power. Also, the timber data indicate 
that an additional ±134,000 taps may become available in the coming decades from the maple resource 
within the 5-8” diameter class.   
 
Note that the tap estimate is broken down into three units per the table above and relative to how the land 
is available for sale. The area west of Route 12 likely holds the best sugarbush potential, given its more 
developed access and proximity to 
electric power.  
 
While the area east of Route 12 holds 
higher concentrations of maple, 
access is less developed, especially on 
terrain that slopes towards the Eagle 
Ledge access road. However, some of 
the stands which slope toward the 
Route 12 corridor may possess 
sugarbush opportunity.    

Northern hardwoods on the Catamount 
Timberland Tract, an area that was 
thinned 20-25 years ago. 
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CONSERVATION EASEMENT 
The conservation easement on the property will be held by the State of Vermont, Agency of Natural 
Resources, Department of Forest, Parks and Recreation. The seller, Vermont Land Trust (VLT), has been the 
owner since 2014, acquiring the land from the Meyer Family whose wishes were to ensure the property 
would remain as a productive, unfragmented forest resource landscape.  VLT is currently transferring the 
conservation easement to the State of Vermont, a process that is anticipated to occur in 2019. VLT is hoping 
to agree on purchase terms subject to the transfer of the conservation easement, at which point title will be 
transferred to the new owner.  
 
A working forest “partnership” with The State of 
Vermont, Agency of Natural Resources offers the new 
owner predictability and cooperation, given the long 
history and solid reputation this Agency has in 
overseeing other conservation easements under their 
stewardship.  
  
A principal objective of the easement is to minimize 
ecological impacts of a managed forest resource to 
provide a long-term source of forest products.  
  
Easement highlights include: 

 Most sustainable and traditional forestry and 
sugarbush activities are permitted to support the 
long-term stewardship of the protected property 

 The entire property is open to non-vehicular 
public recreation and hunting 

 Silvicultural activities are limited to sustainable 
levels 

 Surface Water Buffer Zones (SWBZs) permit 
limited harvesting/sugaring with special 
consideration to maintaining water quality 

 Six camp structures of 800 ft2 are permitted 
 One subdivision by Route 12 allowed. 

 
ACREAGE, TAXES & TITLE 
Property taxes in 2017-18 were $15,329. The property 
IS enrolled in the State of Vermont’s Use Value 
Appraisal (UVA) program.   
 
Total Grand List acreage is 6,035, while the GIS 
acreage is ±5,916; the latter is believed to be more 
accurate and is the basis for the timber data and for 
setting property asking price. Boundaries appear to be 
marked.  

Fountains Land Inc. is the exclusive broker representing the seller's interest in the marketing, negotiating and sale of this property.  Fountains has an ethical and legal 
obligation to show honesty and fairness to the buyer.  The buyer may retain brokers to represent their interests. 

All measurements are given as a guide, and no liability can be accepted for any errors arising therefrom.  No responsibility is taken for any other error, omission, or 
misstatement in these particulars, nor do they constitute an offer or a contract.  We do not make or give, whether in these particulars, during negotiations or otherwise, 

any representation or warranty in relation to the property. 
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Upper Right: North Branch of the Winooski River frontage.   
Right: Eagle Ledge Track looking north. 

 



TIMBER VALUATION 
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