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To Members of the Long Range Capital
Planning and Utilization Committee

The Long Range Capital Planning and Utilization Committee, as established by RSA 17-
M, of which you are a member, will hold a regular business meeting on Tuesday, February 16,
2016, at 1:30 p.m. in Room 201 of the Legislative Office Building.

Please find attached information to be discussed at this meeting

Sincerely,

WK
ichael W, Kane

Legislative Budget Assistant
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LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
AGENDA

Tuesday, February 16, 2016 at 1:30 p.m. in Room 201 of the Legidative Office Building

1)

2

3)

Acceptance of Minutes of the December 9, 2015 meeting

Old Business:

New Business:

RSA 4:39-c Disposal of Highway or Turnpike Funded Real Estate:

LRCP 16-002 Department of Transportation — request authorization to sell a parcel of State
owned land consisting of 1.12 +/- acres, located on the southerly side of NH Route 286 (aka
Black Water Road) in the Town of Seabrook by a sealed bid process with a minimum bid of
$7,100 which includes a $1,100 Administrative Fee, subject to the conditions as specified in the
request dated January 11, 2016

LRCP 16-003 Department of Transportation — request authorization to lease a 2,760 square foot
parcel of State owned land located at the corner of Indian Brook Drive and Central Avenue in the
City of Dover to Prime Circle, LLC for five (5) years at $2,100 per year plus a one-time
Administrative Fee of $1,100, with an option for an additiona five (5) years at a renegotiated
value, subject to the conditions as specified in the request dated January 26, 2016

L RCP 16-004 Department of Transportation — request authorization to amend the request (LRCP
15-033, approved November 17, 2015) to transfer a 0.30 +/- of an acre permanent waterline
easement over a parcel of State owned property located on the westerly side of NH Route 16 in
Errol to Dixville Capital, LLC, and in exchange Dixville Capital, LLC will decrease the original
area to be transferred to the Department from a 4.28 +/- acre parcel aong with a 50 foot wide
Right-of-Way access over additional property owned by them, to a 3.53 +/- acre parcel aong
with a Right-of-Way Access over additional property owned by them totaling one (1) +/- acre,
located on the northerly side of NH Route 26 in the Unincorporated Place of Dixville and the
Town of Colebrook, at no cost, and waive the $1,100 Administrative Fee, subject to the
conditions as specified in the request dated January 27, 2016

RSA 4:40 Disposal of Real Estate:

LRCP 16-001 Department of Administrative Services — request authorization to enter into athree
(3) year Use of Premises Agreement with the County of Rockingham, with a mailing address of
119 North Road, Brentwood, N.H. 03833 for state owned property consisting of approximately
18,053 square feet of office space located in the Rockingham County Courthouse, #10 Route 25,
Brentwood, N.H., for the period of May 1, 2016 to April 30, 2019, for an amount not to exceed
$549,204, subject to the schedule of annua rent as specified in the request dated January 19,
2016
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(4)

(5)

(6)

LRCP 16-005 New Hampshire Employment Security — request authorization to amend prior
Committee approval, granted November 14, 2012, and alow NHES to enter into a listing
agreement with NAI Norwood Group, 116 South River Road, Bedford, N.H., for aterm of up to
fifteen (15) months, to sell: « 436 Maple Street, Manchester, NH, an unimproved parcel of 0.16

+/- acres currently utilized as a parking lot, for a price at or above $95,000, assess an
Administrative Fee of $1,100, and alow negotiations within the Committee’s current policy
guidelines and that the right of first refusal be treated in the customary manner; and < 300
Hanover Street, Manchester, NH, containing four (4) parcels of land totaling 1.18 +/- acres
improved with one building comprising approximately 20,360 sguare feet, and including a mix of
offices, conference rooms, and utility spaces and parking, for a price at or above $1,425,000,
assess an Administrative Fee of $1,100, and allow negotiations within the Committee's current
policy guidelines and that the right of first refusal be treated in the customary manner, as
specified in the request dated January 29, 2016 (This request (LRCP 12-042) was originaly
approved by the Committee September 18, 2012, and subsequently amended (LRCP 12-059) on
November 14, 2012)

M iscellaneous:

| nfor mational:

LRCP 16-006 New Hampshire Council on Resources and Development — Two (2)
Memorandums regarding Surplus Land Review for; Warner SLR 15-007 and Concord SLR 16-
001

Date of Next M eeting and Adjour nment




LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES
December 9, 2015

The Long Range Capital Planning and Utilization Committee met on Wednesday,
December 9, 2015 at 9:30 am. in Room 201 of the Legidlative Office Building.

Membersin attendance were as follows:
Representative Gene Chandler, Chairman
Representative John Cloutier, Clerk
Representative Mark McConkey
Representative David Danielson
Representative Edmond Gionet, Alternate
Representative Katherine Rogers, Alternate
Senator David Boutin, Vice Chairman
Senator Dan Feltes
Meredith Telus, Governor’s Office

Representative Chandler called the meeting to order at 9:29 am.

ACCEPTANCE OF MINUTES:

On a motion by Senator Boutin, seconded by Representative Danielson, that the minutes
of the November 17, 2015 meeting be accepted as written. MOTION ADOPTED.

OLD BUSINESS:

RSA 4:39-b APPROVAL OF STATE AGENCY LEASES EXCEEDING 5 YEARS:

The Department of Education submitted, LRCP 15-036 Additional Information,
requesting Committee consideration in scheduling a meeting for tabled request LRCP 15-036
seeking approval of a ten-year lease agreement, effective December 16, 2015, with Brady
Sullivan Keene Properties, LLC, 670 Commercia Street, Manchester, NH 03101, for 3,536
square feet of space to be provided in an existing building located at 149 Emerald Street, Keene,
NH, with occupancy and rental payments commencing on March 1, 2016, providing time for fit-
up, with an end date of February 28, 2026, for atota lease cost of $671,840.00, for the schedule
of annual rent as specified in the request dated November 3, 2015, tabled November 17, 2015.

LRCP 15-036 Department of Education — On a motion by Senator Boutin, seconded by
Representative Cloutier, that the item be removed from the table. MOTION ADOPTED.

Sharon DeAngelis, Business Administrator, Department of Education, presented the
request and responded to questions of the Committee.

On a motion by Representative Danielson, seconded by Senator Boutin, that the
Committee approve the request of the Department of Education, Bureau of Vocational
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Rehabilitation, Division of Career Technology and Adult Learning, of aten-year |ease agreement,
effective December 16, 2015, with Brady Sullivan Keene Properties, LLC, 670 Commercial
Street, Manchester, N.H. 03101, for 3,536 sgquare feet of space to be provided in an existing
building located at 149 Emerald Street, Keene, N.H., with occupancy and rental payments
commencing on March 1, 2016, providing time for fit-up, with an end date of February 28, 2026,
for atotal lease cost of $671,840.00, for the schedule of annual rent as specified in the request
dated November 3, 2015. MOTION ADOPTED.

RSA 4:40 DISPOSAL OF REAL ESTATE:

LRCP 15-035 Department of Resources and Economic Development — On a motion by
Senator Boutin, seconded by Representative Cloutier, that the item be removed from the table.
MOTION ADOPTED.

William Carpenter, Administrator, Land Management Bureau, Division of Forest and
Lands, Department of Resources and Economic Development, presented the request and
responded to questions of the Committee. Deb Buxton, New England Forest Products, was also
present.

On a motion by Senator Boutin, seconded by Representative Danielson, that the
Committee approve the request of the Department of Resources and Economic Devel opment,
Division of Forests and Lands, to surplus an undeveloped 1.5 acre parcel of “Greenfield State
Park” in the Town of Greenfield to Vestige Properties Inc. dba New England Forest Products
(NEFP), in exchange for an undeveloped 1.5 acre parcel from Barbara C. Harris Camp (BCHC),
also in the Town of Greenfield, at no cost, and authorization to accept the $1,100 Administrative
Fee for deposit into the Forest Improvement Fund, subject to the conditions as specified in the
request dated October 19, 2015. MOTION ADOPTED.

NEW BUSINESS:

RSA 4:39-b APPROVAL OF STATE AGENCY LEASES EXCEEDING 5 YEARS:

LRCP 15-040 Department of Health and Human Services — David Clapp, Director of
Facilities, Department of Health and Human Services, presented the request and responded to
guestions of the Committee. Nicholas Toumpas, Commissioner, Department of Heath and
Human Services was a so present.

On a motion by Senator Boutin, seconded by Representative McConkey, that the
Committee approve the request of the Department of Health and Human Services, Office of
Business Operations, Bureau of Facilities and Assets Management, for approval of a ten-year
lease agreement, effective January 15, 2016, with Airtight 1V, LLC, 670 Commercial Street,
Manchester, N.H. 03101, for approximately 29,802 square feet of space to be provided in an
existing facility located at 1050 Perimeter Road, Manchester, N.H., with occupancy and rental
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payments commencing on April 1, 2016, following completion of al construction as specified,
with an end date of March 31, 2026, for a total lease cost of $5,960,400.00, for the schedule of
annual rent and subject to the conditions as specified in the request dated November 23, 2015.
MOTION ADOPTED.

LRCP 15-041 Department of Health and Human Services — David Clapp, Director of
Facilities, Department of Health and Human Services, presented the request and responded to
guestions of the Committee. Nicholas Toumpas, Commissioner, Department of Heath and
Human Services was al so present.

On amotion by Senator Boutin, seconded by Senator Feltes, that the Committee approve
the request of the Department of Health and Human Services, Office of Business Operations,
Bureau of Facilities and Assets Management, a ten-year renewal lease agreement, effective
January 1, 2016, with Forty Terrill Park Drive, LLC c/o CPManagement, Inc., Eleven Court
Street, Exeter, N.H. 03833, for approximately 25,588 square feet of space to be provided in an
existing building located at 40 Terrill Park Drive, Concord, N.H., with occupancy and rental
payments commencing on January 1, 2016, with an end date of December 31, 2025, for a total
lease cost of $5,851,207.96, for the schedule of annua rent and subject to the conditions as
specified in the request dated November 23, 2015. MOTION ADOPTED.

DATE OF NEXT MEETING AND ADJOURNMENT:

The next regular meeting of the Long Range Capital Planning and Utilization Committee
is at the Call of The Chair. (Whereupon the meeting adjourned at 9:42 am.)

Representative John R. Cloutier, Clerk
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STATE OF NEW HAMPSHIRE

INTER-DEPARTMENT COMMUNICATION I RGP 16= @ @ g
FROM: Charles R. Schmidt, PE W DATE: January 11, 2016
Administrator

AT: Dept of Transpertaticn
Bureau of Right-of-Way
SUBJECT: Sale of State Owned Land in Seabrook
RSA 4:39-c

TO: Represeniative Gene Chandler, Chairman _
iong Range Capital Planning and Utilization Committee

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:39-c, requests authorization to sell
a parcel of State owned land consisting of 1.12 +/- acres, located on the southerly side of NH
Route 286 (aka Black Water Road) in the Town of Seabrock by a sealed bid process with a
minimum bid of $7,100.00 which includes a $1,100.00 Administrative Fee, subject to the
conditions as specified in this request.

EXPLANATION

The Department has received a request from the abutter concerning the opportunity to
purchase a parcel of State owned vacant land located on the southerly side of NH Route 288 in
the Town of Seabrook.

_ The parcel, consisting of approximately 1.12 acres, is two (2} contiguous parcels that are
the remainders of six (8) parcels acquired by the Department in 1955 in conjuncticn with the
construction of NH Route 286 through this area.

No access will be provided to NH Route 286 from this parcel.

This request has been reviewed by this Department and it has been determined that the
requested area is surplus to our operaticnal needs and interest.

An appraiser from the Department completed an opinion of value for the subject property
to determine its contributory value to an abutting property owner. The appraiser used three sales
in the surrounding area as comparabies. Based upon the analysis and adjusiments of those
sales, it was felf that a reasonable contributory value for the subject as of October 29, 2015 is
$6,000.00.

Whereas this parcel is a non-conforming lot and the highest and best use of the subject is
to an abufter, the Department proposes to offer the sale of this parcel to the abutters by a sealed
bid process with a minimum bid price of $7,100.00, which will include an Administrative Fee of
$1,100.00.

Prior to the property being advertised for sale by a sealed bid process, the Department
proposes to offer this parcel to the NH Housing Finance Authority and the Town of Seabrocok as
part of the sale process.

Authorization is requested to sell the subject parcel as ouilined above.

CRS/PJIMII
Attachments
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-Appraisal Report-
of
Surplus 1.12 Acres Vacant Parcel of Land

Located on:
Tax Map 15 Lots 38 and 39

Department
7 Hazen Drive, Co

Prepared By:
Carol Pittman, Staff Appraiser
Department of Transportation
7 Hazen Drive, Concord, NH 03302-0483




From: Carol A. Pittman November 30, 2015

ROW Appraiser [1

TO: Phitlip J. Miles, Chief of Property Management
THROUGH: Stephen Bernard, Chief Appraiser

THROUGH: Charles R. Schmidt, Bureau Administrator
SUBJECT: Surplus Property — Value Estimate of

a 1.12 +/- acre parcel located on tax map 15 lots 38 and 39, southerly side of Route 286
with no access.
Seabrook, NH

OWNER: State of New Hampshire
Appraisal Problem: This memo constitutes an appraisal report on the above referenced subject property. The

intended recipients and those requesting this report are officials, employees and agents of the Department of
Transportation, Bureau of Right of Way.

The purpose of this appraisal is to estimate the value of the fee simple interest in the surplus property owned by
the State of New Hampshire, located on the Southerly side of Route 286 in Seabrook, NH.

The appraised property consists of 2 abutting state owned parcels of land which are to be combined together into
1 lot for a total of 1,12+/- acres. The property is bounded along its entire northerly border by the Route 286
Limited Access Right of Way for a distance of approximately 585’ feet, and is bounded by 5 individually owned
parcels of land along its westerly, southerly and southeasterly border. The subject property has no access due to
the fact that its only road frontage is Route 286, a Limited Access highway, and there is no other road access or
right-of-way to the subject property. The parcel is being valued for a potential sale to the abutter located along
the subject property’s westerly border,

The effective date of value is October 29, 2015, the date of my on-site inspection.

The attached report summearizes the basis of the value conclusions and provides definitions to specific terms. It
also defines the Limiting Conditions, Hypothetical Conditions or Extraordinary Assumptions on which this
valuation is based. Based on the data collected and analyzed, in my opinion the contributory value of the fee

simple interest of the property as of October 29, 20615 is:

Value of Surplus Parcel: $6,000

15-87 Seabrook Surplus Property Report ' 2ot 41
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Aerial Photo of Subject Property

The subject parcel is located Southerly of the Route 286 LAROW
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Photographs of the Subject Property
Taken October 29, 2015 by Carol Pittman

View of NH Route 286 Westbound LAROW from the subject
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View of NH Route 286 Eastbound LAROW from the subject

Interior view of the subject property.
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View from subject property toward NH Route 286 LAROW

Photo taken from South Main Street at the subject parcels westerly abutter,
Tax map 15, Lot 37,
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General Assumptions:

For this report I have also assumed that:

All maps, plans, and photographs I used are reliable and correct;

The legal interpretations and decisions of others are correct and valid;

The parcel area given to me has been properly calculated;

Broker and assessor information is reliable and correct;

The abstracts of title and other legal information available are accurate;

There are no enc:umbrances or mortgages other than those reported in the abstracts;
Information from all sources is reiiable and correct unless otherwise stated;

There are no hidden or unapparent conditions on the property, in the subsoil (including hazardous waste or
ground water contamination), or within any of the structures, which would render the property more or less
valuable; and

All personal property is excluded.

Extraordinary Assumptions:

This analysis is based on the assumption that the following restriction applies to the subject parcel: The parce!
has no access from either Route 286 or South Main Street. 1f the extraordinary assumption is found to be false,
the value of opinion may be affected.

I have appraised the subject as if clean and free of contamination. If any contamination is found on the subject,
this report becomes null and void.

Limiting Congliiians :

This report is bound by the following limiting conditions:

Sketches and photographs in this report are included to assist the reader in visualizing the property. [have not
performed a survey of the property 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 property, 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;

Possession of this report or possession of a copy of this report does not carry with it the right of publication. It
may not be used for any purpose other than by the party to whom it is addressed without the written consent of
the State of New Hampshire and in any event only with the proper written qualification and only in its entirety.
Neither all nor any part of the contents (or copy) shall be conveyed to the public through advertising, public

relations, news, sales, or any other media without written consent and approval of the State of New Hampshire.
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Acceptance and / or use of this report constitutes acceptance of the foregoing underlying limiting conditions and
underlying assumptions.

Purpose of Appraisal:

The purpose of the appraisal is to estimate the market value of a state owned parcel of surplus fand “as is”, as of
October 29, 2015, the date of my on-site inspection.

Market Value:

- defined by the Uniform Appfaisal Standards for Federal Land Acquisitions, {(UASFLA) 2000, A-9, as:
“Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in all probability the
property would have sold on the effective date of the appraisal, afier a reasonable exposure time on the open
competitive market, from a willing and reasonably nowledgeable seller to a willing and reasonably

knowledgeable buyer, with neither acting under any compulsion to buy or sell, giving due consideration to all
available economic uses of the property at the time of the appraisal.”

Property Righits Appraised:

The unencumbered fee simple interest in the property has been appraised. Fee Simple is defined in the
Dictionary of Real Estate Appraisal, 5th edition, {The Appraisal Institute, 2010), as:

* Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by
governmental powers of taxation, eminent domain, police power, and escheat.”

Date of Inspection: QOctober 29, 2015

Effective Date of Value, October 29, 2015

Date of Report: November 30, 2013
Property Identification:

According to the Town of Seabrook’s Tax Assessor, the combined total area of the 2 parcels which make up the
subject parcel is 1.12+/- acres, however the tax map identifies the combined lots as having 1.07+/- acres. For the
purposes of this appraisal, 1 wiil appraise cne contiguous parcel measuring a total of 1.12+/- acres.

The surplus property is identitied as a 1.12+/- acre parcel of land located on the southwesterly side NH Route
286, approximately 350 feet east of the intersection between Route 286, Collins Road and South Main Street, It
is further identified by the Seabrook Tax Assessor as Tax Map 15, lots 38 and 39, It is owned by the State of
New Hampshire.

Client:
The State of New Hampshire Department of Transportation (NHDOT).

Purpose:

To estimate the market value of a surplus parcel owned by the State of NH as of the effective date.
The effective date of value is the date of my on-site inspection, October 29, 2015. '
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Intended Use and User:

The intended use of this report is to assist the client, the New Hampshire Department of Transportation
(NHDOT) in providing a reasonable fee simple market value estimate for the subject parcel as of the date of
value for a potential sale to the abutting property owner.

Scope of Work:

The scope of work identifies the type and extent of research and analysis in an assignment. My investigations
and research included an on-site inspection and photographing of the subject property on October 29, 2015. 1
examined town and county property records including assessment data, files and zoning regulations. I reviewed
the plans for the Seabrook road construction project, $-2903 (1955) on file in the records department of the
NHDOT. 1 formed an opinion of the sites’ highest and best use based on the legal factors, physical features and
neighborhood tand use characteristics. 1compiled comparable land sales data, verified and analyzed the data,
estimated the value of the subject site, and prepared this Appraisal Report to convey my findings, including the
market data and the analysis used. [ prepared this Appraisal Report in compliance with USPAP’s Standard Rule
2-2(a) governing Appraisal Reports.

Property data was collected and compiled from several sources, including the Town of Seabrook, surrounding
towns, the Rockingham County Registry of Deeds, the Northern New England Real Estate Network site
{NNEREN), Rea! Data Corporation and the NH Department of Transportation,

Listing, Transfer, and Ownership History:

Sales / Transfer History

Book / Page Grantor Grantee Price Date Notes
13721383 Lizzie B. Bagley State of NH $1000.00 October 15, 1955 | ommissioners
Return of Layout
Henry S. Kendrick . Commissioners’
1372/393 Thelma P. Kendrick State of NH $10006.00 October 15, 1955 Return of Layout
13721396 Mary L. Nedeau State of NH $170.00 October 15, 1955 | Commissioners
Return of Layout
13727404 Alta Wright State of NH $120.00 October 15, 1955 | Commissioners
Return of Layout
1380/038 Daniel E. Janvrin State of NH $250.00 December 16, [oss | Gommissioners

Return of Layout

The State of New Hampshire currently owns the subject parcel. The state acquired the property for the Layout
of the Commissioners’ Return of Seabrook , §-26(2) §-2902, recorded at the RCRD on October 14, 1955, Book
1372, Page 341. The parcel is an assemblage of 6 separate parcels, 5 different owners. The property consists of
1.12+/- acres. '

The subject property is not currently listed for sale, has not been listed for sale in the past 12 months and is not
under contract or option. The abutting property owner has expressed interest in the property. The abutting
property owner has driveway access via a ROW from South Main Street.
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Present Use:

The subject property is unimproved. The plan provided to the appraiser indicates that the property is a
landiocked piece of land located along the easterly LAROW for NH Route 286, The northerly portion of the
subject land is located in Seabrook’s Commercial Zone (2) where it abuts Route 286, and the southerly portion

of the subject land is located in Seabrook’s Residential Zone (ZR). The land area is slightly below the grade of
Route 286.

Real Estate Tax Data:

Property Assessment

Town Propeﬁy D | Land Building Total

Tax Map 15, Lot 38 $34,500 | $0 $34,500

Fax Map 15, Lot 39 $29,200 | $0 $29,200

Assessed Value Tax rate/$1,000 Real Estate Taxes
$63,700 $15.72 _ Exempt
Comments

The State of New Hampshire is the owner of the subject property, so for that reason is exempt from paying
property taxes.
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Town Description

The town of Seabrook is located in the southern portion of New Hampshire, along the states eastern coastline.
Directly south of Seabrook is the town of Salisbury, Massachusetts, directly north are the towns of Hampton
Falls and Hampton Beach and to the west, Kensington and South Hampton. According fo the Economic &
Labor Market Information Bureau, Seabrook has a total area of 9.0 square miles, of which 0.6 square miles is
land and 0.2 square miles of inland water. Seabrook contains 2 miles of the 13 miles of NH shoreline.

Rockingham County

Bpew Caslle

According to the United States Census Bureau, the 2013 population of Seabrook was 8,711, giving it a
population density of 967.9 people per square mile of land area.

Seabrook’s Labor Market is part of the Haverhill-Newburyport-Amesbury Town, MA-NH NECTA Division. -
Seabrook’s largest employer is Next Fra (Seabrook Power station), a private company providing electric utility
services. Next Era employs approximately 1,000 peopie.

The town of Seabrook is easily accessed by several major routes. The primary thoroughfare, Interstate 95,
extends from Boston, passing through Seabrook, Hampton, Portsmouth and on into Maine. US Route 1 travels
north to south through the seacoast area in a somewhat more local fashion, allowing access to shopping,
restaurants and seacoast activities. US Route 1A travels through Seabrook in a north to south direction along
the Atlantic shoreline. NH Route 107 is located a short distance from the subject property allowing commuters
the ability to travel west through the neighboring towns of South Hampton, Kensington and East Kingston
where it then connects to NH Route 125 and Route 101.
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Town of Seabrook

Neighborhood Description:

The subject property consists of 2 contiguous surplus parcels, parcel “A” (Tax Map 15, Lot 38) and parcel “B”
(Tax Map 15, Lot 39), both owned by the State of NH. Combined, the subject land is comprised of
approximately 1.12 +/- acres.

The northerly portion of the subject land is located in Seabrook’s Commercial Zone {2) where it abuts Route
286, and the southerly portion of the subject land is located in Seabrook’s Residential Zone (2R}, The plan
provided to the appraiser indicates that Route 286 is a Limited Access Highway in this area. The only access to
these parcels would be through an abutting property via South Main Street.

The immediate neighborhood is a mix of residential and commercial properties. Tattoo America tattoo studio
has frontage on both Route 286 and South Main Street and is focated approximately 600 hundred feet to the
west of the subject. Located across from Taftoo America in a residential area on Route 286 is N.E. Paving. On
the corner opposite Tattoo America is an office/light industrial building housing Coastal Hydrauiics with 2
garage bays, Old Fire Barn diner serving breakfast and Junch, and a Bingo hall, Located off of South Main
Street is a Town of Seabrook water tower, and approximately 4 mile south of Route 286 on South Main Street
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is a town recreation/ball field. The center of Seabrook is located about 1.2 mlles to the Northwest and Seabrook
Beach is located approximately 2 miles to the cast of the sub1ect site.

Aerial Photo of Subject Neighborhood

The subject has five abutters located to the south and west. Due to the deed restrictions or zoning restrictions
affecting each of the individual abutters, in addition to the subject lands” lack of road access, the abutting
property owners and the State are the only likely parties for whom the parcels hold any Vaiue as ihey could be .
considered to support their adjacent holdings.

Market Conditions:

According to the US Census Bureau, Seabrook is considered a high density area ranking ninth among NH cities
and towns. An analysis of sales data taken from the local multiple listing service (MLS) indicated that over the
5 years prior to the effective date of this report, Seabrook’s commercial market activity was relatively non- -~
existent when compared to the residential market activity, limited to only 10 sales. Data indicates that annual
sales of residential properties have continually increased over the past 5 year period a total of 25%, w1th the
exception of a slight 1.5% decrease over the most recent time period.
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During the same 5 year_'period, Jand sales in Seabrook were less ambiiioﬁs, with an average of 4.25 sales ' 7
annually. MLS queries indicated that as of the effective date, there were 5 active listings for unimproved land.

The resulting analysis of the data indicates that Seabrook’s real estate market is almost exclusively residential,
with commercial activity being a small factor. The trend of few annual land sales and the slight oversupply of
available unimproved residential land are indicators that Seabrook’s residential fand market remains slow. Land
sales activity did follow the upturn of the single-family residential market between 2013 — 2014, however land
sales activity showed a large decrease of almost 90% the following year.

As noted in the Market Conditions section, in the three years prior to the effective date of this report, the average
price per acre of vacant residential land, in the Town of Seabrook, did not follow a definitive trend and was
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somewhat volatile. The market vatues of residential land and low-utility unbuildable land have distinctly
separate markets, The market for small unbuildable parcels is always quite limited, usually restricted to abutting
property owners for a variety of uses, such as additional buffer or to keep another party from acquiring the
parcel. These low utility parcels are less sensitive to the market fluctuations and volatility that affect residential
land. The lack of recent market data for low-utility land in Seabrook prevents any type of meaningful analysis of
this sub-market.

Time period/number of residential land sales  Average price per acre Recreational / low utility land sales

2012-2013 (4) $38,433.33 (0)
2013-2014 (8) $12,437.65 (6)
2014-2015 (0) § 0 (0)

Zoning and Other Land Use Regulations

The town of Seabrook is divided info eleven zoning districts. The districts are Rural 1, Commercial 2,
Residential 2R, Industrial 3, Conservation 4, Harbor Commercial 5, Smithtown Village-Mixed Use 6M,
Smithtown Viliage Residential 6R, Beach Residential B21, Beach Commercial B22, Beach Conservation B23.

The subject is located in District 2 and 2R. The Town of Seabrook has the followmg rule regarding a lot that is
divided by 2 zoning districts: : :

3:200 Lots Divided by Zoning Boundaries: When aboundary between two
ZOning districts divides a lot, the Planning Board may, upon application of the jot
owner, grant a- Conditional Use Permit in order to permit a'use that would. be
permitted in either zoning district: The Conditional Use Permit-shall cn}y be:
granted following a P!anwmg Board finding that the proposed use will cause no
substantial increase in motorvehicle traffic, or suchincrease will be mitigatedto
the Planning Board's satisfaction.

The following Permitted Uses are allowed in both District 2 (commercial) and Dzsmct 2R
(residential); :

*  Accessory Buildings not for human habitation/incidental for permitted principal use
= Agricuitural

»  Churches, Day Care, Schools

s (Guest Houses, Home occupations

Offices incidental to the residence and conform in design to structures in the area and
only 1 per singie family house

Recreation: non-comimercial, passive recreation, swimming pools

Single Family, 2 family, mixed use with no more than 5 residences

Retail and Service Businesses-floor area less than 1,000 sq {t

Public Utiiity Buildings

Special Exception allowed in both districts 2 and 2R

»  School Bus Shelters
% Residential Uses other than those already permitted
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Permitted Uses in District 2 only:

= Gasoline Stations-subject to limitations

¥« Hotels and Motels

*  Manufacturing-as a Subordinate Use, and clearly subordinate and incidental to the
permitted principal use of the premises. (This is a conditional use for District 2R}

»  Pish and shellfish: wholesale and retail

Marinas and Related Services

Nursing or Convalescent homes

AH other offices including banks

Recreation-Commercial amusements and entertainment conducted within the confines

of the building, Theaters and Halls

»  Retail and Service Businessés with a floor area of 1,000+, Wholesale

*  Sexually Oriented Businesses as regulated and restricted by this ordinance

*  Travel Trailer Parks ‘

Special Exceptions exclusive to District 2:

= Motor Vehicle Re-Manufacturing
»  Outside Commercial Amusements and Entertainment

Conditional Use in both Districts 2 and 2R

»  Mixed Use

Dimensional Requirements: Zoning Districts 2 and 2R

With Municipal Sewer 30 15
No Municipal Sewer 30 30
For 2 dwelling Units 30 30
Maximum # of Primary Structures
(residential) Buildings per lot I 1
(residential) Units per lot 2 2
Mixed Use (maximum dwelling units per  —s-ceemm comeevanen
building)
Minimum Lot Dimensions
Continuous Road Frontage 125 100°
Depth and Wicdth 125° 100°
Minimum Setbacks
Front 30 20
Frontage abutting Route 1 30 3
Side and Rear 15 167
Side and Rear for sheds less than 100 sq ft 2’ 2’
From Ponds and Streams 507 50°
Bus and Transit Shelters
setback from roadway pavement 8 8’
setback from roadway intersections 20° 20°
Side and Rear setbacks for non-residential  30° 30

uses from land zoned Residential

Conclusion: The subject parcel is non-conforming due to lack of road frontage.
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Seabrook Zoning Map

The gold area represents the commercially zoned district. The red represents the
residentially zoned district.
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Site Description

The subject consists of (2) contiguous surplus parcels of land owned by the State of NI, According to the Town
of Seabrook Assessing Office, Parcel “A” (Tax Map 15 Lot 38), is a .69 +/- acre parcel, and parcel “B” {Tax
Map 15 Lot 39), is a .43 acre parcel. Combined, the 2 parcels form a 1.12 +/- acre irregular shaped parcel
bounded along its entire northerly border a distance of approximately 585" feet by the NH Route 286 eastbound
LAROW, bound along its southwesterly border by tax map 15, fot 37, and bound on its southern border by Tax
Map 15, Let 40, Tax Map 15, Lot 42, Tax Map 15, Lot 44 and Tax Map 15, Lot 45. The subject parcel has no
access due to the fact that the subject parcel’s oniy road frontage is along NI Route 286, a Limited Access
Highway.

The only means of obtaining access to the subject property would be vla obtaining a right of way over an
abutting property.

The subject tand has five abutters located to the south and west. The Town of Seabrook’s Dimensional
Requirements in zone (2R) require a minimum road frontage of 100° feet. The only lot that meets this
requirement is Tax Map 13, Lot 40. The Dimensional Requirements also state; “A second dwelling building,
containing one dwelling unit, may be placed on a fot in Zone 2R, providing that the lot is 45,000 square feet or
larger; and the number of dwelling units on the lot does not exceed two.” Again, the abutting lots located on Tax
Map 15, lots 37, 40-1, 42 and 44 do not meet the required 100 feet of road frontage, so are non-conforming. A
Special Exception would be required from the town to add a second dwelling on those lots. Parcel 15- 40
currently has the required 45,000 square feet, therefore already has the ability to add one dwetling unit.
Obtaining the subject parcel would not further benefit parcel 15-40. ' :

Due to the zoning restrictions affecting each of the individual abutters, in addition to the subject lands® lack of
road access, the abutting property owners and the State of NH are the only likely parties for whom the subject

- parcel holds any value.

The acquisition of the subject property by any abutter would not change the acquiring lots highest and best use,
or intensity of use, but merely add additional land.

The subject parcel as depicted on the plan for Seabrook §-2902, NH Rowte 286 construction project. The
remainder of parcels 6, 7, 8, 9, 10 and 11 make up the subject parcel.
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FEMA Flood Insurance Rate Map (FIRM) number 33015C0626E.

The subject property is wooded and is slightly befow grade of NH Route 286. The subject parcel was created as
a result of the Seabrook project S-2902 (1955) when NH Route 286 was constructed, connecting 1-95 to
Seabrook and Salisbury Beaches. According to the Federal Emergency Management Agency, the subject parcel
is located in zone “X”, described as “Areas determined to be outside the 0.2% annual chance floodplain.”
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Highest and Best Use .

Highest and Best Use is defined as the reasonably probable use of property that results in the highest value. The
analysis of Highest and Best Use is at the heart of appraisals of the market value of real property. To determine
Highest and Best Use, an appraiser considers the following tests: physically possible, legally permissible, and
Sfinancially feasible. Uses that meet these three criteria are then tested for maximum productivity.

Legally permissible: Private restrictions, zoning, building codes, historic district controls, and environmentat
regulations govern the uses to which land can be put, and those restrictions may preclude many potential land
uses. To apply the test of legal permissibility, an appraiser determines which uses are permitted by current
zoning, which use could be permitted if a zoning change were reasonably probable, and which uses are
preciuded by private resirictions on the site. Private restrictions, deed restrictions, and long-term leases are

“typically registered on the title, and those legal characteristics of the property may prohibit certain uses or
specity building setbacks, heights, and types of materials. I deed restrictions conflict with zoning laws or
building codes, the more restrictive guidelines usually prevail.

The southern portion of the subject is located in the district that is zoned for Residential use, and the northern
portion of the subject is located in the district that is zoned for Commercial use. The portion of the subject that is
located in the commercial zone abuts NH Route 286. NH Route 286 is a Limited Access Highway, so no access
to NH Route 286 is allowed from the subject property. Each of the five abutters to the subject parcel are also
divided between the 2 zoning districts, however their uses are consistent with the uses allowed in the Residential
zone. The permitted uses in the Residential zone include one family, two family and multi-unit buildings. Also
allowed are home occupations, agricultural uses, retail service businesses as long as the floor area is less than
1000 square feet, churches and daycares. Any uses beyond this would require either a Special Exception which
would need fo be granted by the Seabrook Zoning Board of Adjustment, or a Conditional Use permit, granted by
the Planning Board.

Physically possible: A parcel of vacant land (or an improved site analyzed as though vacant) is the metaphorical
blank canvas on which a real estate developer paints any number of pictures. The physical possibilities of the
vacant land are quickly constrained by factors such as: site size, shape, frontage, availability of utilities and
other support services, topography, soil composition, and other site conditions and environmental factors. Asa
simple example, an irregularly shaped parcel can cost more to develop and, after development, may have less
utility than a regularly shaped parcel of the same size.
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According to the Town of Seabrook’s Tax assessor, the subject site is 1,12 acres in size, however the town’s tax
map shows an area of 1.07 acres. For this report I will rely on the tax assessor’s estimate of 1.12+/- acres. Itis
long and irregular in shape. The subject has approximately 585+/- feet of frontage along the NH Route 286
LAROW, and abuts residential properties all along its remainder, making the subject site landlocked.

The subject parcel has five abutters located to the South and West. Due to the deed restrictions and/or zoning
restrictions affecting each of the individual abutters, in addition to the subject lands’ lack of road access, the
abutting property owners and the State of NH are the only likely parties for whom the subject parcel holds any
value.

Financially feasible: An appraiser eliminates uses that are not legally permissible and physically possible
before analyzing the financial feasibility of the remaining alternative uses of land as though vacant. Only those
uses that meet the f{irst two criteria are analyzed further. For a use to be financially feasible, it must be able to
produce a positive retumn to the land after considering risk and all costs to create and maintain the use. The level
of analysis may vary with assignments, but economic demand for the subject property is a prerequisite to the
financial testing of alternatives. Analysis of supply and demand and of location is needed to identify the uses
that are financially feasibie. The desire for a particular use in a particular location is essential. Clues that supply
and demand may not support a particular use include vacancy throughout the market area or no new
construction when land is available.

The subject site is a landlocked parcel of land located between the NF Route 286 Limited Access Highway and
residentially zoned properties. Driveway access is not allowed onto a Limited Access Highway. The absence of
driveway access to a town or state maintained road will diminish the potential for develepment therefore it
would restrict the ability to generate income. At this time there is no market for strictly Jow utility parcels of
land in Seabrook. In my opinion the subject parcel would be beneficial only to the abutting property owners and
the State. '

Maximum productivity: Of the financially feasible uses of the land as though vacant, the Highest and Best Use
is the use that produces the highest residual land value, all else being equal. The comparison of the financially
fzasible uses is usually straightforward. If an appraiser determines that a building improvement is appropriate
for the Highest and Best Use of a parcel of vacant land, the appraiser then determines and describes the type and
characteristics of the ideal improvement to be constructed.

In Seabrookr, the demand for recreational properties and properties for low utility/accessory use is very low, In
addition, the subject properties financially feasible uses are severely limited by the parcels lack of reasonable
access, making the demand for such a property negligible.

It is my conclusion that the Flighest and Best use of the subject site is determined to be for assemblage with one
of its abutters for use as additional buffer to NH Route 286. The market for smaif unbuildable parcels is always
guite limited, usually restricted to abutting property owners for a variety of uses, such as additional buffer or to
keep another party from acquiring a parcel. This parcel has little or no utility to the State for right-of-way
purposes.
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Valuation Premises

There are three basic approaches to valuing real estate. Each approach relies on available market research and
data. Each approach will be briefly described below as it pertains to the subject property.

The Cost Approach is based upon the cost of reproduction or replacement of the improvements less any accrued

depreciation, plus the site value contribution and entrepreneurial, or developer’s profit. This valuation technique

is only applicable to properties that have improvements. Since the subject is vacant land, the cost approach is not
considered applicable in this appraisal and as such it was not developed.

The Income Approach is based upon the premise that an informed buyer will pay a certain price based upon the
return from a certain income stream produced by the property’s actual income, The income approach is not
considered applicable in this appraisal due to the fact that the subject is not income-producing and does not
appear to have the potential to produce income..

The Sales Comparison Approach is based upon the premise that an informed buyer would not pay more for a
property than the cost of another property with the same or similar vtility. In this approach, adjustments are
made for the areas in which the comparable sales differ from the subject property. Since the appraiser was able
to find an adequate number of comparable sales that can be used for comparison to the subject property, the
Sales Comparison Approach is considered applicable for the appraisal.

In Summary, the Sales Comparison Approach is the only applicable approach to value and was utilized, as
sufficient comparable sales were avaiiable.

Value Estimate By Sales Comparison Approach

When applying the Comparison Approach, the sales analysis is based on the elements of comparison. The
adjustments in this analysis are intended to reflect those conditions which the buyers and sellers consider
important and are present in various degrees between the subject and one or more of the comparables. The
comparable sales [ have selected were the most similar, verifiable sales known to me at the time of this
appraisal, as well as being the most reliable indicators of market value for the subject parcel.

For this report the appraiser chose to use the whole to whole unit of value as the basis for comparison. The
market for small unbuildable parcels is always quite limited. They are not typically offered in the open market,
or affected by market conditions. They are usually private sales restricted to abutting property owners for a
variety of uses, such as additional buffer or to keep another party from acquiring a parcel.

Comments On the Comparable Sales

Due to the unique attributes of the subject property, as well as the limited number of vacant lot sales in Seabrook
within the past few years, it was necessary to expand the search for comparable sales in both time and distance.
After researching and analyzing the search results it was determined that the sales used in this approach were the
best available and most appropriate comparable sales. All 3 sales are non-conforming, un-buildable lots and
their highest and best use is determined to be for assemblage with one of its abutters.

Three un-buildable land saies between January 2011 and August 2014 located in the towns of South Hampton,
Newton and Dover produced a range of $3,000 to $10,000 on a whole to whole basis. All were purchased by
abutters and all have stmilar utility to the subject parcel.
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Sale 1 is located in South Hampton, NH. South Hampton is a scenic, rural community focated just north of the
Massachusetts border with a population of approximately 814 as of the 2010 census.  South Hampton abuts
Seabrook along Seabrook’s western border, Sale 1 is 3 landlocked, therefore unbuildable 2.5 acre parcel of
backland zoned 1-F Residential, 1t is located in a rural, scenic, low density area. Sale 1 was purchased by the
abutter and is similar to the subject parcel because of its lack of access except to the abutter whom acquired it.
Backland in residentially zoned areas, such as this, add minimal value to the abutting property.

Sale 2 is located in Newton, NH. Newton is located 2 towns to the west of Seabrook, and similar to the subject
and Sale 1, is also located along the Massachusetts/NH border. Sale 2 is a .33 acre non-conforming lot, located
on & public road. It is located in a residentially zoned area. It was purchased by the abutter in order to merge the
.33 acre parce! with his 3.7 acre parcel. The town stated in the Planning Board meeting minutes, that this
merger did not create an additional buildabie lot. Sale 2, similar to Sale 3, has road frontage along a town
maintained road.

Sale 3 is focated in the City of Dover, and is located the farthest from the subject. It is zoned R-12 Medium
Density. The city’s assessor notes on the tax card state that the lot is non-buildable. It is a .52 acre non-
conforming remnant parcel, located on a public road and sold to the abutter by the original owner/developer of
the Canterbury Park Il subdivision. It is located in an older subdivision of smaller cape style homes, with good
access to Route 16, According to the purchaser, the $9,000 value of the parcel was determined by its
contributory value to his abutting property. Similar to Sale 2, Sale 3 has road frontage on a town maintained
road,
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Comparable Sales Map
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Basis of Adjustments

As detailed above, the major differences between the subject site and the comparable sales are market conditions
or time of sale, access, amenities and lot size. Market data was researched and analyzed in order to determine
the appropriate adjustments that were necessary to equalize these differences.

As noted in the Market Conditions section, in the three years prior to the effective date of this report, the average
price per acre of vacant residential land in the Town of Seabrook did not follow a definitive trend and was
somewhat volatile. The market for small unbuildable parcels is always quite limited, usually restricted to
abutting property owners for a variety of uses, such as additional buffer or to keep another party from acquiring
the parcel. These low utility parcels are less sensitive to the market fluctuations and volatility that affect
residential land. Therefore given that the comparable sates all cccurred with 24 to 50 months of the effective
date, it was not considered necessary to apply market condition adjustments.

- The location of Sales 1, 2 and 3 are roughly similar to the Subject property regarding distance to major
commuter routes. No adjustments were made.

The Subject property has 585 feet of frontage along NH Route 286, however because Route 286 is a limited
access highway, the subiect property is not allowed access. Sale 1 is similar to the subject property due to its
lack of road fromtage and access, Sale 2 and Sale 3 are both unbuildable; however they both have road frontage
and access, allowing the potential for increased exposure and utility. For example, if the owner of Sale 2 was not
a direct abutter, that owner could still potentially access the parcel from the road by vehicle or by foot, for
temporary storage or other use allowed by the town. Safe 2 and Sale 3 are superior to Sale 1 and the subject
parcel for access and road frontage. A match pair analysis between Sale 1, which is most similar to the subject,
and the average of Sales 2 and 3 ($9,500), show a 47% difference. This difference is attributed entirely to the
differences in access and frontage. The 47% difference will be rounded down to 45%. Sale 2 and 3 will be

. adjusted down by -45% to reflect their superior access and frontage over the Subject property and Sale 1.

Sales Grid

The three comparable properties shown in the following grid were the most comparable sales known to me. The
_-descriptions include adjustments, reflecting market reaction to those items of significant variation between the
“subject and comparable properties. If a significant item in the comparable property is superior to, or more -
- favorable than, the subject site, a negative (-) adjustment is made, thus reducing the indicated value for the
subject; if a significant item in the comparable property is inferior to, or less favorable than, the subject site, a
positive (+) adjustment is made, thus increasing the indicated value for the subject. '
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Final Value Conclusion

Three land sales between January 2011 and August 2014 located in the towns of South Hampton, Newton and
the City of Dover produced a range of $5,000 to $10,000 on a whole to whole basis. All three parcels sold as
non-buildable, low utility properties. Sale 1, located in South Hampton, is a 2.5+/- acre backland parcel similar
to the subject parcel due to lack of road frontage and access. Sale 2, located in Newton, is a .33 +/- acre non-
conforming lot also purchased by its abutter. Sale 3, located in Dover, is a .52+/- acre non-conforming remnant
parcel, located on a public road and sold to the abutter by the original owner/developer of the Canterbury Park 11
subdivision. Sale 2 and Sale 3 are superior to the Subject and Sale 1 due to their frontage and access.

The subject parcel warrants a value estimate in the low end of the range presented due to lack of road frontage
and accessibility from the road.

Based on the preceding research and analysis, it is concluded that the subject property warrants a value opinion
via the sales comparison approach of $3,000 per acre, as follows:

$5,000 per acre x 1.12 +/- acres = §5,600

Rounded = $6,000
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Location/Address:
Grantor > Grantee:
Date of Sale:

Sale Price:

Registry Reference:
Site Area:
Available Utilities:

Zoning

Source/Confirmed By:

H & B Use at Sale:

Comments:

15-87 Seabrook Surplus Property Report

Summary of Comparable Land Sale 1

Map 04-36-02 B/L Chase Road, South Hampton, NH
Dixon Realty Trust, Nancy F. Dixon > Nancy A. Brunet
August 22, 2013

$5,000

Rockingham Coan@ - Book 5472, Page 2477

2.5 +/- acres

N/A

I-F Residential

Grantee, Real-Data, RCRD

Low utility/assemblage/accessory

Sale I is located in South Hampton off of Chase Road, in a rural, scenic residential
area. The parcel is landlocked and was purchased by an abutter in order to add a buffer
onto the back of her property. The surrounding area is partially wooded and partially
open farm land. The homes in the area are typically older farmhouses and colonials.

Sale 1 Aerial Photo
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- Summary of Comparable Land Sale 2

Location/Address:
Grantor > Grantee:
Date of Sale:

Sale Price‘:

Registry Reference:
Site Area:

Available Utilities:
Zoning
Source/Confirmed By:
H & B Use at Sale:

Comments:

15-87 Seabrook Surplus Property Report

17 Gaie. Village Read, Newton, NH

Susan Babcock>Westey W. Gundersen, Debra J. Bunting
August 15, 2014

$10,000

Rockingham County - Book 5553, Page 0739

33 +/- acres

at sireet

Residential

Reai Data, RCRD

Accessory/assembiage/low utility

Sale 2 is located in Newton, NH, in a residential zoned area on a paved, town
maintained road. The surrcunding area is rural with older homes, both wooded and
open fields. It was sold to the abutter. According to the Town of Newton Planning
Board meeting minutes dated 9/23/2014, the merger of Sale 2 and the abutting property
did not create an additional buiidable lot.
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Location/Address:
Grantor > G-rante;é:
Date 61“ Sa_lc: ..

Sa_lf:: _P_kf_ice:

Regist;y Reference_: _
Site Area: - |
Available Utilities:
Zoniné / .h:/:I.ap .Ref:
Soufée/_Co;lﬁrmed By:
H&B Use at Sale: - |

Comments:

i5-87 Seabrook Surplus Property Report

Summary of Comparable Land Sale 3

Cranbrook Lane, Dover, NH
Walter W. Fischer, Trustee if t.he'Walter W. Fischer 1993'Tmst>Andre_w D. Hessong
" August 30, 2011

$9,000 -

~ SCRD 3898/0314

0.52+/- acres

N/AL

Medium Density Residential

Real Data, town records, Keith Ma_ldden NHGC#370
o _. -L()_W utility/assemblage

- Saie 3 1s located in an oid_er subdivision with good access to Rout.e. 16 at exit 9. 1tis
- Jevel and lightly wooded, located in zone R-12 (Medium Density Residential).

According to the city’s tax card the parcel is non-buildable. It was purchased by the
abutter as additional buffer.
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City of Dover Zoning Map

Sale 3 Aerial Photo
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Appraiser’s Certification;

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

The statements of fact contained in this report dre true and _correct;

The reported analyses opinions, and conclusions are limited only by the repor’ied general assumptions,
extraordinary assumptmns hypothehcal condzt;ons ltmf{mg cond;tions and legal ms‘aractzons, :

Are my personal, impartia_i, and_ u_nb_;%ased professional analyses, opinions, and conchsions;- :

[ have no present or prospective interest in the propeﬂy that is the Subject Df th;s report and no personal interest
with respect to the pames mvoived & o .

] have appraised the property lhat is the subjec,t of this report once within the three-year per;od 1mmed;ate[y
preceding acceptance of thES asmgnmeni : :

I have no bias waih respect 0 the prOperty that is the subjeci of this report or to the pames mvoived with this
assignment; : :

My engagement in this assignment was not contingent upon developing or reporting' prédétermén_@d results;

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

My analyses, opinions, and conclusions were developed in conformity with the Uniform Appraisal Standards for
Federal Land Acquisitions, the Uniform Standards of Professional Appraisal Practice and in conformity with the
appropriate State laws, regulations, policies, and procedures applicable to appraisal of right of way for these
purposes;

I have made a visual inspection of the property that is the subject of this report;

No one provided significant real property appraisal assistance to me;

November 30, 2015

Carol A. Pittman Date
Staff Appraiser, NHDOT

Legal Description

The 6 parcels of land that comprise the 1.12 +/- acre subject property was acquired between 10/15/1955 and
12/16/1955 by the NHDOT. The state acquired the property for the NH Route 286 construction project, $-2903
(1955), The transfers are recorded in the Rockingham County Registry of Deeds, Book 1372/393, Book
1372/393, Book 1372/396, Book 1372/404, and Book 1380/038. The legal description of each parcel is shown
betow.
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Qualifications

Carol A. Pittman — Appraiser i

Experience:
September 2014-Present NH Department of Transportation,
Bureau of Right- of-Way  Appraiser 11

March 2007 — September 2014 NH Department of Transportation,

Bureau of Right-of- Way, ROW Agent 11
August 2003-MARCH 2007 The Gove Group Real Hstate, Stratham, NH

New Construction and Land Development Specialist
August 1995-August 2003 Carlson GMAC Real Estate, NH Licensed Real Estate Agent
Education:

Westfield State Céllege, Westfield, MA — B.A. History

JMB Real Estate Academy-Principles of Real Estate Appraisal-2015
JMB Real Estate Academy-Basic Appraisal Procedures-2015

JMB Real Estate Academy-USPAP-2615

IRWA-304-When Public Agencies Collide-2013

Nat’l Business Ingtitute- Title Law in New Hempshire-2011

IRWA ~ Ethics and the Right of Way Profession-2011
FHWA-NHI-141030-Advanced Relocation Under the Uniform Act-2009
FHWA-NHI-141031-Business Relocation Under the Uniform Act-2009
IRWA- 401 Appraisal of Partial Acquisitions-2008

FHWA-NHI-141043 Appraisal for Federal Aid Highway Programs-2007
FHW A -NHI-Basic Relocation Under the Uniform Act-2007

Charlene Mason, School of Real Estate- 1997 and 2007
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Professional Affiliations:
IRWA Member # 7896515

NH Licensed Real Estate Broler #046961
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Lrep 16-003 (4947-1306)

STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. Schmidt, PE 0«)‘97 DATE: January 26, 2016
Administrator
AT: Dept of Transportation
Bureau of Right-of-Way
SUB.JECT: Leasing of State Owned Land in Dover
RSA 4:38-c

TO: Representative Gene Chandier, Chairman
Long Range Capital Planning and Utilization Committee

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:39-c, requests authorization to
lease a parcel of State owned land consisting of 2,760 square feet, located at the corner of
Indian Broak Drive and Central Avenue in the City of Dover to Prime Circle | LLC for five (5}
years at two thousand one ($2,100.00) dollars per year plus a one-time Administrative Fee of
one thousand one hundred ($1,100.00) doliars with an option for an additional five (5) years ata
renegotiated value, subject to the conditions as specified in this request.

EXPLANATION

The Department has received a request from the abutter Prime Circle LLC concerning
the opportunity fo lease a parcel of State owned land located at the southerly corner of indian
Brook Drive and Central Avenue in the City of Dover.

Prime Circle LLC is interested in leasing this area to incorporate it into their adjcining
parking lot for parking and traffic flow for the strip mail located on their property.

The parce!, acquired by the Department in 1954 is a portion of the LAROW acquired in
connection wiih the Construction of the Weeks Circle. In the 1990°s, the Weeks Circle was
reconfigured into its current alignment.

The Department will place a thirty (30) day cancellation clause in the lease if the parcel is
needed by the Depariment in the future.

This request has been reviewed by this Department and it has been determined that the
requested area is surplus to our operational needs and interest for the purpose of ieasing.

An appraiser from the Department completed an opinion of value for the subject properfty
to determine an estimated ground lease value for this parcel. The appraiser used three (3) sales
in Rochester and Dover as comparables. Based upon the analysis and adjustments of those
sales, it was felt that a reasonable estimated ground lease value for the subject as of December
30, 2015 is $2,100.0C.

The Department respectfully requests authorization to enter into a five year lease at
$2,100.00 per year with an option for an additional five years of the then established fair market
value. In addition, the Department will assess an Administrative Fee of $1,100.00

Authorizstion is requested to lease the subject parcel as outlined above.

CRS/PJM/
Attachments

TAPROPMNGT \2016\Long Range\DoverPrimeCircle.doc
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- STATE OF NEW HAMPSHIRE -
- BUREAU OF RIGHT-OF- WAY MEMORANDUM--

T Phillip J. Miles, Chief Property Management

THRU: é(:harles R. Schmidt, P.E., ROW Bureau Administrator

FROM: Steve Bernard, NHCG # 654, Chief ROW Appraiser
DATE: December 38, 2013
RE: _ 2,760 Square Foot Land Lease, Central Avenue, Dover, NH

As requested, the purpose of this memorandum is to provide the Department with an opinion as to the
validity of the estimated value of a potential ground lease for the subject parcel based upon a review of an
analysis and subsequent summary report completed by former staff appraiser Jessie Tichko. Ms. Tichko’s
report was written on January 13, 2015 with an effective date of December 16, 2014, Ms, Tichko concluded
in her appraisal that it was her opinion that the market value for a ground lease of the subject property was
$2,100 per vear.

The purpose of my review of Ms. Tichko’s appraisal is to provide an opinion as to whether the estimated
land lease value established in her report would be valid as of December 30, 2015, taking into consideration
the somewhat dated estimate of value, This internal memo is not to be construed as an appraisal of the
subject property, as it does not conform to USPAP requirements, and is not wriiten as such. My scope of
work involved research into the subject market, including comparable fand sales, existing market conditions
and research into other factors that may have an impact on the value which is the subject of this memo.

The subject of this memo is a 2,760 square foot parcel of vacant fand which is a portion of the Limited
Access Right of Way at the corner of Central Avenue and Indian Brook Road in Dover, NH. The subject
2,760 square feet of LAROW land abuts improved land on lot A on tax map D002 in the City of Dover
assessor’s records. The abutting parcel is known as 11-17 Webb Plaza, owned by Prime Circle LLC. The
subject land is located within the B-3, Thoroughfare Business zoning district; a commercial business zone.

After reviewing Ms. Tichko’s report, my initial research was to collect information on potential comparable
land sales since the effective date of his report to the present time. Research included collecting data from the
Multiple Listing Service (MLS), Real Data, CIBOR, NH Department of Revenue and local market
participants. In addition to potential comparable land sales, | researched the subject market for information
regarding current rental rates of improved commercial properties.

Based on my research, the current market data seerns to indicate a rather stable market has existed from
December 16, 2014 in Dover. Although the data that was available was limited in the amount of market
activity, the information that was reported did not indicate a measurable increase in values over the past 12
months. Research into the commercial leases contracted over the past 12 months, also did not illustrate or
support a clear trend in either direction. The general consensus of participants in the market that it has
remained relatively stable over the past 12 months is supported by the information that is available at this
time.

In summary, the 2014 appraisal by Ms. Tichko concluded a ground rent value of $2,100 per year for the
- gubject 2,760 square feet of vacant land. T would also conclude that an estimated ground rent value of $2,100
per year for the subject property would be reasonable and appropriate.

Respectfully submitted,

Steve Bernard, NHCG #654
Chief Right of Way Appraiser
Bureau of Right of Way




- Appraisal Report -
Valuation of 2,760 Square Foot Parcel

Corner of C

The State of New.

Prepared By:
Jessie C. Tichko, NHCG #662
Staff Appraiser
Bureau of Right-of-Way
NH Department of Transportation
7 Hazen Drive, P.O. BOX 483
Concord, NH 03302
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Underlying Assumptions and Limiting Conditions

Underlying Assumptions

®

a4 o © ¢ o

all maps, plans, and photographs used are reliable and correct.

the Parcel area given to me has been properly calculated;

broker and assessor information is reliable and correct;

there are no encumbrances or mortgages other than those reported in the abstracts;
information from all sources is reliable and correct unless otherwise stated;

all personal property is excluded;

ail non-compensable items are excluded.

Limiting Conditions

I have relied upon the legal interpretations of others and have assumed their decisions are correct and
valid. I have also relied upon the abstracts of title and other legal information available and take no
responsibility for their correctness.

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

There are no hidden or unapparent conditions on the property, in the subsoil (including
hazardous waste or ground water contamination), or within any of the structures that would
render the property more or less valuable. I assume no responsibility for any of these conditions
or the engineering that may be required to discover or correct them. If any contamination is
found on the subject, this report becomes nuil and void.

This appraisal is made based on plans prepared by Norway Plains Associates, Inc. dated June
2014 and NH DOT ROW plans, and additional NH DOT ROW information. Any changes,
additions, discrepancies, and / or revisions to any of the information provided to me subsequent
to the date of this appraisal, may require an updated or new appraisal report.

Possession of this report (or a copy) does not carry with it the right of publication. It may not be
used for any purpose other than by the party to whom it is addressed without the written consent
of the State of New Hampshire and in any event only with the proper, written qualification and
only in its entirety. Neither all nor any part of the contents (or copy) shall be conveyed to the
public 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
assumptions and limiting conditions.

Descriptions pertaining to the physical attributes of the subject parcel outlined herein are based
upon visual inspection and sources readily available. No liability is assumed for any hazardous
materials found on site. This property was appraised as a “clean” site.







The abutting 1.87 acre parcel is an improved parcel located on the south side of Indian Brook
Drive and the north end of Webb Place in Dover, NH. The improvement is 1960-built one story
multi-tenant retail and office building. It is the old NH Employment Security building

Scope of Work

According to the 2014-2015 Uniform Standards of Professional Appraisal Practice (USPAP),
the scope of work is defined as “the type and extent of research and analyses in an appraisal.” The
collection process begins with researching information on the subject property. Information
concerning the neighborhood and market area was collected.

I have made a number of investigations and analyses for this appraisal. | have incorporated
details about the type and extent of research and analysis performed with the discussion for each step
in the appraisal process. The balance of this section provides an overview of work performed for this
assignment.

After determining the nature of this assignment, I reviewed available information about the
State owned LA ROW area and the abutting property owned by Prime Circle LLLC. | personally
inspected and photographed the properties, noting any significant characteristics. I have relied on
and examined city and county property records including assessment data and taxes, zoning
regulations, access, and the available plans provided to me by the NH Department of Transportation,
Bureau of Right-of-Way and by Prime Circle LLC. I concluded the site’s highest and best use based
on legai, physical, and neighborhood land use characteristics, compiled comparable land sales data,
verified and analyzed the data, and prepared this appraisal report. This appraisal report is prepared to
convey my findings, summarize the market data, analyze the data, and to estimate the contributory
value and the annual rent for the State owned LAROW 2,760 square feet.

Property data was collected and compiled from several sources, including the city of Dover
and surrounding communities, Strafford and Rockingham County Registry of Deeds, Northern New
England Real Estate Network site (MLS), CIBOR, Real Data, NH Department of Revenue, and local
real estate professionals and assessors. After an investigation of the 2,760 square foot State owned
LAROW area, and the various sources of market information, the methods of valuation were
selected and this report was prepared. The Sales Comparison Approach was determined to be the
most applicable approach. Finally, I prepared this Appraisal Report in compliance with USPAP #2-
2(a) governing appraisal reports.

Listing, Transfer, and Ownership History

The State of New Hampshire owns the subject parcel as it is LAROW at the intersection of Indian
Brook Road and Central Avenue in Dover, NH. The State acquired the LAROW in the 1950’s in
conjunction with a road project. No additional title work has been performed.

Abutting property: Map D2-A

The abutting property is an improved [.87 acre parcel.

Grantor: Samuel A. and James N. Tamposi, Gerald Q. Nash
Grantee: Prime Circle LLC :

Book/Page: 1772/217 Recorded Date: 10/7/1994 Deed: Warranty.
Price based on Stamps: $750,000




Definition of Market Value

The term “Market Value” is referenced in Section A-9 of the Uniform Appraisal Standards
for Federal Land Acquisitions, 2000 Edition, and defined as:

Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in
all probability the property would have sold on the effective date of the appraisal, after a
reasonable exposure time on the open competitive market, from a willing and reasonably
knowledgeable seller to a willing and reasonably knowledgeable buyer, with neither acting
under any compulsion to buy or sell, giving due consideration to all available economic uses
of the property at the time of the appraisal.

Definition of Contributory Value

The term Contributory Value as provided by the client, is defined as: The contributory value
" of a property is the incremental increase in market value expected to occur for another property as a
consequence of assembling the subject property 1o it.

Exposure Time

According to the 2014-2015 Uniform Standards of Professional Appraisal Practice
Definitions on Page U-2, exposure time is “estimated length of time that the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal.” '

It is my opinion based on an analysis of the current market, the estimated exposure time for
the abutting 1.84 acres parcel is 12-24 months. '

Property Rights Appraised

The abutting property and the State owned 2,760 square foot area are owned in fee simple
interest, and will be appraised “as-is, in fee simple”. Fee simple estate is defined in the fifth edition
of the Appraisal Institute “The Dictionary of Real Estate Appraisal” as “absolute ownership
unencumbered by any other interest or estate subject only to the limitations imposed by the
governmental powers of taxation, eminent domain, police power, and escheat.” For the basis of this
appraisal report, the State owned 2,760 square foot area is a vacant site.



Area, Municipal, and Neighborhood Data

: Dover, NH \w/
Area and Municipal Data: - gl //RE

Mrcld ezcm

Dover is located in the southeast portion of the State
of New Hampshire and is located in Rockingham County.
The city of Dover encompasses a total of 26.7 square miles
of land area and 2.3 square miles of inland water area.
Dover is bounded on the north by Rochester and
Somersworth, east by Rollinsford, the Piscataqua River and
the State of Maine, south by Newington and Madbury, and
west by Barrington. Dover lies seven miles inland from the
Atlantic Ocean, 50 miles north of Boston, Massachusetts, 50
miles south of Portland, Maine and 40 miles east of
Concord, NH, the state capital.

Primary access is provided by [-95 which runs from Boston, Massachusetts fiorth into the ™
State of Maine. Dover is crossed by NH Routes 4, 9 and 16 (Spaulding Turnpike), 16B, 108 and
155.and 28. The community is south of Manchester, the largest city in the State of NH, and Concord,
the State’s capital.

Air transportation is provided by Skyhaven Airport in Rochester, NH and Pease International
Tradeport in Portsmouth, NH. Regional airports include airports in Manchester, NH, Portland,
Maine and Boston, NH. The Cooperative Alliance for Seacoast Transportation (COAST) operates a
publicly funded bus network in Dover and surrounding communities in New Hampshire and Maine.
C&J Trailways is a private intercity bus carrier connecting Dover with other coastal New Hampshire
and Massachusetts cities, including Boston. Amtrak's Downeaster train service stops at Dover station
with service to the Portland Transportation Center and Boston's North Station.

The first population census in Dover was taken in 1790 with 1,998 residents. The U.S.
Census indicated the largest decennial percent change was 14% between 1980 and 1990 and the
population has grown less than 15% each decade since. The 2012 Census estimate for Dover was
30,220 residents, ranking 5" among NH cities and towns.

1970 1880 1880 2000 2010 2013



As of the 2012, Dover had 13,252 housing units with 6,704 units representing detached
single-family dwellings. Dover has 6,181 multi-family units and 367 manufactured housing units.
Dover’s median household income was $55,890 ranking 93" out of 248 towns. The median age of
Dover residents is 35.6 years. Dover functions as a bedroom community with 54% commuting to
another NH community for employment, 37.1% work in Dover and 8.9% commute out of state for
employment.

The largest employers in Dover are as follows:

LERGEST BUSINESSES ODHCHSERVIC

Shaw's Bupermarket Hupennarket 139
Oyt Laember Wed, uniber i
Windham Terave Compnunities Asasted fving faslify ]
Wards Supparted Residerdial Care Angiated ng A0.00
Casfeton Banguel & conferaans Center Racasbions & confarences .00
treorge R Calrns & Sons Ine Censtrctioh B89
Faneas Unlimied ng Feneng B-G8
A Latizio Foods Heal distribution 40
AP Datly Wotyarking E ]
Fark Flace Lanas Bowding alley 38

Dover is located in the Portsmouth-Rochester Labor Market Area. According to the CBRE
Market Outlook report and my market research, there are signs of a turnaround from the recession
vears of 2008-2011 with office vacancy rates falling about 2% this past year. Recently there has
been a migration by office tenants relocation or expanding to the Seacoast/I-95 corridor from
surrounding areas in southern Maine and northern Massachusetts. The Pease Tradeport, the third
largest office submarket in the Seacoast area, continues to see activity and has begun to show signs
of absorption with only seven land lots available for office development. Dover and surrounding
communities should benefit from the limited office supply in Portsmouth as companies are force to
expand their search for availability. The industrial market locally in Dover has seen some significant
transactions with Sig Sauver expanding with an additional 60,000 square feet and FW Webb relocated
into a new 68,000 square foot building on Knox Marsh Road in Dover.

According to the Northern New England Real Estate Network, since 2011, Dover’s
residential market is showing an increase in residential sales with a decrease of days on the market.
In 2011, there were 231 residential sales with an average selling price of $261,636 and 106 days on
the market. In 2014, there were 315 residential sales with an average selling price of $300,875 and
75 days on the market supporting a 15% value increase in 3 years and 36% increase in the number of
sales.

Overall, the city of Dover is rebounding back from the recession. According to 2014 Money
Magazine, “Dover is the fastest-growing city in NH and is ranked as one of the top 100 communities
to live in.” Dover is an attractive city for families with easy access to major transportation routes,
employment and recreational facilities. With a decline in unemployment rates, low interest interests
and a diverse economic base, Dover will continue to grow and become a desirable city to live in.



Neighborhood

According to the fifth edition of The Dictionary of Real Estate Appraisal, the definition of a
neighborhood is: “A group of complementary land uses; a congruous grouping of inhabitants,
buildings, or business enterprises.”

The subject’s neighborhood is defined as the commercial area surrounding the major
intersection of Indian Brook Drive, Central Avenue (NH Route 9/108), High Street (NH Route
9/16A) and New Rochester Road {NH Route 108). This intersection is locally known as Weeks
Crossing. The properties within this neighborhood consist of restaurants, hotels, office and retail.
This commercial neighborhood has a high traffic pattern due to the close proximity to the Spaulding
Turnpike/NH Route 16 and due to state routes running north and west towards Somersworth and
Rochester, NH. The annual traffic volume along Indian Brook Road, east of the Spaulding Turnpike,
is 31,000 vehicles (2013).

Neighborheod Map

16



Property Description-Subject
Introduction:

The property descriptions are based upon:
e A field inspection of the 0.06 acre (2,760 SF) State owned LAROW and the abutting 1.87
acre parcel (Tax Map D2-A) was performed on December 17, 2014,
¢ A review of the Dover Tax Maps and assessment cards,
s A review of the Norway Plains Associates, Inc. plans and NHDOT ROW plans

Subject: State Owned LAROW

The State owned LAROW parcel is 2,760 square feet (0.06 acre) located at the signalized
intersection of Indian Brook Drive and Central Avenue in Dover, NH. The subject site area is 100
small to support any building development but has excellent visibility and good frontage in a-
neighborhood of high commercial land values. The parcel has approximately 1207+/- of road
frontage and a maximum depth of 30 feet+/-. The area gently slopes down from the roadway and
levels off. Tt is a mowed lawn area. The property is not located in a flood zone and consists of urban-
made soils. Utilities available at the street include electricity, natural gas, telephone, cable TV,
municipal water and sewer.

Property Description-Abutting Property, Prime Care, LLC

The abutting 1.87 acre parcel has 335’+/- of road frontage on the southeast side of paved,
State maintained Indian Brook Road and 270°+/- of road frontage along paved State maintained
Central Avenue in Dover, NH. The parcel’s access is off of Webb Place. The terrain is at road grade
and gently slopes down to a level area. The property is developed with a 17,968 square foot multi-
tenant retail building and a parking lot located in the Business-3 zoning district. The property is not
located in a flood zone and consists of urban-made soils. Utilities available at the street include
electricity, natural gas, telephone, cable TV, municipal water and sewer.

The assemblage of the State owned 0.06 acre (2,760 SF) parcel and the abutting 1.87 acre
parcel results in a larger parcel of 1.93 acres.
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Assessment Information

The Dover, NH Assessor’s Office has provided the following information. There is no
assessment information for the State owned LAROW, however the assessment information for the
abutting property is described below.

¥ -The abutter: Prime Circle ELC
Map: D-2-A-0
Address: 11 17 Webb Plaza, Dover, NH
2014 Assessed Values

Building $1,730,100
Land $431,700
Total Assessment $2,161,800

Annual Real Estate Taxes: $25.97 per thousand  Property in Cuarrent Use: No
Assessed values have been estimated by the NH Department of Revenue Administration to
be approximately 95.6% of market value for 2013 resulting in an equalized assessed value of

$2,182.467.

Copies of the assessment cards are included in this report in the addendam.



Zoning
The subject property and the abutting property are located in Dover’s B-3, Thoroughfare
Business District as shown on the following zoning map.

- Minimum Lot Arcas: minimum lot area shall be 20,000 square feet
Minimum Road Frontage: 125 feet
Setbacks:
Front: 530 feet
Side: 12 feet
Rear: 15 feet
Maximum: % Building Coverage of Lot: 50%
Permitted Uses: retail sales, personal services, restaurants, automobile sales, hotels, offices,
banks, and theaters.

Zoning Map

District Summary p.3
"[LCT OCCUPATION
Min. Lot Size* 20,000 SF

Fromtage (fest) 125
Lot Coverage - B0%

. SETBACKS - PRINCIPAL BUILDING {FEET}

Front/Abut a Stresi 50
Side. Sefhack 12
Rear Setback ks

SETBACKS - QUTBUINLDINGIACCESSORY USE {FEET} |

FrontfAbut a Street 50
Side Setback 10
Rear Seitack ki

BUILDING HEIGHT (FEET)
i Frincipa Buiding
Cutbuilding

The State’s 2,760 SF is located in the existing LAROW and does not comply to the zoning
regulations as it does not have sufficient size, depth or road frontage. The abutting property, Prime
Circle L1.C, as vacant, does comply to the current zoning regulations.
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Highest and Best Use

The Highest and Best Use of a property is considered to be that reasonable and probable use
that supports the highest present value as defined as of the effective date of the appraisal. For a use
to be considered the highest and best use, it must be physically possible, legally permissible,
economically feasible, and maximally productive.

The subject is the State owned 2,760 SF (0.06 acre) parcel located in the existing LAROW. It
is not a conforming lot of record. The size and configuration of this parcel limits itself to an
nonbuildable parcel. The subject abuts only one property, a 1.87 acre parcel owned by Prime Care
LLC. Prime Care LLC is currently improved with a multi-tenant building and a parking lot. The
subject would yield the highest retorn if it is merged with the only abutter as it offers utility to the
abutter’s parking lot and interior traffic flow. Therefore, based on the above analysis, the highest and
best use of the subject is concluded to be assemblage with the abutting property located at 3 Plaza
Drive.

The abutting property is owned by Prime Care, LLC with a legal address of 3 Plaza Drive. It
is 1.87 acre parcel located in Dover’s B-3, Thoroughfare Business District. The permitted uses
include retail, restaurants, automobile sales, hotels, offices, banks, and theaters. The site has
excellent visibility on two high traffic volume roads with good access. The site’s terrain is mostly
level and just slightly below road grade and is serviced by municipal water and sewer, electricity and
telephone. The neighborhood has been intensively developed with the permitted commercial uses
through the past decade. Based on the neighborhood uses, the highest and best use of the abutting
site, as vacant, is concluded to be for commercial development.



Valuation Premises
“Ag Is”

There are three traditional approaches to valuing real estate are the Income Approach, the
Cost Approach, and the Sales Comparison Approach. This appraisal assignment is to estimate the
contributory value of the fee simple interest “As Is” and “As If Assembled” with a final step to
estimate the annual ground rent of the 2,760 square foot LAROW subject arca based on an overall
capitalization rate. There were a sufficient number of available commercial land sales to develop the
Sales Comparison Approach. The Cost Approach is not applicable to a land only and was not used in
this report. The Income Approach was used to estimate the annual ground rent of the 2,760 SF State
owned LAROW.

Sale Comparison Approach

In the Sales Comparison Approach, recent sales of similar properties are used in a
comparative analysis to derive a value of the subject property. By applying the Sales Comparison
Approach, the sales analysis is based on the elements of comparison. The adjustments in this
analysis are intended to reflect those conditions, which the buyers and sellers consider important and
are present in various degrees between the subject and one or more of the comparables. The sales are
summarized in a grid to allow side-by-side comparisons for use in estimating the relative economic
impact of their differences. Based on the differences, each sale is adjusted to reflect market reaction
to each significant feature. Conceptually, adding to the sales price for a deficiency in the comparable
property as compared to the subject and deducting from the sales price for elements in a comparable,
which are superior to the subject, will result in the adjusted sales price approaching the market value
of the subject. Adjustments may be made on a dollar or percentage basis. It must be noted that some
types of real estate are sold on a per unit basis such as land (per acre), subdivisions (per lot),
commercial stores (per square foot), and so on.

In this case, the abutting property, Prime Care, LLC is valued “As Is” and “As If Assembled”
with the State’s 2,760 SF LAROW in order to derive at a contributory value for the State owned
LAROW parcel. A sufficient number of available commercial land transactions were found in the
Dover and Rochester, NH market to develop this approach. My research consisted of gathering
information of comparable properties from Real Data Research Service, NNEREN (MLS), Dover
and Rochester town offices, Strafford County Registries of Deeds. The comparable sales were
confirmed through the buyers, real estate brokers or when not possible I relied on the Department of
Revenue Form PA-34. Of all the data there were three most comparable commercial land sales used
in the following analysis. Each szale is detailed on the following pages.
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Land Sale #1

Assemblage of two separate lots as described below

Address 122 Washington Street aka US Route 202, Rochester, NH
Grantor  Greendeck LLC
Grantee  McGroen Partners LL.C
"Condition of  arm’s-length
Sales Price  $500,000 Date of Sale 12/28/2012
Financing  None recorded
Confirmation  Steven Groen, Grantee, public records 2014
Date Recorded  12/28/2012 Book/Page  4085/38
County  Rockingham Deed Type  Warranty
Tax Stamps  $7,500 Lot Size {(ac)  1.50 acres
Address 120 Washington Street aka US Route 202, Rochester, NH
Grantor  Nyberg Revocable Trust, James J.
Grantee ESDLLC

Condition of

arm’s-length

Sales Price  $188.200 Date of Sale  8/20/2012
Financing  Centrix Bank and Trust $188,250 |
Confirmation  Steven Groen, Grantee, public records 2014
Date Recorded  8/28/2012 Book/Page  4048/142
County  Rockingham Deed Type  Warranty
Tax Stamps  $2,824 Lot Size (ac)  0.18 acre

The two parcels assembled total 1.68 acres or 73,181 square feet with 307’ on Washington Street
and 100" on Brook Street. The parcel is generally level and has the availability of municipal water
and sewer, electricity, telephone and cable. It is located in the Highway Commercial district.

Comments: Tax Map: 123 lots: 65 and 66

This property is located at a signalized intersection in close proximity to exit 13 along the
Spaulding Turnpike. Both properties were improved with singie family residences. The buyer
reported spending an additional $120,000 for a retaining wall with a guardrail by the brook and
additional $10,000 in engineering costs to reduce the loss of space by combining the wall and
guardrail, The demolition costs of the residences were estimated at $25,000. The effective sales price
is $300,000 + $188,200 + $120,000 + $10,000 + $25,000 = $900,000. The site has been improved
with a three story office, retail and medical building.
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Location Map

Tax Map
Map 123 Lots 65 &66 Assembled

S123-8057.0000
PEES BUEE-1 _'

73,181 SF
of 158 ncres
6923006 FO0R

Sale

Hhetl Gas alion &
Dunluin :
[P35 D06 (s

Not fo Scale
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Photograph of Sale #1
120-122 Washington Street, Rochester, NH
December 16, 2014

Looking northeasterly at sale from Washington Street, Rochester, NH
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Land Sale #2

Address 300 N. Main Street aka NH Route 11, Rochester, NH
Granter  Melody Viel
Grantee  Rochersterdom LLC
Condition of  arm’s-length
Sales Price  $400,000 Date of Sale 3/8/2012

Financing  Newburyport Five Cent Savingé $900,000, Granite State Econ. $411,600
Confirmation  Grantee, David Jenks, Public Records 2014
Date Recorded  3/13/2012 Unit Price  $17.66/SF
County  Strafford Deed Type  Warranty
Tax Stamps  $6,000 Book/Page  4000/56
Lot Size (ac) 22,651 SF or 0.52 acre Shape of Lot irregular
Frontage (ft) 151.6°, 120, 54.6° Road Grade  atroad
Topography level to rolling Landscaping  open
Road Surface paved State maintained Soils  sandy loam
Electric  Available at road Gas  propane
Water  Municipal Sewer  Municipal
Easements  None known Zoning  Highway Commercial
Highest and Best  commercial development Present Use 3 unit retail building

Comments: Tax Map: 115 lot: 39

This sale is located across the road from the Exit 14 ramp along the Spaulding Turnpike. This
parcel was created when the new alignment of the intersection was constructed. The neighborhood
has been commercially developed in the last several years, i.c. CVS Pharmacy, Bank of NH, Pizza
Hut, Dunkin Donuts, Dodge dealership, Planet Fitness, office, retail, etc. This sale has been
improved with a 4,000 SF, 3-unit retail building. Domino’s Pizza currently leases one of the units.
The buyer estimated the demolition costs at $10,000 for the auto repair building on site.
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Location Map

Tax Map
Map 115 Lot 39

64 44 GO0E-0u00

12651 SF or
0.52 acre
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Photograph of Sale #2
300 North Main, Rochester, NH
December 16, 2014

Looing no_rhry at sale from N. Main Steet, Rochester, NH
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Land Sale #3

This sale is the assemblage of four parcels. Each transaction will be described individually below.

Address 6 Central Avenue, Dover, NH
Grantor  Shenandoah and Edward 1. Crook
Grantee 7 South LLC Condition of arm’s-length
Sales Price  $168,800 Date of Sale 12/14/2012
Financing  Centrix Bank & Trust $127,000
Date Recorded  12/14/2012 County Strafford
Deed Type  Warranty - Tax Stamps  $2,532
Book/Page  4080/571
Lot Size (ac)  0.22 acre Shape of Lot rectangular
Frontage (ft) 75, 130 Road Grade  above road
Topography level to sloping Landscaping  open, lightly wooded
Road Surface paved State maintained Seils  sandy loam
Electric  Available at road Gas  propane
Water  Municipal Sewer  Municipal
Zoning  B-5, Gateway Business Present Use  vacant
Highest and Best  commercial development Comments: Tax Map: 15 lot: 2A
Address 8 Central Avenue, Dover, NH
Grantor  Cruden Bay LLC
Grantee 7 SouthLLC Condition of arm’s-length
Sales Price  $250,000 Date of Sale 12/14/2012
Financing  Centrix Bank & Trust $248,625
Date Recorded  12/14/2012 County Strafford
Deed Type  Warranty Tax Stamps 33,750
Book/Page  4080/594
Lot Size (ac)  0.69 acre Shape of Lot irregular
Frontage (fty 75", 107 Road Grade  above road
Topography level to sloping Landscaping  open, lightly wooded
Road Surface paved State maintained Soils  sandy loam
Electric - Available at road Gas  propane
Water  Municipal Sewer  Municipal
Zoning  B-5, Gateway Business Present Use  vacant



Highest and Best
Address
Grantor
Grantee

Sales Price
Financing
Date Recorded
Deed Type
Book/Page

Lot Size (ac)
Frontage (ft)
Topography

commercial development

14 Central Avenue, Dover, NH
Charles P. Kageleiry

7 South LLC

$150,000

Centrix Bank & Trust $135,000
10/3/2012

Warranty

4059/248

0.92 acre

50, 117

level to sloping

Road Surface paved State maintained

Electric

Water

Zoning

Highest and Best

Available at road
Municipal
B-3, Gateway Business

commercial development

Comments:

Tax Map: 15lot: 3

Condition of arm’s-length

Date of Sale

County
Tax Stamps

Shape of Lot
Road Grade
Landscaping
Seils

Gas

Sewer
Present Use

Comments:

10/3/2012

Strafford

$2,250

irregular

above road

open, lightly wooded

sandy lcam
propane
Municipal
vacant

Tax Map: 15 lot: 4

Address
Grantor
Grantee
Sales Price
¥Financing
Date Recorded
Deed Type
Book/Page
Lot Size {(ac)
Frontage (ft)
Topography

18 Central Avenue, Dover, NH
Julia R. Hill

7 South L1C

$320,000

Centrix Bank & Trust $248,625
10/3/2012

Warranty

4059/225

0.77 acre

107, 137°,200°, 100¢

level to sloping

Road Surface paved State maintained

Electric  Available at road
Water  Manicipal
Zoning  B-5, Gateway Business
Highest and Best  commercial development

Condition of arm’s-length

Date of Sale

County

Tax Stamps

Shape of Lot
Road Grade
Landscaping
Seils

Gas

Sewer
Present Use

Comments:

10/3/2012

Strafford

$4,800

irregular

above road

open, lightly wooded

sandy loam
propane
Municipal

vacant

Tax Map: 15 lot: 6
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Confirmation  Grantee, Public Records 2014

Comments: This sale is located within the curvature of the Exit 7 ramp along the Spaulding
Turnpike. It is an assemblage of four improved residential lots. Additional expenditures included
$30,000 second mortgage that was paid off by the buyer and $100,000 in demolition costs for the
residences including removal of asbestos,

Location Map

Tax Map
Map 15 Lots 2A,34, & 5
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Photograph of Sale #3
6-18 Central Avenue, Dover NH
December 16, 2014

Looking northerly at sale from Central Avenue, Dover, NH
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Subject and Sales Location Map

These maps are provided to assist the reader in locating the subject and comparable
properties in the field, and clarify their relationships to each other.

Land Sales
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Commercial Land Sales Analysis
Basis of Adjustments:

The three comparable sales are good indicators of commercial sites in Rochester and Dover,
NH. To the best of my knowledge, the sales reflect arm’s length transactions. The sales involved the
transfer of the fee simple interests and involved conventional financing or cash transactions. Sales #1
and #3 had conventional financing. Sale #2’s financing included costs for the proposed retail
building.

It is typical of the commercial sites to be sold based on a price per square foot as the
recognized unit. In this report the State owned LAROW parcel, the abutting parcel and the three
comparable sales will be analyzed on a price per square foot unit.

Additional Expenditures Made Immediately After Purchase:

A knowledgeable buyer will normally adjust the purchase price for costs that will have to be
incurred immediately after the purchase to make the property useable. All three comparable sales
had additional expenditures, which will be applied to the recorded sales price to calculate the
adjusted effective sales prices.

Sale #1 is the assemblage of two improved residential properties. The buyer demolished the
buildings at an estimated $25,000. The buyer also reported spending an additional $120,000 for a
retaining wall with a guardrail and an extra $10,000 in engineering costs to reduce the loss of space
by combining the wall and the guardrail. These additional costs will be applied to the recorded sales
price of $745,000 with an effective sales price of $900,000.

Sale #2 was originally improved with an auto repair facility and the buyer demolished the
building at an additional cost of $10,000. The demolition cost of $10,000 will be applied to the
recorded sales price of $400,000 with an effective sales price of $410,000.

Sale #3 is an assemblage of four improved residential parcels. The buyer reported paying off
a $30,000 second mortgage and spending an additional $100,000 in demolition costs including
asbestos removal. These additional costs will be applied to the recorded total sales price of $878,800
with an effective sales price of $1,108,800.

Market Conditions:

The sales presented occurred between March 2012 through December 2012. There has been
little recent market activity in the subject’s immediate market and surrounding areas due to the 2008-
2011 recession. The market data available indicates that the market has remained stable throughout
the recent past; however the data is so limited that no trend can be observed or relied upon. Research
did indicate that economic conditions in the Dover and the Seacoast NH areas strengthened in the
years following the economic downturn that began in 2008. In order to recognize the change in
market conditions, a nominal appreciation adjustment of 3% per year or 0.25% per month is applied
for the time period between January 2013 and the effective date of this report. The three sales were
adjusted respectively.
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Due to the similarities of the sales to the subject property, only an adjustment for size was
applied to bring the sales in line to the subject.

Size:

The three comparable sales vary in lot sizes with Sale #1 being the closest in size to the
subject property. Sale #2 is the smallest in size offering less utility as a commercial site. Sale #3 is
about 40% larger, offering more potential for development. It is a typical trend in the real estate
market that the smaller the lot the greater the unit value and the larger the lot the smaller the unit
value, In this appraisal report, the unit value is based en a price per square foot. A size adjustment
analysis was developed based on comparing adjusted Sale #1 to Sales #2 and #3 indicating a range
of 25.6%-32.1%. Based on this information, a reasonable 30% size adjustment will be applied to as a
downward adjustment to Sale #2 and as an upward adjustment to Sale #3.

The sales analysis on the previous grid shows slight differences in several categories. Based

on the current real estate market in the State, and similar highest and best use as commercial land,
these characteristics do not seem to be individually recognized differences in the overall price.
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“As Is” Sales Grid

The comparables shown in the following grid were the most comparable sales know to me. The
description includes a percentage adjustment, reflecting market reaction to those items of significant
variation between the subject and comparable properties. If a significant item in the comparable property is
superior to, or more favorable than, the subject site, a negative (-) adjustment is made, thus reducing the
indicated value for the subject; if a significant item in the comparable property is interior to, or less favorable
than, the subject site, a positive (+) adjustment is made, thus increasing the indicated value for the subject.
The unit of comparison on the following grid is per square foot unit price.

-“As Is” Analysis Grid-

Hem Abutting Property | Comparable Sale #1 | Comparable Sale #2° | Comparable Sale #3
Address 3 Plaza Drive, 120-122 Washington 300 N. Main Street, 6-18 Central Avenue,
Dover, NH Street (US Rte. 202, Rochester, NH Dover, NH
Rochester, NH
Book/Page 4085/38 & 4084/386 4000/56 3250/358, 3962/599,
40359/225, 4080/571
Sales Price $745,000 $400,000 $978,800
Price per Square Foot $10.18/SF $17.66/SH $8.64/SF
Motivation “Arm’s Length Arm’s Length Arm’s Length
Expenditures After Sale Demo & site work Demo costs 2 Mtg paid off
demo costs
+$155,000 +$10,000 +$130,060
Adjusted Sales Price $500,000 $410,0600 $1,108,800
With added expenditures
Date of Sale 12/16/2014 8/20/12 & 12/28/12 3/8/12 10/3/12-12/14/12
Market Conditions Adjust. +6% +6% +6%
Adjusted $/SF $13.04/SFF $19.19/SF $10.38/8F
Location Signalized corner Signalized corner Signalized corner Signalized corner

Physical Charact.

Size 81,457 SF 73,181 SF 22,651 SF 113,256 SF
Road Frontage 33572707240 407 151.6°,1207, & 54.6° 2107, 200°, 7507
Terrain Level-rolling Level Level Level to sloping
Net Adjusted Total (excl. Time) w{Ju -30% +30%
Indicated Value Per SF $13,04/SF $13.43/SF $13.49/SK

Low: $13.04/SF

High: $13.54/SE

Mean: $13.32/SF

Reconciliation “As Is” Valuation

The land sales analysis results in adjusted per square foot unit values from $13.04 to $13.54 or a
difference of 3.83% from low to high. This represents a tight range. All three comparable sales are reliable
indicators of value for the abutting 1.87 acre commercial site. I placed the most weight on Sale #1 due to its
similar size and proximity to the Spaulding Turnpike. Sales #2 and #3 were given the least weight due to
their differences in size and their varying development potential and utility. Based on my research and
analysis, it is concluded that the abutting 1.87 acre site warrants a value opinion via the sales comparison
approach of $13.00 per square foot as of December 16, 2015.

$13.00 x 81,457 SF (1.87 ac.) = $1,058,941

Rounded = $1,060,000




“As If Assembled” Valuation

In the hypothetical “As If Assembled” scenario, the abutting site of 8 1,457 SF (1.87 acres) + 2,760
SE State owned LAROW = 84,217 SF or 1.93 acres. The abutting site currently supports a multi-tenant
office and retail facility. The highest and best use remains the same as in the “As Is” scenario.

-“As If Assembled” Analysis Grid-

Item Abutting Property | Comparable Sale #1 | Comparable Sale #2 | Comparable Sale #3
Address 3 Plaza Drive, 120-122 Washington 300 N. Main Street, | 6-18 Central Avenue,
Dover, NH Street (US Rte. 202, Rochester, NH Dover, NH
Rochester, NH
Book/Page 4085/38 & 4084/886 £000/56 3250/358, 3962/599,
40597225, 4080/571
Sales Price $745,000 $400,000 $978,800
Price per Square Foot $10.18/SF $17.66/SF $8.64/SF
Motivation Arm’s Length Arm’s Length Arm’s Length
Expenditures After Sale Demo & site work Demo costs 27 Mtg paid off
demo costs
+$155,000 +$10,000 +$130,600
Adjusted Sales Price $900,000 $410,006 $1,108,800
With added expenditures
Date of Sale 12/16/2014 8/20/12 & 12/28/12 3/8/12 10/3/12-12/14/12
Market Conditions Adjust. +6% +6% +6%
Adjusted $/SF $13.04/SF $19.19/SF $10.38/SF
Location Signalized corner Signalized corner Signalized corner Signalized corner

Physical Charact.

Size 84,217 SE 73,181 8F 22,651 SKF 113,256 SF
Road Frontage 335°,270°,240° 407 151.6°,120°, & 54.8° 2107, 2000, 750°
Terrain Level-rolling Level Level Level to sloping
Net Adjusted Total (excl. Time) B -30% +30%
Indicated Value Per SF $13.04/SF $13.43/SF $13.49/SF

Low: $13.04/5F

High: $13.54/SF

Mean: $13.32/SF

Reconciliation “As If Assembled” Valuation

The land sales analysis results in adjusted per square foot unit values from $13.04 to$13.54 0ora
difference of 3.83% from low to high. This represents a tight range. All three comparable sales are reliable
indicators of value for the abutting 1.87 acre commercial site. I placed the most weight on Sale #1 due to its
similar size and proximity to the Spaulding Turnpike. Sales #2 and #3 were given the least weight due to
their differences in size and their varying development potential and utility. Based on my research and
analysis, it is concluded that the abutting 1.87 acre site warrants a value opinion via the sales comparison
approach of $13.00 per square foot as of December 16, 2015.

$13.00 x 84,217 SF (1.87 ac.) = $1,094,821

Rounded = $1,095,000
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Appraisal Experience

Education

Special Licenses

Appraisal Courses

Courst Testimony

Appraiser Qualifications
JESSIE C, TICHKO
NHCG #662

2003 1o present time Real Estate Appraiser/Reviewer [V
2001-2005 Real Estate Appraiser III

Bureau of Right-of-Way

NH Departiment of Transportation

Concord, NH

1979 B.A. Wittenberg University
Springfield, Ohio
triple major: Science, Geography, & Education

Certified General with the NH Real Estate Appraiser Board
NHCG #0662

Society of Real Bstate Appraiser
Courses 101 and 102, completed & passed

J.MLB. Realty Course: Appraising Income Properties,
completed and passed

M.R.E.B. Course: Advance Income Capitalization
complefed and passed

International Right-of-Way Association
Course 401 (Partial Takes), completed & passed

LR.OW. A, Course 214 Expert Testimony
completed & passed

Appraisal Institute  Course 430
Standards of Professional Practice
completed & passed

Uniform Standards of Professional Appraisal
Practice 3 day class: completed & passed

Appraisal Institute Course 710
Condemnation Appraising Principles & Applications
completed & passed

Appraisal Institute Course 720
Condemnation Appraising Advanced Topics & Applications
completed & passed

NH Certified Public Supervisory Program: 2 year program
Completed in 1 year

NH Board of Land and Tax Appeals, Superior Court
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Assessiment Card of the Abutting Property
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LR 16-004

(820-12, 0-121)

STATE OF NEW HAMPSHIRE

INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. Schmidt, PE 0}/\7 DATE: January 27, 2018
Administrator
AT: Dept. of Transportation
Bureau of Right-of-Way
SUBJECT: Sale of Waterline Easement in Errol
RSA 4:39-c

TO: Representative Gene Chandler, Chairman
Long Range Capital Planning and Utitization Committee

REQUESTED ACTION

Pursuant to RSA 4:38-c, the Department of Transportation requests authorization to
transfer a 0.30 +/- of an acre permanent waterline easement over a parcel of State owned
property located on the westerly side of NH Route 16 in Errol to Dixville Capital, LLC by
amending ltem 15-033 {(which was previously approved by the Long Range Capital Flanning and
Utilization Committee on November 17, 2015). In exchange Dixvilie Capital, LL.C will decrease
the area to be transfer from 4.28 +/- acres along with a 50 foot wide Right of way access over
additional property owned by them to a 3.52 +/- acre parcel along with a Right-of-Way access
over additional property owned by them totaling one (1) +/- acre. This parcel and access
easement is located on the northerly side of NH Route 26 located in the Unincorporated Place of
Dixville and the Town of Colebrook. This is a no cost exchange and the Department is requesting
a waiver of the Administrative Fee of $1,100.00, subject fo the conditions as specified in this
reguest.

EXPLANATION

The Department of Transportation has been working with Dixville Capital, LLC
concerning the redevelopment and expansion of the Balsams Rescrt. Dixville Capital, LL.C has
signed a Purchase and Sales Agreement to purchase the Balsams Resort property. For many
years, an arrangement has existed with the Balsams to allow the Department to occupy a salt
shed and garage on their property for Highway Maintenance.

The proposed redevelopment of the Balsams requires this area and therefore
necessitates relocation of the shed. The Department has offered fo reconstruct a new shed if land
can be provided in the immediate area.

Dixville Capital, LLC had originally proposed to deed the Department a 4.28 +/- acre
parce! of land to relocate this substandard Maintenance Patrol Shed Facility. This wilt include an
access easement over a private road (Valiey Road) owned by them to access the property
located on the northerly side of NH Route 26 located as noted above.

In exchange for the land, the Department would grant Dixville Capital, LLC a .30 +/- of
an acre permanent waterline easement over a parcel of State land owned by the Department of
Transportation located in Errol which is used by the Department as a Patrol Shed Facility. The
easement would provide property rights for a waterline that will support the snowmaking system
for the Balsams redevelopment. The snowmaking pipeline will be approximatety 8 miles long and
this easement is one of many that the developer will need to secure. The functionality of the trrol
Patrol Shed does not change as a resuit of the granting of this easement.

TAPROPMNGT\2016\Long Range\DixvillePatroiShed.doc



This request has been reviewed by this Department and it has been determined that this
exchange is surplus to our operational needs and interest. This exchange of land rights will help
support the Balsams redevelopment project by providing an easement for the snowmaking
pipeline as well as assisting the Department by relocating the existing Patrol Shed from private
property to State property. ‘

The Committee at their November 17, 2015 meeting (LCIP15-033) approved the
requests authorization to transfer a 0.30 +/- of an acre permanent waterline easement over a
parcel of Sate owned property located on the westerly side NH Route 16 in Errol to Dixville
Capital, LLC in exchange for Dixvilie Capital, LLC transferring to the Depariment of
Transportation a 4.28 +/- acre parcel along with a 50 foot wide right of way access over additional
property owned by them located on the northerly side of NH Route 26 located in the
Unincorperated Place of Dixville and the Town of Colebrook . This is a no cost exchange and the

Department is requesting a waiver of the Administrative Fee of $1,100.00,

As the survey plan was being created for the property to be transferred to the State, it
was determined that since the portion of the proposed parcel was located in Dixville, which is an
unincorporated place, the approvals needed to include this area into the parcel would be very
difficult and time consuming to obtain. With the proposed design of an access easement to the
remaining portion of the property, the Department has determined that the smaller parcel will
suffice for its operational and maintenance needs

For the Committee's information the Department also had a staff appraiser complete an
opinion of value for the subject parcels for the purpose of establishing a market vaiue for these
areas. Based upon the analysis and adjustments of sales found in the surrounding towns. it was
felt that reasonable values for the subject parcels as of January 22, 2016 are as follows:

3.52 +/- acre parcel along with a Right-of-Way access over additional property
owned by them totaling 1 acre to be transferred to the State of New Hampshire: $13,200.00

0.30 +/- of an acre permanent waterline easement to be transferred to Dixville
Capital, LLC: $950.00

The vaiue of the 3.52 +/- acre parcel of land in Dixville the Department will be receiving is
still greater value than the 0.30 +/- of an acre permanent waterline easement that the State will be
conveying to Dixville Capital, LLC. The exchange of property rights will help support the Balsams
redevelopment project by providing an easement for the snowmaking pipeline and will also
relocate the existing Dixvilie Pairol Shed from private property to State owned property. With this,
the Department of Transportation requests authorization to transfer a 0.30 +/- of an acre
permanent waterline easement over a parcel of State owned property located on the westerly
side of NH Route 16 in Errol to Dixville Capital, LLC in exchange for Dixville Capital, LLC
transferring to the Department of Transportation a 3.54 +/- acre parcet along with a Right-of-Way
access over additional property owned by them totaling one (1) +/- acre located on the northerly
side of NH Route 26 located in the Unincorporated Piace of Dixville and the Town of Colebrook,
This is a no cost exchange and the Department is requesting to waive the Administrative Fee of
$1,100.00. ‘

Authorization is requested to exchange the subject property rights as outlined above.

CRS/PJIM/jI
Attachmenis
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STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. Schmidt, PE DATE: January 20, 2016
Administrator
AT: Dept. of Transportation

Bureau of Right-of-Way
SUBJECT: Sale of Waterline Easement in Errol
RSA 4:39-¢
TO: Representative Gene Chandler, Chairman

Long Range Capitai Planning and Utilization Committee

REQUESTED ACTION

Pursuant to RSA 4:3¢-c, the Department of Transportation requests authorization to
transfer a 0.30 +/- of an acre permanent waterline easement over a parcel of State owned
property located on the westerly side of NH Route 16 in Errol to Dixville Capital, LLC by
amending Item 15-033 (which was previously approved by the Long Range Capital Planning and
Utilization Committee on November 2% 2015, In exchange Dixville Capital, LLC will decrease the
area to be transfer from 4.28 +/- AC anng with a 50 foot wide Right of way access over additional
property owned by them to a 3.52 +/- acreSparcel along with a Right-of-Way access over
additional property owned by them fotaling one (1) +/- acre. This parcel and access easement is
jocated on the northerly side of NH Route 26 located in the Unincorporated Place of Dixville and
the Town of Colebrook. This is a no cost exchange and the Department is requesting a waiver of
the Administrative Fee of $1,100.00, subject to the conditions as specified in this request.

EXPLANATION

The Department of Transportation has been working with Dixville Capital, LLC
concerning the redevelopment and expansion of the Balsams Resort. Dixville Capital, LLC has
signed a Purchase and Sales Agreement to purchase the Balsams Resort property. For many
years, an arrangement has existed with the Balsams to allow the Department to occupy a salt
shed and garage on their property for Highway Maintenance.

The proposed redevelopment of the Balsams requires this area and therefore
necessitates relocation of the shed. The Department has offered to reconstruct a new shed if land
can be provided in the immediate area.

Dixville Capital, LLC had originally preposed to deed the Department a 4.28 +/- acre
parcel of fand fo relocate this substandard Maintenance Patrol Shed Facility. This will inciud
access easement over a private road (Valley Road) owned by them {o access the property
located on the northerly side of NH Route 26 located as noted above.

an

In exchange for the land, the Department would grant Dixville Capital, LLC a 0.30 +/- of
an acre permanent wateriine easement over a parcel of State land owned by the Department of
Transportation located in Errol which is used by the Department as a Patrol Shed Facility. The
easement would provide property rights for a waterline that will support the snowmaking system
for the Balsams redevelopment. The snowmaking pipeline will be approximately 8 miles long and
this easement is one of many that the developer will need to secure. The functionality of the Errol
Patroi Shed does not change as a result of the granting of this easement.

S:\Right-Of-Way\Property Management\ Property Mang. PPM\Dixville\Patrol shed\Revised Long Range .doc



This request has been reviewed by this Department and it has been determined that this
exchange is surplus to our operational needs and interest. This exchange of land rights will help
suppott the Balsams redevelopment project by providing an easement for the snowmaking
pipeline as well as assisting the Department by relocating the existing Patrot Shed from private
property to State property.

The Committee at their November 17, 2015 meeting (LCIP15-033) approved the
requests authorization to fransfer a 0.30 +/- of an acre permanent waterline easement over a
parcel of Sate owned property located on the westerly side NH Route 16 in Errcl to Dixville
Capital, LLC in exchange for Dixville Capital LLC transferring to the Department of
Transportation a 4.28 +/- acre parcel along with a 50 foot wide right of way access over
additional property owned by them located on the northerly side of NH Route 26 located in the
Unincorporated Place of Dixville and the Town of Celebrook . This is a no cost exchange and the
Department is requesting a waiver of the Administrative Fee of $1,100.00,

As the survey plan was being created for the property to be transferred to the State | it
was determined that since the porticn of the proposed parcel was located in Dixville, which is an
unincorporated place, the approvals needed to include this area into the parcel would be very
difficuit and time consuming to obtain. With the proposed design of an access easement to the
remaining portion. of the property, the Department has determined that the smaller parcel will
suffice for its operational and maintenance needs

For the Committee’s information the Department also had a staff appraiser compiete an
opinion of value for the subject parcels for the purpose of establishing a market value for these
areas. Based upon the analysis and adjustments of sales found in the surrounding towns, it was
felt that reasonable values for the subject parcels as of January 22, 2016 are as follows:

3.52 +/- acre parcel along with a Right-of-Way access over additional property
owned by them totaling 1 acre to be transferred to the State of New Hampshire: $13,200.00

0.30 +/- of an acre permanent waterline easement to be transferred to Dixville Capital, LLC: $950.00

The value of the 3.52 +/- acre parcel of land in Dixvilie the Department will be receiving is
still greater value than the 0.30 +/- of an acre permanent waterline easement that the State will be
conveying to Dixvilie Capital, LLC. The exchange of property rights will help support the Balsams
redevelopment project by providing an easement for the snowmaking pipeline and will also
relocate the existing Dixville Patrof Shed from private property to State owned property. With this,
the Department of Transportation requesis authorization to transfer a 0.30 +/- of an acre
permanent waterline easement over a parcel of State owned property located on the westerly
side of NH Route 16 in Errol to Dixville Capital, LLC in exchange for Dixville Capital, LLC
transferring to the Depariment of Transportation a 3.54 +/- acre parcel along with a Right-of-Way
access over additional property cwned by them totaling one (1) +/- acre located on the northerly
side of NH Route 26 located in the Unincorporated Place of Dixville and the Town of Colebrook.
This is a no cost exchange and the Depariment is requesting to waive the Administrative Fee of
$1,100.00.

Authorization is requested to exchange the subject property rights as outlined above.

./‘v

CRS/PJM/
Attachmen?g

S:\Right-Of-Way\Property Management\ Property Mang. PIM\Dixville\Patrol shed\Revised Long Range .doc



LRCP 15-033

MICHAEL W. EANE, MPA
Legisiative Budget Assistant
(803 271-3161

CHRISTOFHER M. SHEA, MFPA ey ;
> STEPHEN Q. 8MITH, CPA
egislati ; FICHE TV G
Deputy Legisiative Budge: Assistans OFFICE OF LEGISLATIVE BUDGET ASSISTANT Drirector. Autit Division
(8G3) 271-3161 State House, Room 102

[808) 271-2785
Coneord, New Hampshire (03301

Névember 17,2015

Charles R. Schmidt, P.E., Administrator
Department of Transportation
Bureau of Right-of-Way
John O. Morton Building
"~ Concord, New Hampshire 03301

Dear Mr. Schmidt,

The Long Range Capital Planning and Utilization Committee, pursuant to the
provisions of RSA 4:39-c, on November 17, 2015, approved the request of the
Department of Transportation, Bureau of Right-of-Way, to transfer a 0.30 +/- of an acre

srmanent waterline easement over a parcel of State owned property located on the
westerly side of NH Route 16 in Erro to Dixville Capital, LLC in exchange for a 428 +/-
acre parcel along with a 50 foot wide Right-of-Way access to the Department of
Transportation over additional property owned by Dixville Capital, LLC located on the
northerly side of NH Route 26 in the Unincorporated Place of Dixville and the Town of
Colebrook, at no cost, and waive the $1,100 Administrative Fee, subject to the conditions
as specified in the request dated August 21, 2015.

Sincerely,

Michael W. Kane
Legislative Budget Assistant

MWK /pe
Attachment

TDD Access: Relay NH 1-800-735-2084
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- STATE OF NEW HAMPSHIRE -
- BUREAU OF RIGHT-OF- WAY MEMORANDUM - .

TO: Christopher M, Waszezok, Director of Operations

FRORM: " Eteve Bernard, Chief ROW Appraiser

THROUGH: Charles BR. Schmidt, Bureau Administrator
Phillip J. Miles, Chief of Property Management

DATE: January 22, 2616
RE: Propesed “land swap” NEDOT and Balsams Resort

Az your request, the purpose of this memorandum is to provide a comparative value analysis
of the components of the potential land swap betweern the State of New Hampshire Department of
Transportation and the Balsams Resort in Dixvilie and Errol, NH. This memiorandum is prepared
as o Restricted Use Report in accordance with USPAP (Uniform Standards for Professional
Appraisal Practice, Standard Rule #2-2(b).

This restricted report is intended for use by those requesting this report, officials, employees
and agents of the Department of Transportation. The opinions and coaclusions set forth in this report
may not be properly understood without additional information located in my work file. The intended
use of this report is to provide a comparative analysis of the market value of the components of the
proposed land swap in order to assist in the feasibility of the proposed agreement.

Backeround Information

The NHDOT currently utilizes two facilities for highway maintenance in the Dixville — Errol
region of NH Route 26. One facility is located off WH Route 26 in Errol. This facility is the primary
patro] shed for the local area. The second facility is located on property owned by the Balsams Resort
and consists primarily of a salt shed and garage. There has been an agreement for years between the
Balsams and the NHDOT to operate the salt shed and garage on the Balsams property in order to
provide optimum winter maintenance in the Dixville area.

Recent plans to re-develop the Balsams Resort will impact the use of the salt shed and garage
on the Balsams property. Due to the re-development plans, the area currently supporting the salt shed
and garage will no longer be available for that purpose. The NHDOT is willing to construct a new
shed in order to support the roadway maintenance efforts if land can be provided in the immediate
area. Also as part of the re-development plans, the Balsams will be constructing a new snow making
waterline that is projected to traversé the land where the Errol patrol shed owned by the NHDOT is
located.

In order to accommodate the re-development plans of the Balsams Resort and retain the
roadway maintenance efforts supported by the existing salt shed and garage; there is a proposed land
swap between the Balsams and the NHDOT:. This land swap consisis of providing the NHDOT with a
3.52-acre parcel of land in Colebrook. The 3.52-acre parcel of land is located along the Colebrock —
Dixviile town line. Access to NH Route 26 will be provided by an access easement granted to the
State, along Valley Road in Dixville in exchange for a permanent water line easement over the
existing patrol shed land in Errol. The access easement is approximately 1.0-acre in area. The water
line easement would be approximately 0.30-acres in area and would not impact the functionality of
the patrol shed.

Balsamg Memorandum
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Proposed Location of New Highway Garage -
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Scope of Work

In order to complete this assignment, T considered the highest and best use of the subject
property, considered the appropriate approach to value, researched potential comparable sales, and
performed data collection on the subject property and comparable sales in the town of Errol, the
township of Dixville and surrounding communities within Coos County. The search for comparable
sales was conducted through the MLS, and Real Data websites. Information collected has been
retained in my work file for future reference. Should it become necessary in the future to present a
more complete report, the information in the work file will be the basis of that report. Due to the
nature of the original request for this assignment, I did not inspect the subject or comparable sales.

The purpose of the research is to arrive at an estimated value for the proposed 3.52-acre lot
and 1.0-acre access easement on land owned by Balsams View, LL.C and the value of the proposed
0.30-acre water line easement that is to be located on the land in Errol owned by the NHDOT.

Balsams Memorandum



Hivghest and Best Use

.. - In order to arrive at the highest and best use of the subject-parcel, I considered the legal S
physmai economical and maximally productive uses that the subject could be potentially utilized for.
After weighing all the factors relative to the subject’s potential, I concluded that the highest and best

use of the subject would be for single-family residential development. Although the current uses and

intended future uses are not residential, to consider those uses as the highest and best use would be

contrary to the local market as being a “value in use”, rather than what the market indicates as being
for residential use. ' '

Apworeach to Value

Taking into consideration the three methods of valuation; the sales comparison approach was
the one approach that was appropriate to use in arriving at an estimated market value for the proposed
4 28-acre lot and 0.30-acre casement. All supporting decumentation regarding the comparison of the
sales and adjustments and analysis is available in the work file.

In order to provide an estimate of value for the 3.52-acre parcel of land and the 1.0-acre
access easement off Valley Road, I compared sales of residential land in the subject market. The
estimated value of the proposed 0.30-acre water line easement was based on the impacts to the
NHDOT parcel in Errol and the value of that parcel, as though vacant. The value of the parcel, as
though vacant was apphed because the easement has no impact on the value of the property as
improved.

Comparable Sales — 3.52-acre Lot

The following sales were considered to be appropriate for this assignment:

l.ocation Acras | Sale Price| 3ale Date : Price/Acre Caommaents

Woods Circle, Stratford 3.68 $18,000 7/14/14 4,891 views, traiis, private road

Birch Dr., Stratford 5.01 $186,000 7i24/14 $3,194 res. Lot

off Route 26, Errol 5.61 323,000 4{28{15 34,100 Hamp, Woods Assoc.

Route 3, Pittsburgh 5.0 320,000 2128114 $4,000 private road, row
Baldwin Rd, Clarksvilie 5.0 318,000 G514 $3,000 seasonal private road
Hampshire Woods, Errol 547 322,000 5/14/158 54,022 res. iot, private road
Mean Sales Price $18,571 Mean Lot Size 4.97 acres Mean Price Per Acre 53,315

The comparable sales presented in the above chart indicate a mean price per acre of $3,300
with a lower range parameter of $3,000 per acre and an upper range of $4,900 per acre, rounded.
Based on the research conducted into the subject market, it would be reasonable to conclude that for
the most part, the parcels that have direct access to public roads tend to seli for slightly more than
those that are located on private roads, or other rights of way. This would result in a final indicated
value for the potential 3.52-acre lot being $3,500 per acre, or $12,500, rounded.

Proposed Access Fasement:

The estimated value of the access easement along Valley Road can be compared to the land
value of the proposed 3.52-acre lot previously described above. The unit value associated with that
parcel was estimated to be $3,500 per acre, or approximately $0.080 per square foot of land.
Considering the area of the proposed 1.0-acre easement is located on an existing road, it would be
reasonable to conciude that the impact to the land under the easement would be minimal. As such, an
impact factor of say, 20% would be reasonable to apply o the area proposed to be encumbered by the

Balsams Memorandum



easement. This would result in an estimated value of $700 for the permanent access easement along
.- Velley.Road. . | .

Provosed Water Line Fasement:

The proposed 0.30-acre water line easement will encumber the NHDOT property located off
NH Route 16 in Errol. The 5.5-acre parcel is presently improved with a patrol station and is accessed
via an existing easement off Route 16. According to plans submitted for consideration, the water line
easement will begin at the southerly side of the access road and travel interior in a westerly direction
for approximately 209 feet before turning in a slight northwest direction and tferminating about
halfway along the DOT western property line. The easement will have a width of approximately 40
feet over its entire length.

The 5.5-acre parcel that is currently serving the Frrol patrol shed is located on the west side of
NH Route 16. Tt has access to Route 16 via an access easement, which is similar to the proposed site
for the new highway maintenance facility located on the Baisams property off NH Route 26. The
sales cited in the previous value estimate for the proposed 3.52-acre site would also be appropriate for
comparison to this site. Since the proposed 3.52-acre site and the 5.5-acre site of the existing patrol
shed are so similar in access, use and size (as measured in the market), it would be reasonable to
conclude that the unit value of $3,500 per acre estimated for the proposed site, would also be
applicable to the existing 5.5-acre site to be encumbered by the water line easement. An impact factor
of 60% of fee value will be used for the easement as it is expected the water line will preclade a
majority of the potential uses in those locations. Based on this, the estimated value of the proposed
permanent water line easement would be as follows:

0.30-acres x $3,500 per acre x 0.90 (90% impact) = $950, rounded

Conclusion

Based on the information presented above, it would be reasonable, to conclude that the
estimated market value of the proposed land areas, as of January 22, 2016 is as jfollows.

3.82-acre lot: $12,500
1.0-acre access easement: S7T006
.30-a¢ere water line easement: $H58

Respectfully submitted,

G o)

Steve Bernard,
Chief ROW Appraiser
Bureau of Right of Way

Balsams Memorandum



~ General Assumptions And Limiting Conditions: =

all maps, plans, and photographs used are reliable and correct.

the Parcel area given to me has been properly calculated,

broker and assessor information is reliable and correct;

there are no encumbrances or mortgages other than those reported in the abstracts;
information from all sources is reliable and correct uniess otherwise stated:

Limitine Conditions

%

I have relied upon the legal interpretations of others and have assumed their decisions are
correct and valid. [ have also relied upon the abstracts of title and other legal information
available and take no responsibility for their correctness.

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

There are no hidden or unapparent conditions on the property, in the subsoil (including
hazardous waste or ground water contamination), or within any of the structures that
would render the property more or less vaiuable. I assume no respensibility for any of
these conditions or the engineering that may be required to discover or correct them. if
any contamination is found on the subject, this report becomes null and void.

Possession of this report (or a copy) does not carry with it the right of publication. It may
not be used for any purpose other than by the party to whorn it is addressed without the
written consent of the State of New Hampshire and/or Department of Transportation 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.

Balsams Memorandum



Appraisal Certification
1 certify that to the best of my knowledge and belief:

o  The statements of fact contained in this report are trze and correct.

e The reported analyses, opinions, and conciusions are limited only by the reported assumptions and limiting
conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

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

e [ have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment.

o My engagement in this assignment was not contingent upon developing or reporting predetermined results.

» My compensation for completing this assignment is not contingent upon the developruent or reporting of a
predetermined value or direction in value that favors the cause of the client, the amount of the value

“opinion, the attainment of a stipulated result, or the occurrence of a subseqguent event directly related to the

intended use of this appraisal.

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

s [ have not made a personal inspection of the property that is the subject of this report.

e No one provided significant real property appraisal assistance to me.

e [ have not appraised the subject propesty io the past three years.

January 222016
NHCG #654 : Date

Balsams Memorandum



State of New Hampshire =~ LRCP 16-001

DEPARTMENT OF ADMINISTRATIVE SERVICES
OFFICE OF THE COMMISSIONER
25 Capitol Street — Room 120
Concord, New Hampshire 03301

VICKI V., QUIRAM JOSEPH B, BOUCHARD
Commissioner ' Assistant Commissioner
{603)-271-3201 (603)-271-3204

January 19, 2014

The Honorable Gene Chandier, Chairman

Long Range Capital Planning and Ufilization Commitiee
Legislative Office Building -~ Room 201

Concord, New Hampshire 03301

REQUESTED ACTION

In accordance with RSA 4:40, autherize the Department of Administrative Services, Bureau of
Court Facilities, to entfer info a three (3) vear Use of Premises Agreement with the County of
Rockingham, with a mailing address of 119 North Road. Brentwood, NH 03833 {"County”) for state
owned property located in the Rockingham County Courthouse, #10 Route 25, Brentwood, NH. During
the term of May 1, 20146 to April 30, 2019, the County shall pay the State $549,204 for the leased office
space located in the courthouse. 100% Agency Income

EXPLANATION
The County wishes to enfer info a Use of Premises Agreement for state owned property

comprised of approximately 18,053 square feet of office space located in the Rockingham County
Courthouse, #10 Route 25, Brentwood, NH. The Department of Administrative Services, Bureau of Court

_Facilifies, has no need for the space and wil fiscally benefit from the lease agreement, while the County ...

will benefit from close adjacency to daily court business. The rental rate has been calculated to cover
the cost of operations and any agmortized capital expenses.

The rentalincome fo the State shall be as follows during the three (3) year term:

FY14 AV FY18 FY1? Total
$30,208 $181,550 $183.366 $154,080 $549,204

The NH Council on Resources and Development ("CORD"} committee met on November 3, 2004
and granfed the request made by the Department of Administrative Services for blanket approval to
enter into this type of agreement within stote owned courthouses. A copy of this letter is attached.

The office of the Attorney General has reviewed and approved this ogreeménf.

Raspe/c;ffuny Submitted,

& ;8/24 7 Ja@%u
Vicki V. Quiram
Commissioner



vVew Hampshire Cdunc{il on
tesources and Development )

ffice of Energy wnd Planning
'Regiona} Drive, Concard, NH 110t
tice: G0}.271-21 55 | Fax: 607.271-261$

TOD Access: Relay NI
JL300.738. 1964

~ Nayember 29, 2004

Donald S. Hill, Commissioner . S
. Department of Administrative Services . 7
. - State House Annex, Roorn 120 : o N .
25 Capitol Street L
.Concord, NH 03301

Dear Commissioner Hill;

The Coungil on Resources and Dievelopmeént (CORD) miet on Novernber 3, 2004 and

considered the réquest of the Department of Administrative Services far s blagket approval .

pursuant to RSA 4:40 to permit the Departmeit to'léase space within state owned courhousgsy;

CORD agreed to grant this request, subject ta the candition that such feases should be limiteditg ~ . -

. county dnd municipal entities that contributs td the efficient aperation of the courts, e :
' N , BV A )
. f yat have any questions about this matter, please feel free to cal] me at 271-2455, &

S

&iﬂC¢f#fy,

, .

$ViargAdin Manaogian
hauvman

¢s Pater Coedwin



AGREEMENT FOR USE OF PREMISES
At Rockingham County Courthouse, #10, Route 125, Brentwood NH

This Agreement is made this 5 Lﬁ day of Df@)\lbﬂ’ , 2015, by and between the State
of New Hampshire, Department of Administrative Services (“Department”), Bureau of Court Facilities,
located at 25 Capitol Street, Room 115, Concord, New Hampshire 03301 and the County of Rockingham
{(“County”), acting by and through its Board of Commissicners {“County”), with a mailing address of 119
North Road, Brentwood, New Hampshire 03833.

_ The Department of Administrative Services hereby grants to the County, for a period of three (3)
“years, the right to use and occupy approximately 18,053 square feet of office space (the “Premises”)
focated on the lower level of the Rockingham County Courthouse, #10 Route 25, Brentwood, New
Hampshire. The 18,053 square feet of the Premises is comprised of: 6,809 square feet of office space
allocated to the County Attorney’s Office, 10,341 square feet of office space allocated to the Register of
Deeds, and 903 square feet of the undivided lower level fioor Common Area allocable to the County.
Demise documentation has been provided (Exhibit A - Demise of space rented to Rockingham County)
which includes a floor plan depicting the Premises showing the extent of the space for the County’s
exclusive use and all areas to be used in common with others; these documents have been reviewed,
accepted, and agreed-to and signed by both parties and placed on file and shall be deemed as-part of
this Agreement. The County may use the Premises only for the purpose of providing the office space for
the County Attorney’s Office and Registry of Deeds as herein described and such other lawful uses
incident thereto. The County shall have the right to use in common, with others entitled thereto, the
parking areas, hallways, stairways, and elevators that ma{/ be necessary for access to the Premises and
the lavatories appurtenant to the Premises. The County shall have the right 16 access and occupy the
Premises prior to, during, and after the close of the Court’s regular bus:ness hours. The County shall
have no right to access restﬂcted areas in the courthouse.

The use and occupancy by the County pursuant to this Agreement is granted subject to the
following conditions:

1. Term: Subject to the provisions of Section 26 herein, the term of this Agreement shall be three (3)
years, commencing on May 1, 2016 and continuing through the 30th day of Aprfl 2019 unless
terminated earlier by either party as provided hereunder,

2. Rent: The County agrees to pay rent, which is due without demand to the Department on the first
day of each month in accordance with the following schedule of annual rent*:

*Annual rent has been rounded to the nearest whole number divisible and payable by twelve
equal monthly payments.

2.1 May 1, 2016 through April 30, 2017: approximately $10.04 per square foot, wh;ch is $15,104.00
per month, $181,248.00 annually.

2.2 May 1, 2017 through Aprii 30, 2018: approximately $10.14 per square foot, which is $15,255.00
per month, $183,060.00 annually.

Page l1ofb
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10.

2.3 May 1, 2018 through April 30, 2019: approximately $10.24 per square foot, which is $15,408.00
per month, $184,896.00 annually.

Total Rent Due for the three-year Term: $549,204.00

Condition of Leased Premises: The County has inspected and knows the condition of the Leased
Premises. It is understood that the Premises is in “as is” condition without any representation or
obligation on the part of the Department to make any alterations, repairs, or improvements.

Utilities: The Department shall be responsible for arranging for and making payment directly to the
provider of alf utility services required for the Leased Premises, except for telephone and computer
networking services. The County will pay directly to the provider ali costs associated with their
telephone services and Computer networking services. The Department shall not be responsible for
any claims or damages arising from interruption in utility services. _

Maintenance by the Department: The Departfnent shall provide maintenance to the Leased

Premises, repairing and maintaining the building and grounds to which the Premises are a part at its
own expense. The Department shall provide snowplowing or snow removal services for the parking
areas and building entrances.

Janitorial Services by the County; The County shall provide janitorial services to the Leased Premises
at its own expense, with the exception of the 903 square feet of Common Area located on the lower
level of the courthouse. The Department shall provide janitorial services in the specified Common
Area. Daily janitorial services shall conclude by 8:00 pm. :

Maintenance by the County: The County shall maintain their own equipment, such as computer
servers, back-up generators, copiers and other equipment at their sole expense. The County will
exercise due diligence in protecting the Leased Premises against damage or destruction by fire,
vandalism, theft, weather or other causes and maintain them in good order and condition.

Recycling: The County shall participate in the Department’s recycling program. The Department
shall provide the necessary containers to be strategically located throughout the facility and the
County will partake and dispose of recyclable materials at the designated areas.

Repair of Damages to the Leased Premises: The County shall, at its own expense, promptiy repair or
replace to the satisfaction of the Department any property damaged or destroyed by the County, its
employees or agents, incident to its exercise of the privileges granted herein. Alternatively, if .
required by the Department or requested by the County and agreed to by the Department, the
County shall pay the Department money in an amount sufficient to compensate for the loss
sustained by the Department for said damage to or destruction of the property. When requesting
payment for loss or damage the Department shall submit an itemized invoice to the County
documenting all costs. ' '

Improvements and Renovations: No addition to or alterations or improvement of the Leased
Premises shall be made without prior written consent of the Department, which consent shali not

‘be unreasonably withheld.

Page 2 of 6
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13.

14.

15.

Compliance with Laws: The County will at ali times during the existence of this Agreement, promptly
observe and comply with, at its sole cost and expense, the provisions applicable to the Leased
Premises of ali applicable federal, state and local laws, rules, regulations, and standards.

Quiet Enjoyment: The Department covenants and agrees the County’s quiet and peaceful enjoyment
of the Premises shall not be disturbed or interfered with by the Department, or any person claiming
by, through or under the Department. Routine maintenance or inspection of the Premises shall be
scheduled with the County in advance, to occur during a mutually agreeable time frame, and to be
negotiated in good faith by both parties. Notwithstanding the provisions of this section, the County
agrees and covenants that in the event of an emergency requiring the Department to gain
immediate access to the Premises, access shall not be denied.

Insurance by the County: During the period this Agreement is in effect, the County shall, at its sole
expense, obtain and maintain in force, and shall require any subcontractor to obtain and maintain in
force, both for the benefit of the State, with respect to the Premises and the property of which the
Premises are a part, comprehensive general liability insurance against all claims of bodily injury,
death, or property damage, occurring on, in, or about the premises, Such insurance or pooled risk
coverage shall provide minimum protection limits of not less than $1,000,000 per occurrence and
$2,000,000 in the aggregate. The policies shall be the staridard form employed in the State of New
Hampshire, issued by underwriters acceptable to the State and authorized to do business in the
State of New Hampshire. Each insurance policy shall contain a clause prohibiting cancellation or
modifications of the policy eartier than ten (10} days after written notice has been received by the
State. Each insurance policy shall name the Department as additional insured.

Self-insurance by the Department: The Department is an administrative unit of the State of New

Hampshire, which is self-insured.

indemnification: The County will defend, indemnify and hold harmless the Department from and
against any and all losses suffered by the Department, and from and against any and all claims,
liabilities or penalties asserted by, or on behalf of, any person, firm, corporation, or public authority:

15.1 Acts or Omissions of County: On account of, or based upon, any injury to a person or loss or
damage to property, sustained or occurring, or which is claimed to have been sustained or to have
occurred on or about the Leased Premises, on account of or based upon the act, omission, fault,
negligence or misconduct of the County, its agents, servants, contractors, or employees.

15.2 County’s Failure to Perform Obligations: On account of or resulting from, the failure of the
County to perform and discharge any of its covenants and obligations under this Agreement and, in
respect to the foregoing from and against all costs, expenses {including reasonable attorney's fees)
and liabilities incurred in, or in connection with, any such claim, or any action or proceeding brought
thereon; and inthe case of any action or proceeding being brought against the Department by
reason of any such claim, the County, upon notice from Department shall at County ’s expense resist
or defend such action or proceeding.

15.3 Departments Acts or Omissions Excepted: Notwithstanding the fofregoing, nothing contained in
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16.

17.

this section shall be construed to reguire the County to indemnify the Department for any loss or
damage resulting from the acts, omissions, fault, negligence or misconduct of the Department or its
agents, servants, contractors and employees. Notwithstanding the foregoing, nothing herein
contained shall be deemed to constitute a waiver of the sovereign immunity of the State of New
Hampshire, which immunity is hereby reserved to the State.

Fire and Casuaity: Should a substantial portion of the Premises, or of the property of which they are
a part, be substantially damaged by fire or other causality, the Department or the County may elect
to terminate this Agreement. When such fire or causality renders the Premises substantially
unsuitable for their intended use, a just and proportionate abatement of the rent shall be made as
of the date of such fire or causality, until such time as the Department repairs the Premises,
provided however, that the County may elect to terminate this Agreement if:

a. Department’s Failure to Provide: The Department fails to provide written notice wnthzn thirty
(30} days of the causal event of their intention to restore the Premises or:

b. Department’s Failure to Repair; The Department fails to restore the Premises to a condition that
is substantially suitable for their intended use within ninety (90) days of said fire, or causality.
The Department reserves, and the County grants to the Department, all rights which the
Department may have for damages or injury to the Premises, except for damage to the County’s
fixtures, property, or.equipment or any.award for the County’s moving expenses.

Event of Default; Termination by the Department and the County:

a. Event of Default; RBepartment’s Termination: in the event that:

i.  County’s Failure to Pay Rent: The County shall default in the payment of any instaliment of
the rent, or any other sum herein specified, and such default shall continue for thirty (30)
days after written notice thereof; or:

ii. County’s Breach of Covenants, etc.; The County shall default in the observation of or
performance of any other of the County ’'s covenants, agreements, or obligations
hereunder and such default is not corrected within thirty {30) days of written notice by the
Department to the County specifying such default and requiring it to be remedied then:
The Department may serve ten (10} days written notice of cancellation of this Agreement
upon the County , and upon the expiration of such ten days, this Agreement and the Term
hereunder shall terminate. Upon such termination the Department may immediately or
any time thereafter, without demand or notice, enter into or upon the Premises {or any
part thereon) and repossess the same.

b. Department’s Default; County 's Remedies: In the event that the Department defaults in the
observance of any of the Department’s covenants, agreements and obligations hereunder, and
such default shall materially impair the habitability and use of the Premises by the County , and
is not corrected within thirty (30) days of written notice by the County to the Landiord
specifying such default and requiring it to be remedied, then the County at its option, may serve
a written ten (10) day notice of cancellation of this Agreement upon the Department, and upon
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the expiration of such a ten day period the Agreement shall terminate. If any such default of the
tandlord does not materially impair the habitability and use of the Premises by the County, the
Department shall cure such default within thirty (30} days of written notice or within a
reasonable alternative amount of time agreed upon in writing by County, failing which, the
County may terminate this Agreement upon ten {10} days written notice to Department.

¢. Rights Hereunder: The rights granted under this Section are in addition to, and not in
substitution for, any rights or remedies granted herein to the parties, or any rights or remedies
at law, or in equity.

18. Termination by the Department or the County : Either party may terminate this Agreement upon
one hundred-eight (180} days prior written notice to the other.

19. Surrender of Leased Premises: No later than ninety (90) days prior to the expiration of the term
herein, the County shall give notice to the Department of its intention to either vacate the Premises
at the end of the term, or to enter into negotiations with the Department for a renewal agreement.
On or before the date of expiration of this Agreement, the County shall vacate the premises, remove
its personal property there from and quit and surrender the Leased Premises restored to good
condition, reasonable use and wear thereof excepted. If the County shall fail to remove its personal
property and so restore the premises, then at the option of the Department, such property shall
either become property of the State without compensation therefore, or the Department may cause
the property to be removed and the premises to be restored at the expense of the County and no
claim of damage against the Department, the State, or its officers, employees, or agents, shall be
created by or made on account of such removal and restoration work.

20. Assignment: This Agreement shall not be transferred or assigned.

21. Amendment: This Agreement may only be modified or amended by mutual agreement in writing
and signed by the parties and approved by Governor and Council.

ﬁ22 Sovereign Immumtv ‘No provision of this agreement is intended to be, nor shaIE it be, interpreted by
x‘*j S gg*’éf%er party to be a waiver of sovereign immunity.

\‘Sﬁw
S ﬁr ¢ ,,%

";%é.@\l{nforcement No failure by the State to enforce any provisions hereof after any default shall be
s degmed -a waiver of its rights with regard to that event or any subsequent event,

N i

% N‘gg @ove%nmg Law: This Agreement shall be construed in accordance with the laws of the State of New
: M%mpshire and is binding upon and inures to the benefit of the parties and their respective
Yt successors and assigns.

e 3

25, Third Parties: The parties hereto do not intend to benefit any third parties and this Aagreement shall
not be construed to confer any such benefit.

26. Effective Date of Agreement; Approval Contingency: This Agreement constitutes the entire
agreement and understanding between the parties, and supersedes all prior agreements and
understandings. EFFECTIVE DATE OF AGREEMENT: This Agreement shall not become effective until it
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is approved by all parties having authority on behalf of the State of New Hampshire, including the
Long Range Capital Planning & Utilization Committee and the Governor and Executive Council on the
behalf of the Department, and by the County of Rockingham acting through its Board of
Commissioners on behalf of the County and funded by the Rockingham County Delegation. in the
event that said approval and funding requests are denied, then this Agreement shall thereupon
immediately terminate, and ali obligations hereunder of the parties hereto shall cease.

IN WITNESS WHEREQF, the parties have hereunto set their hands this __ 16 day of
December 2015

Qisy;ckl Qu:r\}am Commissioner

The State of New Hampshire
i}epaénent of Admlntstratwe Services

J\ jAsi‘vaﬂ\;

Raockingham Ceuntv, New Hampshire, by its

By:
Title: éﬁairman

By:

Title: VWH tﬁ\?
By: )

Title: Clerk

NOTARY STATEMENT: As Notary Public and/or Justice of the Peace, REGISTERED IN THE STATE OF NEW

HAMPSHIRE
Personally appeared before me the undersigned offscers the above named "\wmas lomlgaxdl

ond ¥ewin St James ' , known' or . satistaauiiitii,
‘proven to be the person whose names are signed above, and acknowiedged that's/he exegiig®ih é?.,‘,?Oéf’/‘.,
document in the capacity indicated above on this d DXy 201 S ﬁgrs% %,"%
= 1 % i B
%-;.'?I»& 215 aq‘,@. H
: ) ’%P»"--‘.‘!MP%‘&?-E, &
; i:g %4&y Yy a\'\ \\@
- This Is To Certn‘y that the abnve Agreement has been refgpeej jay-:th ,P ““\@\

day of

and appr tofo ;rgﬁstanc;@on this
V

Si naﬁure
j

pproved by Governor and Council this day of ,201
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‘\;7 . Exhibit & - Demise Documentation
Rockingham County Courthouse - Lower Level

RN ey

© g wartvan
ThaneTar ‘:.::.1/

o AL TSANETY pATER }

“dlyem

- .

T R R 2

3
. 3 .
v § Ara ",
L o EE TR e SO0
v i
o . ;
PR L e,
. ,
H S it
T E :

“Non-County Space

. 1
T et

i

.
A

i
i

]

Comelat g

AL
i A 3—:‘&-_,

e

:L::l

-~

_f.J}

-+ Ly R (I ¥

ot

I
]
smerces)

1 ‘:}f

aotah Sl
vl P
Eaen

PAOR Y oty

Fe, TR
. G W BEL

s
s
‘
1
”
" A
*
—
.)’-'
ppiing =
S
veh “
ey

rE e



HE
|

Primex

MR O E

NH Public Risk Manogement Exchange - CERTIFICATE OF COVERAGE

The New Hampshire Public Risk Management Exchange (?rimex3) is organized under the New Hampshire Revised Statutes Annotated, Chapter 5-B,
Pooled Risk Management Programs. In accordance with those statutes, its Trust Agreement and bylaws, Primex’ is authorized to provide pooled risk
management programs established for the benefit of political subdivisions in the State of New Hampshire.

Each mémber of Primex’ is entitled to the categories of coverage set forth below. In addition, Primex® may extend the same coverage to non-members,
However, any coverage extended to 2 non-member is subject to ali of the terms, conditions, exciusions, amendments, rules, policies and procedures
that are applicable to the members of Primex®, including but not fimited to the final and binding resolution of afl claims and coverage disputes before the
Primex® Board of Trustees, The Additional Covered Party's per oceurrence limit shall be deemed included in the Member's per occurrence limit, and
therefore shall reduce the Member's limi¢ of lability as set forth by the Coverage Docurnents and Declarations. The imit shown may have been reduced
by claims paid on behalf of the member. General Liability coverage is fimited {o Coverage A (Personal injury Liability) and Coverage B (Properly
Pamage Liability} onty, Coverage's C (Public Officials Errors and Omissions), D (Unfair Employment Praclices), E (Employee Benefit Liability) and F
{Educator’s Legal Liability Claims-Made Coverage} are excluded from this provision of coverage.

The below named entity is @ member in good standing of the New Hampshire Public Risk Management Exchange. The coverage provided may,
however, be revised at any time by the actions of Primex®. As of the date this certificate is Issued, the information set out below accurately reflects the
categories of coverage es{ablished for the current coverage year.

This Certificate is issued as a matter of information only and confers no rights upon the certificate hoider. This certificate does not amend, extend, or
alter the coverage afforded by the coverage categories listed below.

Participating Member: - Member Number: Company Affording Coverage:

Rockingham County ‘ 609 NH Public Risk Management Exchange - Primex’
111 North Road Bow Brook Piace
Brentwood, NH 03833 46 Donovan Sireet

Concord, NH 03301-2624

X General Llabi[it}' {Occurrence Form) 11112015 1/1/2018 Each Qccurrence § 1,990,900_.
Professional Liability {describe) General Aggregate $ 2,600,000
. 17172016 111/2017 = ' :
Claims Fire Darmage (Any one
i1 tinde [l Oceurrence : fire) ) 1§
. “Med Exp {Any one person)
Automobife Liability . . C b Single L : ,
ibile . ombined Single Limi
Defluctibie Cgmp and Coll: ol ngle Ll
Any aufo Aggregate
Workers' Compensation & Employers’ Liability i ; Statutory
‘Each Accideit

Disease — Each Employee

Disease - Policy Limit 3

Blanket Limit, Replacement

l Property {Special Risk includes Fire and Theft)
: Cost (unfess ctherwise stated) | nagctibie:

Description: Relative to the Brentwood Courthouse Lease Extensicn, the certificate holder is named as Additional Govered Patty; but
only to the extent fiability is based on the negligence or wrongful acts of the member, its employees, agents, officials or volunteers. This
coverage does not extend to others. Any liability resutling from the negligence or wrongfut acts of the Additional Covered Party, or their
employees, agents, conlraciors, members, officers, directors or affiliates is not covered. The Participating Member will advise of
canceliation no less than 10 days notice prior to canceliation. :

CERTIFICATE HOLDER: i X ] Additional Covered Party I ' } Loss Payee Primex® — NH Public Risk Management Exchange
By: Taneery Devwer

State of NH — Dept of Administrative Services ) : Pate:  12/21/2315  tdenver@nhprimex.org

Bureau of Court Faciiities Please direct inquires to:

State House Annex Primex® Claims/Coverage Services

25 Capitol St 603-225-2841 phone

Concord, NH 03301 603.228-3833 fax



CERTIFICATE FOR MUNICIPALITIES

I, {insert name} KEVIN ST. JAMES , of (insert Municipality name)
COUNTY OF ROCKINGHAM , do hereby certify to the following assertions:
i.  Iamaduly elected and acting Clerk/Secretary for the Municipality documented above, which is in the State of

(insert name of State) - NEW HAMPSHIRE

2. Imaintain and have custody of, and am familiar with, the minute books of the Municipality;

I am duly authorized to issue certificates with respect to the contents of such books;

4. The following are true, accurate and complete copies of the resolutions adopted during an official meeting of the
Municipality. Said meeting was held in accordance with the laws and by-laws of the State, upon the following
date:(insert meeting date) 12/16/2015
RESOLVED: That this Municipality shall enter into a contract with the State of New Hampsh;re acting by and
through the ROCKINGHAM COUNTY BOARID OF COMMISSIONERS

providing for the performance by this Mumnicipality
of certain services as documented within the foregoing Lease, and that the official listed, (document the title of the
official authorizing the contract, and document the name of the individual filling that THOMAS
TOMBARELLO, CHAIR , on behalf of this Municipality, is authorized and directed to enter

~ the said lease contract with the State of New Hampshzre and that they are to take any and all such actions that
may be deemed necessary, desirable of appropriate in order to execute, seal, acknowledge and deliver any and all
documents, agreements and other instruments on behalf of this Municipality in order to accomplish the same.
RESOLVED: That the signature of the above authorized party or parties of this Municipality, when affixed to
any instrument of document described in, or contemplated by, these resolution, shall be conclusive evidence of the
authority of said parties to bind this Municipality, thereby:

5. The foregoing resohitions have not been revoked annulled or amcnded in any manner what so ever, and remain
in full force and effect as of the date hereof: _

6.  The following person or persons have been duly elected to, and now occupy, the Office or Offices indicated: (fill
the appropriate names of individuals for each titled position) :

Municipality Mayer: CHAIR: THOMAS TOMBARELLO
© Municipality Clerk: KEVIN ST. JAMES
Municipality Treasurer: EDWARD R. BUCK

wd

IN WITNESS WHEREOQF: As the Ciérkaecretary of this municipality, I sign below upoﬁ" this date: (insert date of
signing) DECEMBER 16,2015 }

Clerk/Secretary (signature A;z\ 2 L/\_.,a-—-—t'

In the State and County of: (State andfCoufity names) ~ NEW HAMPSHIRE — ROCKINGHAM COUNTY

NOTARY STATEMENT: As Notary Public and/erJustice-ofthe Peace, REGISTERED IN THE STATE

NEW HAMPSHIRE , COUNTY OF: ROCKINGHAM UPON THIS DATE (insert
Jull date} 12/16/2015 , appeared before me (print full name of notary)  LAURA L. COLLINS
, the undersigned officer personally appeared (insert officer’s name}

KEVIN ST. JAMES .
who acknowledged him/herself to be (insert title, and the name of municipality) CLERK,;

BOARD OF COMMISSIONERS — ROCKINGHAM COUNTY and that being authorized to
do so, he/she executed the foregoing instrument for the purposes therein contwﬂ!glfﬂ;g}nng by him/herself in the
of the Municipality. ‘2~\ ?J“ o

In witness whereof I hereunto set my hand and official seal. (Provzd@igxat&v’m&ﬁ‘afﬂ Gpiration. of commz@smn)

,_-'3 COMRSIIN Y ~='
UMuuaR 00— 2 i, wmem i S
MY COMMISSIQN EXPIRES OCTOBER 29, 2079, Z %7; W 9&.-; S
% Yo fAMR2 (O §
Yl ARy POPES
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. ADMINISTRATIVE OFFICE e
New Hampshire Y
Employment . 45 SourH Fruir STREET
Security Concorp, NH 03301-4857

sl www.nhes.nh.gov
Were working fo keep New Hampsﬁf}'e working”

LRcp 16-005

Gzeorce N. Coranls, CommissionEr
Ricuarp J. LAVERS, DEPUTY CommIsSIONER

January 29, 2016

The Honorable Gene Chandler, Chairman

Long Range Capital Planning and Utilization Committee
Legislative Office Building, Room 201

Concord, New Hampshire 03301

REQUESTED ACTION

Pursuant to RSA 4:40, New Hampshire Department of Employment Security (NHES)
respectfully requests the approval of the Long Range Capital Planning and Utilization
Committee to enter into a listing agreement with NAI Norwood Group, 116 South River Road,
Bedford, NH, for a term of up to fifteen (15) months, to sell the below listed properties:

e 436 Maple Street, Manchester, NH, an unimproved parcel of 0.16= acres,
currently utilized as a parking lot, for a price at or above $95,000, assess an
administrative fee of $1,100, and allow negotiations within the Committee’s
current policy guidelines and that the right of first refusal be treated in the
customary mannet.

e 300 Hanover Street, Manchester, NH, containing four (4) parcels of land
totaling 1.18% acres, improved with one building comprising approximately
20,360 square feet, and including a mix of offices, conference rooms, utility
spaces and parking, for a price at or above $1,425,000, assess an administrative
fee of $1,100, and allow negotiations within the Committee’s current policy
guidelines and that the right of first refusal be treated in the customary manner.

On September 18, 2012, the Committee voted to approve NHES’ previous request to sell the
above-listed properties for the then current market value with the stipulations listed above. On
November 14, 2012, the Committee voted to approve an amended request to permit the sale of
the above-listed properties without the services of a real estate broker. Also included in the prior
request to the Committee were properties located at 32-34 South Main Street, Concord, NH and
10 West Street, Concord, NH. The two Concord properties have been sold during the last year
and a half for $1,575,000 and $1,300,001, respectively, without the use of a broker.

NHES is now requesting the Committee to amend its prior approval and aillow NHES to
utilize the services of NAI Norwood Group to market and sell the Manchester properties as
described above.

NHES is a proud member of America’s Workforce Network and NH Works, NHES is an Equal Opportunity Employer and complies with the
Americans with Disabilities Act. Auxiliary aids and services are auvailable upon request of individuals with disabilities

Telephone (603} 224-3311 Fax (603) 228-4145 TDD/ TTY Access: Relay NH 1-800-735-2964  Web site: www.nhes.nh.gov
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EXPLANATION

On June 22, 2011, the House and Senate voted to adopt the Committee of Conference Report
(2011-2429) on HB 25; an act making appropriations for capital improvements. The bill
included the Department’s request that capital budget projects include the renovation of the
Tobey Building and the construction of an adjoining parking garage. The bill also provided for
the consolidation of four (4) NHES offices. No general funds were used for the Tobey
renovation project and parking garage.

NHES began the process of gaining formal approval for the sale of the four surplus properties in
2011. In connection with the previous submissions, the unimproved 436 Maple Street property
was combined, for appraisal and other purposes, with an improved property located at 298
Hanover Street. Results of the approval processes are summarized below:

436 Maple Street/298 Hanover Street, Manchester NH

DHR provided a letter dated December 2, 2011 stating that while the property is a contributing
element to the Janesville area, a potential historic district in the City of Manchester, disposal of
the property would not have the potential to impact the qualities of the district that make it
significant.

On September 18, 2012, the Committee voted to approve NHES’ request to sell this property for
the current market value, allow negotiations within the Committee’s current policy guidelines,
assess an $1,100 Administrative Fee and that the right of first refusal be treated in the customary
manner, On October 17, 2012, the Governor and Executive Council voted to authorize NHES to
sell the property pursuant to RSA 4:40, as detailed in an NHES request dated October 9, 2012.
On November 14, 2012, this Committee voted to approve NHES’ amended request to allow the
sale of this property without the services of a real estate broker.

NHES is now seeking approval to use a real estate broker to market and sell 436 Maple Street.
The request to use such services for 298 Hanover Street will be submitted as a separate item.

300 Hanover Street, Manchester NH

A 2011 Request for Project Review by the New Hampshire Division of Historical Resources
(DHR) resulted in DHR indicating that there was no potential to cause affects.

Effective January 5, 2012, CORD voted to recommend NHES’ request to sell or lease the
property located at 300 Hanover Street. During the waiting period, no state agency came
forward to express interest in the property. On September 18, 2012, the Committee voted to
approve NHES’ request to sell this property for the current market value, allowing negotiations
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within the Commitiee’s current policy guidelines, assess an $1,100 Administrative Fee and that
the right of first refusal be treated in the customary manner. On October 17, 2012, the Governor
and Executive Council voted to authorize NHES to sell the properties pursuant to RSA 4:40, as
detailed in an NHES request dated October 9, 2012.

NHES 1s now seeking approval to use a real estate broker to market and sell 300 Hanover Street
as described more fully below.

PROPERTY DESCRIPTIONS AND ACQUISITION COSTS

Given the historical use of 300 Hanover Street as administrative office space, NHES believes the
property could be marketed and sold as a commercial office building. However, NHES is
seeking to utilize the services of NAI Norwood to explore the possibility of other uses, including
retail commercial uses. NHES is also seeking to unbundle 436 Maple Street from 298 Hanover
Street in the marketing process to allow the possibility of the parking lot being used, in whole or
in part, in connection with the marketing of either 300 Hanover Street or 298 Hanover Street.

Per HB-25-FN-A subparagraph V, A, proceeds from the sale of these remaining properties shall
be applied 100% to the outstanding bonds and notes on the Tobey Building and parking garage.

436 Maple Street. Manchester, NH

This parcel, located on the corner of Hanover Street and Maple Street, contains 0.16+ acres and
has been utilized as a parking lot in conjunction with an NHES owned office building located at
298 Hanover Street. The building previously housed the Department’s Unemployment Insurance
Appeals Unit. The Appeals Unit has moved to the Tobey Building lIocated at 45 South Fruit
Street in Concord, NH and the building 1s currently vacant.

NHES purchased the 436 Maple Street and 298 Hanover Street properties on March 29, 2001 for
a combined total of $366,500, and financed the purchase exclusively (100%) from the NHES
Administrative Contribution Fund.

436 Maple Street/298 Hanover Street
Manchester, NH
Original Fund Sources

Federal Funds $0 0.00%
Administrative Contribution $364,500 100.00%
Total §364,500 100.00%
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300 Hanover Street, Manchester. NH

The property contains four (4) parcels of land totaling 1,18+ acres. The first parcel contains
0.65+ acres of land and includes one building comprising approximately 20,360 square feet. The
property encompasses a mix of office space, conference rooms, and utility spaces. The other
three parcels contain 0.22+ acres, 0.14= acres, and 0.17+ acres, and are used collectively as a
parking lot in conjunction with the office building. The building currently houses the
Department’s Manchester Local Office, which may either stay as a lease back option or move to
a location to be determined in the greater Manchester area when the property is sold.

NHES purchased 300 Hanover Street from Jason E. Treisman on July 27, 1998, for a total
amount of $1,342,559.63. This represents a purchase price of $1,300,000.00, prorated costs of
improvements in accordance with the original lease in the amount of $34,781.31, and prorated
taxes for the first half of the 1998 — 1999 tax year in the amount of $7,778.32. NHES purchased
the property by exercising an option in its existing lease and the purchase was financed
exclusively (100%) from the Administrative Contribution Fund.

300 Hanover Strect
Manchester, NH
Original Fund Sources

Federal Funds $0 0.00%

Administrative Contribution $1,342,560 100.00%

Total $1,342,560 100.00%
PROPERTY APPRAISALS

Capital Appraisal Associates, Inc. of Concord, New Hampshire provided opinions of market
value for 300 Hanover Street in reports originally published on July 21, 2011 and updated as of
December 12, 2012. The “as 18 fee simple unencumbered market value of the property as of
December 12, 2012 was $1,400,000.

Given the passage of time, and in order to determine an appropriate asking price for 300 Hanover
Street, NHES requested an updated appraisal from Capital Appraisal Associates. As of January
14, 2016, the market value of the property was provided as follows:

Property Current Appraised Value
P

300 Hanover Street, Manchester, NH $1,420,000
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Capital Appraisal had not previously provided a stand-alone market value for 436 Maple Street.
In connection with this process, and in order to maximize its options in marketing the properties,
NHES requested a stand-alone appraisal for the lot located at 436 Maple Street. Based upon an
income approach, the market value of the property was provided as follows:

Property Current Appraised Value

436 Maple Street, Manchester, NH $95,000

REP PROCESS

On September 10, 2015, the Department issued a Request for Proposal for Real Estate Brokerage
Services (RFP). The RFP was posted on the Administrative Services Current Bidding
Opportunities web site and was advertised in the Manchester Union Leader on September 8,
September 10 and September 13, 2015. It was also advertised on the NHES web site and was
sent out as a direct mail solicitation to thirty-five (35) real estate brokers. In response to the
REFP, the Department received one (1) conforming proposal from NAI Norwood Group in
Bedford, New Hampshire. The listing brokers will be Chris Norwood and Judy Niles-Simmons.
Norwood’s proposed commission rate is 6.00%. NAI Norwood has performed real estate
brokerage services for the State of New Hampshire previously and is considered highly qualified
for this engagement,

NHES is seeking approval to enter into an agreement with NAI Norwood in order to obtain the
best price possible for the Manchester properties. Based upon the updated appraisals and
preliminary opinions of market value expressed by NAI Norwood, the Department is seeking
approval of a $1,425,000 sale price for 300 Hanover Street. The Department is seeking approval
of a sale price of $95,000 for 436 Maple Street. This approach will allow flexibility to bundle
this unimproved parcel with either of the improved parcels or to sell it on its own. (A separate
request to approve brokerage services for 298 Hanover Street will follow.)

The proposed listing agreement anticipates that the Department is required to offer the Properties
to the City of Manchester at the contract price(s) reached with any potential buyer(s) as part of
the statutory disposal process, and that the real estate broker will not receive any commission for
a sale to the City of Manchester should that occur.

Authorization is hereby requested: to enter into an exclusive listing agreement with NAI
Norwood Group for a maximum term of fifteen (15) months that will be subject to final approval
by the Governor and Executive Council. A copy of the proposed “Exclusive Listing Agreement”
is attached hereto as Exhibit #1. Copies of company and broker profiles are attached as Exhibit
#2. The updated appraisals for 300 Hanover Street and 436 Maple Street are attached as Exhibits
#3 and #4.
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Authorization is further requested: (1) for the sale of 300 Hanover Street at or above the
proposed sale price of $1,425,000 and subject to the conditions outlined above; and (2) for the
sale of 436 Maple Street at or above the proposed sale price of $95,000 and subject to conditions
outlined above; (3) to pay from the proceeds of any such sale a commission to the selected
broker at the rate of six percent (6%) of the sale pricei; and 4) to retain for the State of New
Hampshire an administrative fee of $1,100 or such larger amount as the Committee may deem
appropriate in accordance with RSA 4:40, [l1-a.

Iyitted,

Richard J. Lavers,
Deputy Commissioner

#

Exhibits Attached

' As of the date of this request, a potential buyer has expressed interest in the 300 Hanover Street property. Because
the expression of interest occurred prior to Long Range Approval of the Brokerage Agreement, NAI Norwood has
agreed to accept a reduced commission in the amount of 3% if the property is sold to that potential buyer.



EXHIBITS

Proposed Brokerage Agreement with NAT Norwood;
Profiles of NAI Norweod Group, Chris Norwood and Judy Niles-Simmons;
Appraisal of 300 Hanover Street, Manchester, NH dated January 14, 2016;

Appraisal of 436 Maple Street, Manchester, NH dated January 14, 2016.
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STATE OF NEW HAMPSHIRE
DEPARTMENT OF EMPLOYMENT SECURITY

NAI NORWOOD GROUP

EXCLUSIVE LISTING AGREEMENT

L. THE STATE OF NEW HAMPSHIRE, acting by and through its Department of
Employment Security, located at 45 South Fruit Street, Concord, NH 03301 (“Seller”), hereby
grants to the undersigned NAI Norwood Group, located at 116 South River Road, Bedford, New
Hampshire 03110 (“Agent™), the rights described in Paragraph 2 below, effective as of the date
upon which both parties have executed this Agreement (the “Effective Date”) and as further
provided herein, in consideration of Agent’s agreement to undertake the listing, marketing, and
promotion for sale of real property (the “Properties”™) owned by the Seller as follows:

A. 300 Hanover Street, Manchester, New Hampshire, consisting of a
1.18+ acre site improved with a 20,360+ square foot building and an 86 space
surface parking lot (Tax Map 93, Lots 0005, 0008, 0009, and 0010), as more
particularly described in the Deed of Jason Treisman to the State of New
Hampshire dated July 23, 1998, and recorded in the Hillsborough County
Registry of Deeds at Book 5972, Page 1084-1085, and including any other
property, real or personal, subsequently added thereto;

B. 436 Maple Street, Manchester, New Hampshire, consisting of 0.16+
acres of land and configured as a parking lot (Tax Map 93, Lot 0029), as more
particularly described in the Deed of Jason Treisman to the State of New
Hampshire dated March 26, 2001, recorded in the Hillsborough County Registry
of Deeds at Book 6381, Page 1777.

2. Agent is being granted the exclusive right to market, list, and solicit offers to purchase
said Properties at minimum prices of: A. 300 Hanover Street: One million four hundred
twenty-five thousand dollars ($1,425,000), and B. 436 Maple Street: Ninety-five thousand
dollars ($95,000), on the terms herein stated, or at any other price and terms which Seller may
authorize and to which it consents. If, during the term of this Agreement, an individual or entity
is procured by Agent who is ready, willing and able to purchase one or more Properties at or
above the stated prices on such terms and conditions as are acceptable to Seller, or based upon
other prices and terms to which Seller may agree, then Seller agrees to pay Agent a commission
of six percent (6%) of the contract sale price. The only exception to this commission structure
will be if the Potential Buyer' for 300 Hanover Street, as defined in Footnote 1 of this
Agreement, purchases 300 Hanover Street, in which case Agent will receive a reduced
commission equal to three percent (3%) of the contract sale price. Any commission due under
this Agreement shall be paid out of the sale proceeds following the closing.

! “Potential Buyer” shall mean the individual/entity that expressed interest in buying 300 Hanover Street on

November 13, 2015.
' AGENT’S initials
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3. THIS AGREEMENT SHALL BE IN EFFECT for nine (9) months, commencing on the
Effective Date and ending on the date nine (9) months thereafter, and, unless terminated on said
ending date by the Department acting in its sole discretion, shall be automatically renewed for
six (6) consecutive additional months upon the same terms and conditions (except that the
minimum price established in this Agreement may be adjusted at the discretion of Department)
for a total contract period not to exceed one (1) year, three (3) months. Upon full execution of a
contract for sale and purchase of all or any of the Properties, all of the terms and provisions of
this Agreement shall extend through the date of closing as specified in such purchase and sale
agreement. The commission(s) as provided above shall also be due if a Property is contracted to
be or has been sold, leased, conveyed, exchanged or otherwise {ransferred within six (6) months
after the expiration or rescission of this Agreement to anyone whom Agent has procured, unless
the Property or Properties have been listed with another licensed broker on an exclusive basis.
“Procurement™ shall include, but not be limited to, providing information about the Properties,
showing the Properties, or presenting offers on the Properties, provided that anyone so procured
must be identified to Seller by Agent in writing not later than fifteen (15) days after the
termination of this Agreement.

4. DUTIES OF AGENT. Agent owes Seller the fiduciary duties of loyalty, obedience,
disclosure, confidentiality, reasonable care, diligence, and accounting.

5. DUTIES OF SELLER. Seller acknowledges a duty to disclose to Agent all known
pertinent information about the Properties, adverse or otherwise, upon request, and Seller
understands that all such information will be disclosed by Agent to potential purchasers. If any
pertinent fact, event or information about the Properties comes to Seller’s attention between
signing this Exclusive Marketing Agreement and the Property Disclosure and the closing, then
Seller will immediately notify the potential purchaser and Agent of the same in writing. Seller
agrees to cooperate with Agent in effecting the sale of the Properties and to immediately refer to
Agent all inquiries of interested parties. Unless otherwise directed by Seller, Agent shall be the
default point of contact for all inquiries, negotiations, or offers regarding the Properties.

6. COOPERATION WITH OTHER BROKERS. Seller authorizes the following forms of
cooperation:

(a) Agent may cooperate with other brokers or other real estate firms who will
represent the interest of the buyer(s). In the case of the Potential Buyer for 300
Hanover Street, Agent’s 3% commission will not be subject to dilution.

(b) Agent may cooperate with other brokers or other real estate firms who are not
acting on behalf of a client or customer either as a seller agent or buyer agent.

7. SPECIAL CONDITIONS. Seller and Agent hereby agree that:

(a) The Properties will be advertised at Agent’s discretion in a manner consistent
with its successful proposal to market the Properties as submitted to Seller. This
may include marketing the Properties through a call for offers and/or more
traditional marketing approaches. Agent will be responsible for advertising the

AGENT’S initials
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(b)

(©)
(d)

(e)

(H
(g)

(h)
@

)

properties through MLS, Commercial MLS, print, e-mails to the brokerage
community and other methods as may be appropriate selected by Agent. Once a
Buyer has been selected for a particular Property, Agent will work with the Buyer
through the due diligence period and will assist in negotiating sales terms.

Seller may provide keys to any building(s) to Agent. If keys are provided, then
Agent has permission to access such building(s) for the purpose of showing the
Properties to potential purchasers or their agents. Otherwise, access to such
building(s) must be arranged with Seller in advance. Either Agent or a principal
or employee of Agent holding a current “Broker” or “Salesperson” license issued
by the New Hampshire Real Estate Commission shall be personally present at
every showing of the Properties, regardless of whether any buyert’s broker or
employee of Selier may be present.

Exterior pictures of the Properties may be taken.

Interior pictures of the Properties may be taken under the supervision of the
Seller. Any and all such pictures to be approved by Seller prior to use by the
Agent at Seiler’s sole and absolute discretion.

Video/virtual tour photography is allowed at Agent’s discretion under the
supervision of the Seller. Any and all such video and/or photography to be
approved by Seller prior to use by the Agent at Seller’s sole and absolute
discretion.

Agent may disclose the existence of other offers.

As noted above, the Properties’ listing data may be submitted to MLS and may be
used for comparables.

The Properties’ addresses and information may be displayed on public web sites.

Seller’s name may be submitted to any electronic database or MLS that may be
accessed by persons other than Seller’s broker.

Agent is authorized to accept a deposit with any prospective offer to purchase the
Property.

ADDITIONAL PROVISIONS.

(a)

Agent acknowledges and agrees that any sale, lease, or exchange of the Property
and any payment obligation of Seller under this Agreement shall be conditioned
upon and subject to prior approval by the Governor and Executive Council of the
State of New Hampshire. Agent further acknowiedges and agrees that no
commission or fee shall be due under this Agreement for any Property sold to the

AGENT'S initials

3of5



(b)

(c)

(d)

(e)

®

City of Manchester, New Hampshire under the terms of this Agreement and the
applicable terms of the RFP, which are hereby incorporated by reference.

Agent has obtained a current State Vendor Code from the Division of
Procurement & Support Services, Bureau of Purchase & Property and provided it
to Seller. If Agent is a corporation, limited liability company, or other business
entity required to register with the New Hampshire Secretary of State, then Agent
has provided to Seller a current original Certificate of Good Standing issued by
the New Hampshire Secretary of State. If Agent is a foreign corporation or other
business entity organized under the laws of another state, then Agent has further
provided to Seller a current original Certificate of Good Standing issued by
Agent’s state of organization.

If Agent is a business entity other than a sole proprietor, then Agent certifies that
it has all requisite authority to enter into this Agreement and to perform its
obligations thereunder, and that the undersigned officer or agent of Agent is duly
authorized to execute this Agreement on behalf of Agent.

Agent certifies that it is duly licensed to sell real estate by the New Hampshire
Real Estate Commission and will comply with all applicable New Hampshire
laws and regulations in marketing and selling the subject properties.

Agent agrees to defend, indemnify, and hold harmless Seller and all of its officers,
directors, agents, and employees from and against any and all claims, liabilities,
or suits arising from (or which may be claimed to arise from) or in connection
with any acts or omissions of Agent or its sub-agent in the performance of
Agent’s obligations under this Agreement.

Agent agrees that at all times during the effective term of this Agreement Agent
shall maintain the following types and amounts of insurance coverage:

(1) Comprehensive general liability coverage against all claims of bodily
injury, death, or property damage in amounts not less than $250,000 per
claim and $2,000,000 per incident, or $1,000,000 per occurrence and
$1,000,000 umbrella coverage.

(it)  Professional liability coverage in an amount not less than $1,000,000 per
occurrence and in the aggregate. Hf coverage is “claims made,” the period
to report claims shall extend for not less than three (3) years from the date
of substantial completion of the contract. No retention (deductible) shall
be more than $25,000.

(iii)  Workers’ compensation insurance and employers’ liability insurance as
required by law.

AGENT’S initials
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() Agent agrees that it will provide all legally required disclosures when marketing
the subject properties, including the following:

THIS PROPERTY IS OFFERED PURSUANT TO FAIR HOUSING
REGULATIONS, WITHOUT RESPECT TO RACE, COLOR, RELIGION, SEX,
MENTAL AND OR PHYSICAL DISABILITY, FAMILIAL STATUS, SEXUAL
ORIENTATION, OR NATIONAL ORIGIN. (I) (WE) HEREBY
ACKNOWLEDGE RECEIPT OF A COPY OF THIS AGREEMENT.

In witness whereof, the Parties hereto have signed their names on the dates indicated below.

STATE OF NEW HAMPSHIRE (“SELLER”)

By and through its
DEPARTMENT OF EMPLOYMENT SECURITY

By: Date:
George N. Copadis, Commissioner

NAI' NORWOOD GROUP (“AGENT™)

By: Date:

Name (print}):

Title (print):

AGENT’S initials

Sofs
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Profiles of NAI Norwood Group, Chris Norwood and Judy Niles-Simmons



NAl Norwood Group is an affiliate of NAl Global, the world's leading managed network of
independently owned commercial real estate brokerage firms. Through this network of 350 offices
in 55 countries, NAl Norwood Group is able 1o leverage their strong local experience around the
world. Whether your commercial real estate needs require local experiise, or you need brokerage
consulting around the world, the firm is here to help. With our extensive background and strong
local contacts, we are able to assist individual corporations in negotiating leases, sales, business
brokerage, investments, relocation, site selection and development.

Founded in 1968 by Karl Norwood, The Norwood Group became one of the largest real estate
firms in the State of New Hampshire. The company expanded into residential land development
and home construction in the seventies and formed Norwood Group International, focusing on
attracting foreign investors to form joint ventures in commercial real estate, primarily in the New
England marketplace. In 2008 NAI Norwood Group opened a second location in Portsmouth, NH
vastly widening services into the seacoast area. NAl Norwood Group has remained a viable lead-
er in the comimercial real estate field and has continued to hone its skills in this evolving world of
sophisticated clients who demand services in dealing with the complexity of the current global
market. : :

NA! Norwood Group offers a range of services to clients that include landlord répresentation,
tenant/buyer representation, consulting, and development. NAl Norwood Group’s affiliation with
NAI Global enhances the services by spanning resources on a worldwide level.

NAI Norwood Group is actively involved in the New Hampshire Association of REALTORS and
company members have held numerous leadership positions within the organization. They are
Charter Members of NH CIBOR (Commercial Investment Division of the New Hampshire
Association of REALTCRS), hold membership in CCIM (Certified Commercial Investment
Member), SIOR (Society of Industrial and Office REALTORS), NEBBA (New England Business
Brokers Association), and CRE (Counselors of Real Estate). In addition the group subscribes to
industry specific trade or-ganizations such as the ICSC ({international Council of Shopping
Centers).

Since 2000, NAI Norwood Group has sold 1,500+ acres of land totaling more than $58 million. In
addition, we've assisted clients in the acquisition and disposition of 3.5+ million square feet
valued at $250 million, in addition to over 1 million square feet of self-storage space valued at
more than $70 million. ‘

It is the goal of our firm to service the reguirements of a wide spectrum of the community in which

we operate, This is why members of our firm routinely serve on boards and local civic
organizations, from Chambers to Non-profits to real estate specific boards. Having been a
trademark in the community for 45+ years, the team looks forward to an extraordinary future.

Commercial Real [=state Services, Worldwide.

]

DAL BEMAERS

118 South River Road | Bedford, NH 03110 | 803.668.7000
. 28 Deer Street | Suite 301 | Portsmouth, NH 03801 | 603.431.3001
nainorwoodgroup.com | info@nainorwoodgroup.com



hris Norwood
President

Educational Background & Experience
Graduated from Babson College with a Bachelor of
Science in Business Management in 2003. Chris
Norwood began his real estate brokerage career in
2000 when he became a licensed salesperson in
the state of New Hampshire. Since that time he has
assisted in closing tens of millions of dollars worth
of sale and lease transactions over hundreds of
thousands of square feet, as well as aided in
consulting and valuation work. .

Professional Affiliations & Designations
Member of the ICSC _

Member of the NHCIBOR, 2012 President
Member of CCIM, 2008-09 Chapter President
Realtor of The Year, 2007 NH CIBOR

Member of NAI Global Leadership Counsel
Member of GMCC, Government Affairs

| Member NHAR, Public Policy: -

Significant Transactions

. 2011-14 - Tenant Representation for 80,000+/-sf
. of office space for DYN Inc in Manchester, NH

= 2011 - Tenant Representation for 50,000+/- sf
- flex space for Resonetic’s in Nashua, NH

Sccpe of Service ‘ : Ila 2010 - Landiord Representation '_and
consultation of sales/leasing/condo conversion

Chris Norwood’s primary focus is the sale and of industrial space in Bow, NH.
leasing of real estate space in the Southem New| |®' 2007 —  Redevelopment and - Seller
Hampshire market. He focuses exclusively on - Representation of a 300,000+/-sf mill in
commercial property. Chris is also very involved Ashland, NH
with the overall strategic growth of the firm.

Volunteer Work |

Member of the Manchester Community College

Advisory Counsel

Board Member of Boy Scouts of America Daniel
1 Webster Council

Commerciai Real Estate Services, Woridwide.
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Contact Information

Chris Norwood | 603.657.1928 | cnorwood@nainorwoodgroup.com
116 South River Road | Bedford, NH 03110 | Office: 603.668.7000 | nainorwoodgroup.com




Contact information

Judy Niles-Simmons
NAI Norwood Group
direct 603 657 1926
office 603 668 7000
judy@nainorwoodgroup.com
nainorwoodgroup.com
116 South River Road
Bedford, NH 03110

Judy Niles-Simmons
Commercial Sales & Leasing

Scope of Service

Judy Niles-Simmons began her real estate career
more than 20 years ago while working for a large
residential developer. She has leasing managerial
experience as she worked for large industrial
facilities and was a principal in a commercial real
estate brokerage firm.

Experience

Judy joined NAI Norwood Group in 1995, She has
extensive experience in the development of land
and in selling commercial/industrial investment
properties. She also has experience in marketing
multi-family residential projects m New Hampshire
and Massachusetis.

Judy was presented the 2011 Community Service
Award by NHCIBOR Cares. She was instrumental
in the founding of this non-profit arm for NHCIBOR
and served as the first President and as a Director.
Judy continues to volunteer at Care-Givers and

‘New Horizon Soup Kitchen.

Professional Affiliations & Bes&gnations
Licensed Broker in NH and MA.

Member of the NHCIBOR

Member of GRI

':Si'gﬂificant Transactions

J Jill Group: Listing/selling agent, 91,920+/- SF
FCI: Selling agent for 49,000+/- SF/101 E.
Industrial Park Drive, Manchester, NH
Southern NH University: Listing agent for 405 +/-
acres/mixed development
SMC Mgmt: Listing/selling Agent for 3 multi-
family complexes
Home Depot: Joint ventured sale of a 200+/- acre
development
Dajo Realty, LL.C; Selling/leasing agent for sale of
21,726+/- SFM11 Zachary Rd, Manchester, NH
State of NH DOT: Listing/selling agent for sale of 11+/-
acres/41 Range Road, Windham, NH
State of NM DOT: Listing/selling agent for sale of .99+/-
Acres/247 Pleasant Street, Concord, NH

Commercial Real Estate Services, Worldwide.
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Capital Appraisal Associates, Inc. Real Estate Appraisers and Consultants

128 8. Fruit Street, Concord, New Hampshire 03301
Telephone (603) 228-9040, Facsimile (603) 228-2072

January 21, 2016

Mr. George N. Copadis, Commissioner
New Hampshire Employment Security
45 South Fruit Street

Concord, New Hampshire 03301

Re:  Summary Appraisal Report of land and buildings
Owner: State of New Hampshire
Located at 300 Hanover Street in Manchester, New Hampshire

Dear Mr. Copadis:

As you requested, I have personally made an inspection of the above-captioned property
for the purpose of reporting to you my opinion of the subject's “as is” fee simple unencumbered
market value as of Janunary 14, 2016. Tt is my understanding that this report is to be used to
assist the client, New Hampshire Employment Security, for potential marketing and/or portfolio

management purposes.

This is a Summary Appraisal Report that is intended to comply with the reporting
requirements set forth under the 2016-2017 Uniform Standards of Professional Appraisal
Practice for an Appraisal Report. As such, it presents only summary discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion
of value. Supporting documentation that is not provided with the report concerning the data,
reasoning, and analyses is retained in the appraiser's file. The depth of discussion contained in
this report is specific to the needs of the client and for the intended use stated in this report. The

appraisers are not responsible for unauthorized use of this report.

It should be noted the final reconciled value estimate does not include any value for any
FF. &E., goodwill or any other intangibles. This value estimate represents only the market
value of the real estate. Consequently, no allocation of any additional components was

applicable.

CAPITAL APPRAISAL ASSOCIATES, INC.
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I hereby certify that I have made an inspection of the property on January 14, 2016, that
I have taken into consideration all factors which I felt were pertinent to the value estimate, and

that I have not knowingly or intentionally omitted any important data.

I further certify that I have no present or contemplated future interest in the property and
that my professional appraisal fee is not dependent upon the value estimate. On the basis of my
inspection, investigation, study and analysis, | am of the opinion that the “as is " fee simple

unencumbered Market Value of the subject property as of January 14, 2016, is $1,426,0600.

Sincerely,

3 fﬁwwm

Ernest Toumpas
NH Certified General Appraiser #731

CAPITAL APPRAISAL ASSOCIATES, INC.
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APPRAISAL CERTIFICATION

1 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 hmiting conditions and is 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 no personal interest with respect to the parties involved.

I or Capital Appraisal Associates performed an appraisal of the property which is the
subject of this report, within the three-year period immediately preceding acceptance of
this assignment. The effective date of the report was December, 12, 2012.

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

My engagement in this assignment is not contingent upon developing or reporting
predetermined results.

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

My analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.
I have made a personal inspection of the property that is the subject of this report.

No one provided significant professional assistance to the person signing this
certification,

On the basis of my inspection, investigation, study and analysis, I am of the opinion
that the “as is” fee simple unencumbered Market Value of the subject property as of
January 14, 2016, is $1,420,000.

Ernest Toumpas
NH Certified General Appraiser #731

CAPITAL APPRAISAL ASSOCIATES, INC.
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COMPETENCY STATEMENT

Ernest Toumpas

Title XI of the Federal Financial Institution's Reform, Recovery and Enforcement Act of
1989 requires the Federal Reserve Board and other federal agencies to issue regulations to
protect federal financial and public policy interests in real estate transactions requiring the
services of an appraiser. Federal law recognizes the Uniform Standards of Professional
Appraisal Practice as the current industry standards and identifies the Appraisal Foundation as
the authority for professional appraisal standards.

The uniform standards contain three provisions, one of which is the competency
provision which requires appraisers to have the knowledge and experience to complete their
assignments competently and contains specific requirements for appraisers who do not possess
sufficient competence.

As part of the regulatory process, two primary classifications of appraisers have been
established by the State of New Hampshire in accordance with the federal regulations in order to
gauge education and competence. The classifications are licensed appraiser and certified
appraiser. The licensed appraiser classification identifics those individuals possessing the basic
educational and experience requirements needed to competently appraise residential properties,
while the general appraiser classification identifies those appraisers who are competent to
appraise all types of real estate.

With regards to my competency to complete this assignment, [ submit the following:

1. Tcurrently hoid the general appraiser certification classification as issued by the
State of New Hampshire. My certification number is New Hampshire Certified
(General Appraiser #731.

2. T'have completed numerous appraisals on various types of real estate including
vacant industrial, commercial, and residential sites, commercial/industrial and
residential subdivisions, various commercial and industrial buildings, restaurants,
mixed use properties, multifamily residential complexes, neighborhood retail
centers, boarding kennels as well as other non-typical and special use properties.

3. Inorder to familiarize myself with the local market I have conferred with local
Realtors, interviewed numerous local municipal officials, property owners, and
tenants. I believe that this research and activity has provided additional insight into
the market in which the subject exists and the economic conditions prevalent in the
community and the region.

Because of my experience, education, and professional recognition, I possess the

necessary background and knowledge to competently complete this assignment.

CAPITAL APPRAISAL ASSOCIATES, INC.
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EXECUTIVE SUMMARY

CURRENT OWNER:

State of New Hampshire
ADDRESS:

300 Hanover Street in the City of Manchester, New Hampshire.
SUBJECT:

According to the city assessment records, the subject consists of 4 parcels of land. The
main site contams a total of 0.65:+ acres of land and is improved with a one story office building
and parking lot. The other 3 parcels contain 0.22+ acres, 0.14+ acres and 0.17+ acres
respectively for a combined total of 0.534 acres of land utilized as a parking lot in conjunction
with the office building. For the purposes of this appraisal all 4 parcels and improvements will
be considered as one economic unit with a total of 1.18+ acres of land.

INTEREST VALUED:

Fee Simple Market Value estimate.
DATE OF APPRAISAL INSPECTION:

January 14, 2016, in the company of the owner’s agent, Ms. Karen Levchuk.
DATE OF VALUE OPINION:

January 14, 2016, which in this instance is also the date the subject was inspected.
DATE OF REPORT:

January 21, 2016, 1s the date in which the appraisal report was transmitted.

INDICATED VALUES BY:
Sales Comparison: $1,425,000
Income Approach: $1,415,000
Cost Approach: Not Applicable

RECONCILED VALUE ESTIMATE: $1,420,000

CAPITAL APPRAISAL ASSOCIATES, INC,
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INTRODUCTION

INTENDED USE:

It 1s my understanding that this report is to be used to assist the client, New Hampshire

Employment Security, for potential marketing and/or portfolio management purposes.
PURPOSE:

The purpose of this appraisal is to estimate “as is” market value of the fee simple
inferest, unencumbered, of the subject property as of January 14, 2016, which 1s the date of
inspection of the subject property. In valuing this property, I have considered the actions of the

market and have concluded with a market value in consideration of current economic indicators.
LEGAL DESCRIPTION/HISTORY:

Per the tax records, the latest noted transfer of the subject property occurred on July 23,
1998, which was recorded in Hillsborough County Registry of Deeds Book 5972, Page 1084 and
appears to be an arm’s length transfer. This transfer was for three tracts of land which include all
four of the lots 1dentified by the City of Manchester as Map/Lot 93-5, 93-8, 93-9 and 93-10. The
grantor was noted as Jason E. Treisman and the grantee was noted as the State of New
Hampshire, ¢/o New Hampshire Department of Employment Security, the current owner. The
improvements appear to have been utilized as State offices since the purchase in 1998. Tt was
reported that at some point in the past the building has been utilized as a car dealership and a
fraternal hall.

A title search is beyond the scope of this appraisal. The client 1s advised to employ a
qualified attorney if this is felt to be a major issue. A copy of the legal description is included in
the addenda. It was reported that there were two offers and/or agreements to purchase the
property during 2014 with the reported contract prices being $1,400,000 and $1,510,100
respectively. It was reported that neither of these agreements were executed or consummated for
various reasons. To my knowledge the subject is not currently under contract nor being actively
marketed. However, it 1s reported that the purpose of this appraisal is for establishing market
value for possible marketing purposes.

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 8

SCOPE:

This appraisal is intended to comply with the reporting requirements set forth under the
2016-2017 Uniform Standards of Professional Appraisal Practice for an Appraisal Report. It is

my opinion that this appraisal is not so limited as to result in a mislabeled or confusing report.

The scope of this appraisal included an inspection of the subject property on
January 14, 2016, and investigation and analyses of the market data which may affect and

influence the value of the subject property.

The investigation included research of public records through the use of commercial
sources of data such as printed comparable sales data services and computerized databases.
Search parameters such as dates of sale, leases, locations, sizes, types of properties, and distances
from the subject started with relatively narrow constraints and, if necessary, were expanded until,
in the appraiser’s opinion, sufficient data was retrieved to estimate market value or until the
appraiser believed that the available pool of data was reasonably exhausted. Researched sales
data was viewed and, if found to be appropriate, efforts were made to verify the data with
persons directly involved in the transactions such as buyers, sellers, brokers or agents. At the
appraiser’s discretion, some data may have been used without personal verification if, in the
appraiser’s opinion, the data appeared to be correct. In addition, the appraiser considered any
appropriate listings or properties found through observation during the data collection process.

Only the data deemed to be pertinent to the valuation of the subject property has been reported.

The appraiser also investigated and analyzed any pertinent easements or restrictions on
the fee simple ownership of the subject property. It is the client’s responsibility to supply the
appraiser with a title report. If no title report was provided, the appraiser relied on a visual

inspection to identify any readily apparent easements or restrictions.
ENVIRONMENTAL:

I did not observe any ground contaminants or evidence of waste such as sludge, chemical
residue or oil spillage on the subject site. To the best of my knowledge, the subject property has
not been recently tested for the presence of any hazardous waste. Based on the OneStop web site
as prepared by the NH Environmental Services the environmental history of the subject (based
on a search of the subject’s address), the web site indicates there are no current or past hazardous

wasle generators.

It should be noted that I am not an expert in determining the presence or absence of

hazardous substances. Therefore, I assume no responsibility for studies or analyses which would

CAPITAL APPRAISAL ASSOCIATES, INC,
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be required to conclude the presence or absence of such substances or potential impact as a result
of the presence of such substances. This report was prepared under the extraordinary assumption

that the subject property is “clean”, being free and clear of any hazardous/toxic materials.

SPECIAL ASSUMPTIONS:

Typical limiting conditions and general assumptions are located in the addenda of this

report.
DEFINITION OF MARKET VALUE:
Market Value

The term Market Value is defined in the 2016-2017 Edition of the Uniform Standards of
Professional Practice (Page 180), as "the most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably, and assuming the price is not affected by undue
stimulus, Implicit in this definition is the consummation of a sale as of a specified date and the

passing of title from seller to buyer under conditions whereby:
¢ Buyer and seller are tvpically motivated.

¢ Both parties are well informed or well advised, and acting in what they consider their
own best interests;

¢ . A reasonable time is allowed for exposure in the open market,

¢ Payment is made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and

¢ 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.”

Leased Fee Value

The term Leased Fee Value is defined in the Appraisal of Real Estate, Twelfth Edition,
published by the Appraisal Institute as "an ownership interest held by a landlord with the right of
use and occupancy transferved by the lease to others. The rights of the lessor (the leased fee

owner) and the lessee are specified by contract terms contained within the lease."

CAPITAIL APPRAISAL ASSOCIATES, INC.




Page - 10

APPRAISAL DEVELOPMENT AND REPORTING PROCESS:

In preparing this appraisal, the appraiser . . .

- Inspected the subject property on January 14, 2016;
- Researched and coliected market data refated to market conditions and market activity;

Confirmed and analyzed the data and applied all applicable approaches to value;

T
1

- Exercised some degree of due diligence to determine the existence of apparent adverse
conditions; and

5. - Arrived at a value conclusion, the results of which are reported as a single point value
estimate.,

It is important to note this summary appraisal report does not include the following:
- Full regional, state, and local analysis
- Detailed review of the zoning ordinance which governs the subject property
- Review of environmental or other survey reports
Full tax and assessment analysis of the subject property

- Full site and improvement analysis

R
1

- In-depth market and highest and best use analysis.

CAPITAL APPRAISAL ASSOCIATES, INC.
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GENERAL REGIONAL AND MUNICIPAL DATA

The following data has been extracted mostly from published studies by the State

Occupational Information Coordinating Committee (SOICC) Of New Hampshire. The

information is funded through a grant from the New Hampshire Department of Resources and

Economic Development, Office of Business and Industrial Development.

Municipality:
City/Town:
County:
Labor Market Area:
Planning Commission:
Tourism Region:

Regional Development:

Municipal Services:

Type of Government
Plarming Board:

Industrial Plans:

Zoning:

Master Plan:

Capital Improvement Plan:

Full Time Police Department:

Full Time Fire Department:
Nearest Hospital:

Distance to Hospital:
Number of Beds:

Available Utilities:

Electric Supplier:
Natural Gas Supplier:
Water Supplier:
Sanitation:

Telephone Company:
Cellular Phone Access:

Cable Television:

2014 Tax Burden Allocations:

Residential:
Commercial:

Public Utilities, Current Use, Other:

City of Manchester

Hillsborough

Manchester NH Metropolitan NECTA
Southern NH

Manchester Valley

Capital Region Development Council

Mayor and 14 Aldermen
Appointed

City Planning Board
1927/2012

2010

Yes

Yes

Yes

Elliot; Catholic Medical Center, Manchester
Local

296; 240 staffed beds

Eversource Energy
Liberty Utilities
Manchester Water Works
Municipal

Fairpoint

Yes

Yes

62.0%
35.1%

2.9%

CAPITAL APPRAISAL ASSOCIATES, INC.




Housing Statistics (ACS 2009-2013):

Total Estimated Housing Units:
Single Family Units:
Two to Four Units:
Five or More Units:

Manufactured Housing Units:

Demographics:

49,025
20,904
13,301
14,684

136

109,565

109,942 107,219 1 99,426 87,754
402,979 400,721 1 382,384 | 336,549 1 276,608 | 223,941
Income Estimate {ACS 2009-2013):
Per Capita Income: $28,055
Median Family Income: $65,892
Median Household Income: $54,496

Average Weekly Wage (2014);

The Top Five Major Emplovers:

$ 1,024 (Total, private plus government)
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Elliott Hospital Health care 3,375
Catholic Medical Center Health care 2,100
Eversource Energy Utility 1,500
Fairpoint Utility 1,300
TD Bank Banking services 1,100

Transportation:

Road Access: US Routes

State Routes

Nearest Interstate Exit:

Railroad:

Public Transportation:

Nearest Commercial Airport:

3

3A, 28,28A, 101,114 & 114A

1-93, Exit 6 - 8; 1-293, Exits 1 - 7/ Local access

Guilford Rail Service

MTA

Manchester-Boston Regional - Local

CAPITAL APPRAISAL ASSOCIATES, INC.
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Distance to Major Metropolitan Areas:

Manchester, NH: 0+ miles
Portland, ME: 95+ miles
Boston, MA: 53+ miles
New York, NY: 253+ miles
Montreal, Canada: 259+ miles

Commuting Patterns (ACS 2009-2013):

Mean Travel Time to Work: 23.1 minutes

Percent of residents:
working in the community 47.9%

Commuting to NH community 44.3%
Commuting outside of NH 7.8%

Conclusions:

The City of Manchester is New Hampshire’s largest commercial center and is home to a
concentration of major malls and outlet stores. The city is an attractive location for both
residential, commercial, and industrial development, with several easy access roads to major
transportation routes, air service at the Manchester-Boston Regional Airport. Manchester’s
population density is 3,326.5 persons per squarc mile of land area. Manchester contains 33.1

square miles of land area and 1.9 square miles of inland water area.

In conclusion, the economy appears to have recovered from the recent recession and over
the past few years the general area has seen the real estate markets stabilized with some segments
of the market experiencing some growth. However, generally speaking, more recently, over the
past year or so, most segments of the commercial and industrial market have reached a plateau
where no appreciation or depreciation rates appears to be justifiable. The expected trend for the
future 1s slow but steady growth.

CAPITAL APPRAISAL ASSOCIATES, INC.
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NEIGHBORHOOD ANALYSIS

General

A neighborhood is defined as, “A group of complementary land uses; a related grouping
of inhabitants, buildings or business enterprises”. A neighborhood should be distinguished from
a district, which 1s defined as, “A market area characterized by one predominant land use - e.g.,
apartment, commercial, industrial, agricultural”.! A neighborhood will contain land uses,
complementary to one another. For example, predominantly residential neighborhoods typically
contain some commercial properties that provide services for the local residents. The boundaries
of a neighborhood can be physical, such as a lake, stream, or major highway, or they may be less

easily discernible such as changes in prevailing land use or occupant characteristics.

Neighborhood Boundaries

The subject property is located on Hanover Street in the City of Manchester, New
Hampshire and is in an area zoned for a mix of residential and commercial uses located just a
few blocks from the heart of the downtown Manchester area. The immediate boundaries for the
subject neighborhood would be most of the commercial and residential uses located along
Hanover Street as well as the many intersecting streets with Elm Street. However, economically
speaking, the neighborhood would include all those areas with similar characteristics to the
subject neighborhood.

Character
Access

Access to the subject's neighborhood is good, with Hanover Street being a two way east
and west artery. This neighborhood is within a few blocks from Eim Street which is the main
north and south artery in Manchester. The subject neighborhood is also located within 2.0 miles

of Interstate 93 which is the main north and south route in the State of New Hampshire.
Uses

Uses in the subject's immediate neighborhood primarily consist of a mix of commercial,
retail, along with some mixed use properties having apartments on the upper levels. The subject
neighborhood is considered to be approximately 95% built-up with very little in new
construction observed, over the past few years. However, there has been several owner occupied

properties which have been renovated and/or converted into alternative uses.

1 IThe Appraisal of Real Estate (Chicago, Ili: Appraisal Institute, Twelfth Edition, 2001) page 164.
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Growth and Development

Life Stage of Neighborhood

A good majority of the commercial structures in the subject neighborhood are either retail
or service related uses. There are several mixed use properties having apartment uses above and
a few mulitifamily homes and a few scattered single family homes are also common in the
general market area. The actual age of the majority of the buildings in the subject’s general
market area 1s over 100 years. However, most have been restored and their effective ages are
much lower.

The condition of the subject property is similar to other commercial structures in subject's
immediate neighborhood.

The life stage of the neighborhood, based on my observations, appears to be one of
stability to very limited amounts of growth.

Conclusions

Overall, the subject property enjoys fairly good exposure because of its location. This
neighborhood enjoys good infrastructure of street improvements, easy access to downtown
Manchester area, as well as easy access to the major highway systems connecting most of New
Hampshire to this area, and adequate pubic services. Generally, most properties in this
neighborhood have been adequately maintained and are of good quality and condition.
Vacancies in the immediate neighborhood appear to be fairly stable and there appears to be
fewer properties for lease than the last few years. Because of its location, this neighborhood

will, in my opinion, continue to be a very desirable location in the foreseeable future.
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NEIGHBORHOOD MAP
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DESCRIPTION OF THE REAL ESTATE TO BE APPRAISED - SITE

A summary of site characteristics is presented below:
Location: 300 Hanover Street in Manchester, N.H.

Owner of Record: State of New Hampshire

Assessment & Taxes:

.»Map/Block/L - |Improvements | Yard ltems | ‘Land.
codclie Vale il i Malue L Valul

93 5 $1,188,800 $8,400 | $110,900 | $1,308,200

93 8 $0 $12,500 | $97,700 | $110,200

93 9 $0 $9,300 | $92,000 | $101,300

93 10 $0 $6,500 | $94,300 | $100,80C
Total $1,188,900 $36,700 | $394,900 | $1,620,500
"ﬁ'g_e:;_-s.;f_\.na_ya; Taxes at .| $23.44 | Pers1000 | . . $37,985
2014 Equalized Value'at || 101.00% $1,604,455

"It should be noted that the property is currently State owned and not subject to municipat taxes

Site Description:

According to the city assessment records, the subject consists of 4 parcels of land.
The main site contains a total of 0.65:4 acres of land and is improved with a one story
office building and parking lot. The other 3 parcels contain 0.22+ acres, 0.14+ acres
and 0.17+ acres respectively for a combined total of 0.53+ acres of land utilized as a
parking lot in conjunction with the office building. For the purposes of this appraisal
all 4 parcels and improvements will be considered as one economic unit with a total

of 1.18+ acres of land which is rectangular in shape.

Per the tax map the overall site has approximately 409+ feet of road frontage along
the northerly side of Hanover Street, 125+ feet of road frontage along the casterly
side of Hanover Court and an additional 409.00+ feet of frontage along Derryfield

Lane, which is a very small side street or alleyway at the rear of the property.

Access to the site s mainly from Hanover Street which 1s a paved city maintained
two-way roadway. The topography of the site is generally fairly level. The site is
mostly covered by the building and the paved parking arcas. There is some
professional landscaping mainly along the front section of the building and parking
lot.
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Flood Hazard:
The subject improvements do not appear to be located in a flood hazard zone as
referenced by the National Flood Insurance Program/U.S. Department of Housing &

Urban Development flood insurance rate map.

It is noted that I am not qualified to make flood plain determinations. If the client is
so concerned, an independent analysis and determination should be conducted by a

qualified expert. A copy of the national flood hazard map is included.

Zoning:
According to the city assessing department the subject is located in the R-3 (PO) -
Urban Muitifamily (Professional Office Overlay) Zoning District. The minimum
requirements in this zoning district for non-residential uses is a 10,000 square foot
site with 75 feet of road frontage. The minimum requirements in this zoning district
for residential uses 1s a 5,000 square foot site with 50 feet of road frontage. Based on
the current zoning requirements each of the two individual lots appear to be legal
conforming lots of record. Permitted use include most residential uses such as single
family, single family attached townhouse dwellings, duplex or two-family, multi-
family dwellings, elderly housing or assisted living, elementary or secondary schools,
churches, municipal facilities. The Professional Office Overlay District allows for
conversion to low-intensity professional office space that are compatible in scale,
density and use with the surrounding and adjacent residential neighborhood. The
current use predates the current zoning ordinance and based on conversations with the

municipal office, it appears that the current use is legal and conforming.

It should be noted the determination of zoning compliance is beyond the scope of this
appraisal. If the client determines the zoning is or could be an issue, it is advised that
the client hire a qualified zoning expert. The previous analysis and conclusions are
based on available data obtained from the municipal offices and general

conversations with municipal officials.
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Easements & Detrimental Conditions:

I was not made aware of any detrimental conditions, easements, restrictions, or
encroachments that exist on the subject property, which [ would consider to adversely
affect the marketability of the subject property. The research required to determine if
additional restrictions exist is beyond the scope of this assignment. Typically, deed
restrictions are a legal matter which may only be uncovered via a title abstract
compieted by a qualified attorney or title company. Therefore, if the client is so
concerned, it is recommended that a professional title extract be completed by a

qualified expert.

Highest & Best Use — As Vacant:

The Highest and Best Use is defined as “The reasonably probable and legal use of
vacant land or an improvement property that is physically possible, legally

permissible, appropriately supported, finically feasible, and that results in the highest

value.”

Considering the four criteria above, the conclusion of the highest and best use of the
site as if vacant is for some type of commercial or residential development permitted
by zoning. The subject consists of 4 parcels of land. The main site contains a total of
0.65= acres of land and 1s improved with a one story office building and parking lot.
The other 3 parcels contain 0.22+ acres, 0.14+ acres and 0.17+ acres respectively for
a combined total of 0.53:+ acres of land utilized as a parking lot in conjunction with
the office building. For the purposes of this appraisal all 4 parcels and improvements
will be considered as one economic unit with a total of 1.18+ acres of land which is

rectangular in shape.

2 The Appraisal of Reat Estate (Chicago, I1}: Appraisal Institute, Twelfth Edition, 2001) page 305
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AERIAL VIEW - GOOGLE MAPS
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TAX MAP
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AERIAL TAX MAP

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 23

ZONING MAP
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FLOOD MAP
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DESCRIPTION OF THE REAL ESTATE TO BE APPRAISED - IMPROVEMENTS

Source (s):

No engineering and/or detailed building plans were provided to the appraiser.

Therefore, the following description of the subject improvements is based upon an
on-site visual observation of the property, in conjunction with relevant information as
furnished by the owner and owner’s representatives, as well as information secured
from assessment data. The following description of the improvements is actually
more of an observation. It should not be regarded as a full property inspection of the
type intended to reveal defects in mechanical systems, structural mtegrity, roofing,
exterior or any other structural component. The appraiser claims no special expertise
in these areas, nor is the appraiser an expert in issues related to foundation settlement,
msect infestation, radon gas, or lead based paint. Unless otherwise stated, the
appraiser assumes that the various elements that constitute the subject improvements
are fundamentally sound and in working order. This information is assumed to be
correct. Any change in building areas could affect the market value estimate

contained herein.

Actual/Effective Age:

According to the city tax records, the subject property was built circa 1920 and
reportedly has been utilized commercially for several different uses such as a grocery
store and car dealership. However, the subject was renovated into its current office
configuration over twenty years ago. As such, it is my opinion that the effective age
of the subject property 1s approximately 10 to 154 years, considered to be in average
overall condition. It 1s noted that the large open office space was damaged by water
and has been repaired but still requires finished flooring and some sheetrock work

along the base of the wall or section dividers.

Foundation:
The foundation of the building is mainly slab foundation with a small unfinished

basement area used to house the mechanical systems and offers some storage.

Construction:

The building is mainly constructed of concrete block and brick.

Exterior:

Mainly brick over concrete block.
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Roof Siructure:

The roof is a flat roof with a reported tar and gravel covering.

Doors & Windows:

Most of the interior doors are heavy solid wood doors with some metal fire rated fire

doors also noted. The exterior doors are typical commercial grade doors for a
building of this age, type and use. All of the windows appear to be metal framed
thermo-pane windows with screens, considered typical for a building of this age, type

and use.

Floor Structure:

Mainly wall to wall carpeting with most of the bathrooms having ceramic tile
flooring. As previously stated the iarge open office area requires finish flooring as it

is currently unfinished concrete.,

Partitigning:
The partitioning appears to be a mix of concrete block and wood frame.

Ceilings:
Mainly suspended acoustical ceilings.
Interior Finish:

Typical painted drywall and movable partitioning throughout.

Use & Size:
According to the tax assessment records the subject property has approximately
20,360 square feet of gross building area. This area does not include any of the below
grade basement area. The property has a mix of typical offices, conference rooms,
bathrooms, and other office related uses. However, the majority of the property is
open, with the office space divided into cubicles via movable partitioning. The entire
property has historically been a single tenant building, which is currently owner

occupied. The large open office space is currently not utilized by the current owner.

HVAC:
The entire building 1s serviced by a natural gas fired forced hot water base board
system. There are also 6 HVAC units that service the building providing central air

conditioning and also provides a backup forced hot air heating system.
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Electrical & Lighting:

Reported to be adequate for the current use. It appears the main service consists of a
1,200 Amp entry with several subpanels throughout the building with circuit breaker
panels. There is also a large emergency generator located outside by the parking lot.

Lighting appears to be either surface mounted fluorescent or recessed can lights.

Additional Comments:

The subject property has a total of approximately 86 onsite parking spaces, 3 of
which are designated as ADA spaces. Additionally, on street parking is also
available. Overall, the subject appears to have adequate parking for its current use.
The property appears to be fully sprinkled and appears to have a full smoke and fire
system throughout the entire building which is connected directly to the central fire
statidn. There 1s also a dedicated fire system to a ADP room for fire protection of

computer equipment.

Hicghest & Best Use - As Improved:

In my opinion, as improved, the subject property has the potential to generate a
positive cash flow over the next few years, which would yield a value greater than the
estimated value of the vacant site. Therefore, the maximally productive use of the
subject property, as improved, would be for the existing commercial use as a
professional office building with parking lot. It should also be noted that, in my
opinion, as an alternative use, the subject could be divided into several smaller sized

commercial office units.

Conclusions:

The subject property is considered to be constructed with average to good quality
materials and appears to have been constructed with good quality workmanship. The
improvements are fairly typical for the subject's neighborhood and appear to be fairly
homogencous with other uses in the area. Functional utility for the existing use is
considered to be good as most industrial and commercial uses are currently in fairly
high demand. Therefore, considering the subject’s location and overall condition, it
is my opimion that the subject property does not suffer from any measurable amounis

of external obsolescence.
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AERIAL VIEW — GOOGLE MAPS
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VALUATION PREMISES

General Overview

Every estimate of market value includes a presumption that the appraiser will consider
and judge the applicability of each of the alternative courses of action potentially available to the
decision-maker or purchaser. The realistic alternative choices confronting him (ignoring the

alternative to do nothing) are three in number.

Sales Comparison Approach

The purchaser-investor can acquire through purchase an existing substitute property with
the same apparent utility. The value of the subject property is measured by the price (s) at which
effective substitute properties can be or have been purchased, under similar market conditions.
Analyzing sales data for competitive substitute properties constitutes what is called the Sales

Comparison Approach or what 1s widely termed the Market Data Approach.

Income Capitalization Approach

For income-producing real estate, the purchaser-investor has a third possible choice. He
can acquire a substitute investment whose forecasted income stream has the same size, duration,
fiming, stability, and certainty (or risk) as the income stream forecasted for the subject property.
The present worth or capitalized value of such an income stream represents the value of the right
to receive that income stream. The cost of acquiring a competitive substitute income stream on
the market measures the value of the property rights being appraised. This acquisition cost is

calculated by what is usually referred to as the Income Approach.

Cost Approach

Alternatively, the purchaser-investor may possibly produce or have produced a substitute
property with the same perceived utility as the subject property has. The cost of production of
this substitute property, provided it is market-determined, represents another measure of the
value of the property being appraised. This cost-of-production figure is derived by what is
termed the Cost Approach. |
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VALUATION ANALYSIS

These three alternatives provide the conceptual foundation for approaching the valuation
of property rights in real estate. They are interdependent and interrelated, and they all require
data from the same market. If good market data is available, the value indications of the three
approaches should fall within a fairly narrow range. The three value indicators are reconciled,
and a final value conclusion is made. All three approaches are always considered, however,
depending on the accuracy, reliability, and pertinence of the market data available for cach

approach, only one or two approaches may be utilized.

In the valuation of the subject property, the Sales Comparison Approach has been utilized
as there were an adequate number of comparabie sales with which to develop a valuation
estimate via the Sales Comparison Approach. In my opinion, there is sufficient income and
expense data available from similar competing properties located in the subject's general market
area. The subject 15 considered to be mainly an owner occupied type of property. However, as an
alternative use it could fairly easily be utilized as a multi-tenant type rental property. For this
reason, it is my opinion the /ncome Approach should be weighted fairly equally with the Sales
Comparison Approach. The Cost Approach has not been employed due to the actual age of the
improvements which are reported to be over 20 years of age. This is due to the possible errors
that could result from estimating the amount of accrued depreciation. Typically, the Cost
Approach is only applicable in estimating a value for a relatively new property having an actual

age of less than 20 years.

The steps utilized for each appraisal approach used within this report are summarized in

greater detail at the beginning of each approach.
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SALES COMPARISION APPROACH - INTRODUCTION

General Overview

This assignment is a summary narrative appraisal, and some of the typical narrative data
has been omitted. Due to the lack of comparable data from Manchester, the scope of research

was necessarily extended to other similar communities.

Based on an analysis of the real estate market to include both property values in general
and lease rates, I am of the opinion that properties similar to the subject property, since
approximately the beginning of 2012, appear to have reached a stabilization of values where
neither depreciation nor appreciation rates are truly justifiable. Consequently, in the following
analysis, noting that the comparable sales occurred after 2012, no adjustments were deemed
necessary. All adjustments were made on a unit value and all adjustments were rounded to the
nearest 5% to account for market imperfections.

Analvsis of the Comparable Sales

The following comparable sales indicate a range of value for the subject property of
between $61.20 per square foot upwards to $72.22 per square foot of gross building area with a
mean indicated sales price of the comparable sales being approximately $68.50 per square foot
of gross building area. The subject property 1s considered to be in average overall condition,

iocated in a good central location a few blocks from the immediate downtown Manchester area.

The condition of the subject is considered average overall. However, the large open
office area that was reportedly damaged by water and still requires finished flooring and some
sheetrock work to the lower part of the dividing wall sections. Therefore, a nominal condition

adjustment is deemed necessary to the comparable sales to account for the cost to cure.

A building size adjustment is for economies of scale that may exist between a sale and
the subject property. The theory behind the economies of scale is based on the premise that a
smaller unit or building will typically sell for more per unit value than a larger comparable unit
or building and conversely a larger unit or building will typically sell for less per unit value that a
smaller comparable unit or building. Based on a paired sales analysis of the sales employed, a
percentage adjustment has been applied to comparable B-2 and B-4 to account for differences in
building size as compared to the subject. The subject building is fully ADA compliant. All of
the comparable sales are also fully ADA compliant with either ground access or via a full service
elevator.

Comparable B-1 1s located on Maple Street in Manchester which is considered a fairly
similar location as compared to the subject. The condition of this sale is considered slightly

superior overall to that of the subject due mainly to the required repairs to the large open office
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space of the subject and a nominal adjustment is deemed applicable. This property is serviced by
a full stop elevator to all floors providing ADA access to the entire building. Most other aspects

of this sale is considered to be fairly similar and no further adjustments were felt to be warranted.

Comparable B-2 is the sale of a 57,337 square foot, multi-tenant office and retail building
iocated at 25 Hall Street Concord, NH. The location of this comparable is considered to be
slightly superior, noting that it has some direct exposure to Interstate 93. This building is larger
than the subject property and as such a nominal positive economies of scale adjustment is
applicable. A nominal adjustment is also deemed warranted to account for the larger site as
compared to the subject. The condition of this sale is considered slightly superior overall to that
of the subject due mainly to the required repairs to the large open office space of the subject and
a nominal adjustment is deemed applicable. This property is serviced by a full stop elevator to
all floors providing ADA access to the entire building. All of the remaining features of this

comparable appear to be fairly similar and no further adjustments were felt to be warranted.

Comparable B-3 is located at 32-34 South Main Street in Concord, NH. This property is
a 3 story professional office building with full walkout lower level onto Main Street. The
condition of this sale is considered slightly superior overall to that of the subject due mainly to
the required repairs to the large open office space of the subject and a nominal adjustment is
deemed applicable. The site consists of two lots; lot 2 contains 0.13% acres of land and lot 3
contains 0.61+ acres of land. The building is fully sprinkled with fire/smoke alarm to central
station. Most of the building is ADA accessible with a four stop elevator which includes the
lower level. The property was owner occupied by the State Department of Employment Security
who vacated the property in early 2014. According to broker and a local developer there was
two pending offers near the full asking price of $1,750,000 as of 05/13. The second developer
noted they were going to renovate the entire property and had a tenant lined up to occupy most of
the building. Due to time constraints and other requirements being imposed by the City, the deal
(both deals), fell through. According to the grantee representative who was familiar with the
transaction, the City ended up buying the property for slightly less than the appraised value,
completed for the grantor for marketing purposes. The grantee representative noted in his
opinion, the value paid ($1,575,000) was slightly less than what he felt the market value for the
property was. Therefore, in the following analysis, I have first adjusted the sales price upwards
slightly by 5.0% to account for the slight discount. Most of the remaining aspects of this

comparable appear similar and no further adjustments were felt to be warranted.

Comparable B-4 1s the sale of a commercial office building located on Cilley Road in
Manchester which is considered a similar overall location. This property required adjustments to
account for the smaller building size as compared to the subject. Most other aspects of this sale

are considered to be fairly similar and no further adjustments were felt to be warranted.
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CORRELATION OF THE SALES COMPARISON APPROACH

All of the comparable sales are considered to be good indicators of the subject's market
value, and therefore, no one sale was weighted more heavily than another. Noting the location,
overall condition and onsite parking of the subject property, it is my opinion that the middle of

the indicated value range best represents the market value of the subject property.

Therefore, based on the foregoing analysis of the comparable sales as well as knowledge
of additional sales and listings found in the subject’s general market area, it is my opinion that
the market value of the subject property, via the Sales Comparison Approach, is approximately
$70.00 per square foot of gross living area. This results in an indicated market value for the
subject property as of January 14, 2016 as follows:

20,360 s.f. @ $70.00 per s.f. = $1,425,200
Rounded Indicated Vahue = $1,425,000
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INCOME CAPITALIZATION APPROACH

Overview

The Income Approach is a "procedure in appraisal analysis which converts anticipated
benefits (dollar income or amenities) to be derived from the ownership of property into a value

estimate,"?

The Income Approach, which is related to investor thinking and motivation, is a basic
tool for the valuation of income-producing real estate. It 15 based on the principal of anticipation
reflected in the definition of value as the present worth of all the rights to future benefits
accrﬁing to ownership. The Income Approach 1s practical only when an income stream
attributable to the real estate can be estimated. This income estimate may be developed and
supported by comparisons in the local market or, alternatively, by an allocation to the real estate
of some portion of the total income derived from the operation of an ongoing commercial use in

which the real estate is a contributing component.*

The following outline is a step-by-step procedure which is utilized in deriving a value for
the subject property.
1. - Estimate market rents to derive Gross Income.

2. - Estimate and deduct the vacancy and credit loss allowance to derive the Effective Gross

Income.

3. - Estimate and deduct operating expenses to derive the Net Operating Income for the

subject property {(before debt service and depreciation).
4. - Select an appropriate capitalization method and develop the Capitalization Rate.

5. - Complete the necessary computations to derive an economic value indication by the

Income Approach.

The method used for the income approach is the direct capitalization valuation technique,
which utilizes capitalization rates derived from market data. The methods employed in the direct
capitalization valuation technique are the mortgage equity technique and the debt coverage ratio

method.

3 Byrl. N. Boyce, Real Estate Appraisal Terminology, 1984,
“1BID.
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Direct Capitalization

Direct capitalization is a method used to convert a single year’s income into an indication
of value, in one step. Direct capitalization assumes that the income of a property, before any
interest or depreciation, can be expressed on a constant dollar or stabilized basis. The following
income and expense estimates are based on a stabilized net operating income for the subject

property.

Income Analvysis

Regardless of the capitalization method employed, it is necessary to estimate, on an
annual basis, the potential gross income, vacancy and operating expenses attributable to
operation of the real estate as well as the net operating income for the subject property.
Contained within the following subsections of this report is the basis for the estimates of the

potential gross income as well as the operating expenses for the subject property.

Contract Rents

Currently the subject is mainly owner occupied with some vacant or unused space.
Therefore, no income or expenses information was available. Consequently, in the following

analysis, only market derived income and expenses will be utilized.
Market Rent

Market rent is the rent that a property should receive based upon conditions in the open
market. It is analyzed by comparing the rents being paid for similar and competing rental space.
Market rent can vary from contract rent which is the rent being paid for the property as stipulated
by a lease contract. The subject has historically been utilized as an owner occupied type of
commercial building. However, as an alternative it could fairly easily be utilized as a multi-
tenant office building. These types of properties arc customarily rented on a triple net basis, with
the tenant being responsible for the majority of the property related expenses such as, real estate
taxes, heat, water, sewer. The owner of the building would be responsible for such items as
management, marketing and advertising, reserves for replacements, exterior maintenance, and
any COmmon area exXpenses.

Although a lease can be drawn to fit any situation, most leases fall into two categories,
gross rental lease and net rental lease. In a gross lease, the lessor pays all operating expenses of
the real estate and in a net lease, the tenant pays for all of these expenses. In a modified gross
lease, the tenant pays for one or two items normally covered under a gross lease. These items

can range from utilities, to yard maintenance, but it should be noted that the majority of expenses
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are still covered by the lessor. On a triple net lease, the owner of the property typically pays for
building insurance, property management, some exterior maintenance, and reserves for
replacement, with the tenant paying for the remainder of expenses. For this analysis, I have
assumed that the subject property would be leased based on a friple net basis.

A general rental survey of local area rents indicates an adjusted rental range of between
$6.00 upwards to approximately $14.00 per square foot of gross building area based on various
lease agreements. Considering the subject's location, overall building size and condition, it is my
opinion that the subject’s anticipated rent would be nearest to the lower to middle of the noted
rental spectrum, estimated to be $8.00 per square foot on a triple net basis. Theretfore, in the
following income analysis, I have used market rents and expenses to estimate the net operating
income for the subject property.

It should be noted that typically commercial properties like the subject would have a
higher percentage allocated to the management expense. However, noting that the subject has a
highest and best use to be at least partially owner occupied, which is typically not leased, | have
allocated a nominal expense.

Based on figures extracted from various on-line sources, as well as general conversations
with local area real estate appraisers and real estate brokers, it appears a reasonable vacancy rate
for the Greater Manchester area is between less than 5% to as high as 15%. Considering that the
subject is a good quality office building, it 1s my opinion that the middle of the range is most
applicable. Therefore, in my opinion a 10% vacancy rate for the subject property appears to be
reasonable.

The surmmary of the subject’s estimated potential gross income is located on the

following pages.
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; ESTIMATED OPERATING STATEMENT
: 300 HANOVER STRELET IN
. MANCBESTER, NEW HAMPSHIRE

" Actual/Projected Rent

$-Amount
. 5 162,880
T8 162,880
13 16,288
146,502

% Revenue | i

106.0%

106.0%%

-10.0%

90.0%

- 0.0%
7,200 4.9%
7,200 4.9%

5,864
5,864
1,466

4.0%
4.0%
1.0%
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Market Development of Capitalization Rate - Direct Capitalization Method

Any interest in real estate that has an income stream can be valued by the direct
capitalization method of valuation. Using this process, the value is estimated by dividing the net
operating income by an appropriate overall capitalization rate. The formula for this calculation

is as follows:
Value (V) = Net Operating Income (NOI) + Overall Capitalization Rate (Ro)

The development of the capitalization rate has been based on three methods: the
mortgage equity technique, the debt coverage ratio technique, and the market extraction method
of valuation. In order to properly use these techniques, the appraiser has analyzed several
elements of the market, such as current interest rates, loan-to-value ratios, current market rental
information on similar comparable properties, equity yield rates of investors, holding periods
typically found for investment properties similar to the subject, and the general economic and
financial climate for properties similar to the subject property.

Summary of the Capitalization Rate Calculations

In order to estimate the overall capitalization rate via these techniques, I have surveyed
local fending mstitutions to arrive at typical financial parameters. In addition to this bank survey

I have also utilized periodicals, such as the Appraiser News in order to extract typical rates used

throughout various lending institutions. In the following analysis, utilizing the mortgage equity

technique and debt coverage ratio method, I have used the following parameters.

Loan to Value Ratio 70%

Mortgage Interest Rate 5.0%

Amortization Term 20 years

Holding Period 10 years

Equity Yield Rate 15%

Debt Coverage Ratio 1.30

Appreciation Rate Estimated at 1% per year over the

holding period, noting that some
appreciation is offset by the subject’s
physical depreciation.

CAPITAL APPRAISAL ASSOCIATES, INC,




Capitalization Rate — Mortsage Equity Technigue

Esfrmmp,mﬁg "

Mortgage Ratm
Annual Interest Rate
Amort}zatmn ’I‘erm
Equit Yield Rate:
Hoidmg Permd il
Annual Appreclatlon / Deprecmt:on Rate:

_Rm : Mortgage Censtant =
1/8n= Smkmg Fund H actor
Pi= Contribution Factor =

RATE CALCULATIONS

Welghted Rate Cak:uldtmn o

OverallRate / {LTVxRn}=

"-‘L RATE SUMMARY

D;sc&unt or Welghted:Rate
Overall Capitalization Rate: "

CAPITAL APPRAISAL ASSOCIATES, INC,

70.00
5.00
20.00
15.00
£0.00
1.60

0.0792
0.0493
0.3778

0.0554
0.6450

0.1004

0.6130

-0.6049

6.0825

1.49

10.04%
8.25%

%

%

Years

%

Years

% per year

= Rw

= Re

= Ra

Page - 42




Page - 43

Capitalization Rate — Debt Coverage Ratio Method

The formula to derive an overall rate via the debt coverage ratio method is as follows:

Ro = PCXxRmxM

Where;

Ro = (Overall Capitalization Rate

DC = Debt coverage Ratio

Rm = Mortgage Constant

M = the Typical Loan-to-Value Ratio

The mortgage constant is a rate which reflects the relationship between debt service and
the total principal amount of the mortgage loan.

The loan-to-value ratio is the ratio of the mortgage amount to the estimated market vahie
of the property.

Utilizing this information, the appraiser has estimated a mortgage constant of 0.0792,
based on a loan term of 20 years and a loan interest rate of 5.0%. The debt coverage ratio of
1.30, which seems reasonable and typical for the current economic conditions, has been utilized,
as well as a 70% loan-to-value ratio which is somewhat standard throughout the financing

industry. When these three factors are multiplied by each other, an overall capitalization rate of
7.20% is indicated.

Inserting these financing terms into the debt coverage ratio formula results in an overall

rate as follows:

Ro = DCx RaxM
R, = 130x0.0792x¢.70
Ro = 0.0720 or 7.20%
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SUMMARY OF THE INCOME APPROACH

In estimating the value of the subject property via the income approach, two direct
capitalization valuation techniques have been utilized.

First, utilizing current financing criteria, the mortgage equity technique was employed
and an overall capitalization rate of 8.25% was indicated. The second technique used was the
debt coverage ratio method which also uses current financing criteria. However, the debt
coverage ratio method also utilizes the debt coverage ratio typically used by lending institutions.
The indicated capitalization rate based on this technique is 7.20%. These two rates are further
supported based on figures extracted from RealtyRates.com - Investor Survey for the third
quarter of 2015 periodical “Average of All Property Types”. This survey notes a range in overall
capitalization rates, based on these two techniques, using actual market derived information from
consummated transactions, as reported by respondents based on actual net operating incomes,
was between 3.38% to as high as 23.63%, with an average for the DCR Technique of 9.00% and
an average of 9.69% via the Band of Investment Technique.

Adding support for the above noted estimated overall capitalization rate is a periodical
from the second quarter of 2015, the PwC Real Estate Investor Survey, published by the

Appraisal Institute, the noted Overall Capitalization Rates for Office buildings (considered most
similar to the subject property) ranges from 3.50% to 9.00% with a national average of 6.07%.
Also another study of overall capitalization rates extracted from RealtyRates.com - Investor
Survey for the third quarter of 2015 (latest available), for CBD Office Buildings was 8.20%
which was basically unchanged from the second quarter rate. Most real estate professionals in
New Hampshire who use this study tend to agree that the average discount rates are high for
New Hampshire, as well as the available returns in alternative type and risk investments,
However, in any case, the rate utilized should also consider the risk involved with vacant space
and the quality of existing and prospective tenants suitable for the subject property. Therefore,
noting that the subject is suited for either an owner occupied or a multi-tenant office building, the
overall condition and fit up, as well as the good overall location of the subject property, it is my
opinion a rate nearest to the middle of the indicated rates, estimated to be between 8.00% and

9.00%, is most applicable.

Based on the preceding, it is my opinion an overall capitalization rate of 8.50%, is most
applicable. Therefore, based on these assumptions, the direct capitalization valuation technique
for the subject property is calculated as follows:

Net Operating Income (NOI) + Capitalization Rate (Ro) = Value (V)
NOI - §120,335 + Ro - 0.085 =V - 1,415,705
Rounded Value Estimate: $1,415,000
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RECONCILIATION OF APPROACHES

"Reconciliation is the process of coordinating and integrating relating facts in order to
develop a unified conclusion.” In the estimation of Market Value of the subject property, 1 have
considered the Sales Comparison Approach, the Cost Approach and the Income Approach. All
of these approaches are established and recognized appraisal techniques used in the valuation of

real estate.

The purpose of reconciliation is to develop the most reliable estimate of value based on
analysis of the quantity, quality, and durability of all the data developed. Thus, reconciliation is

a review of the data and the various procedures in which the data is utilized within this report.

Each of these approaches has been reviewed separately by comparing to the others in
terms of adequacy, defensibility and overall reliability. The results of these appraisal methods

are as follows:

Sales Comparison Approach: ...ccccvervenivverecennneen, $1.425,000
Income ApProach: .o $1,415,000
Cost ApProach: ..ot Not Applicable

Each of these values are developed through application, interpretation and analysis of

market data.

It should be noted that the value established for the subject property, based on these
independent but interrelated approaches, is considered to be a good indication of the quality of

the data employed and the accuracy of the value conclusion.

In my opinion, the Sales Comparison Approach typically gives a good indication of
actions of the buyers and sellers of properties similar to the subject property. However, in my
opinion, the Income Approach is also a very good indicator of value, noting the subject is
alternatively considered to be an investment type property. Therefore, it is my opinion that the
Income Approach should be weighted fairly equally with the Sales Comparison Approach. As

previously noted the Cost Approach has not been utilized due to the actual age of the subject

property.

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 46

The Sales Comparison Approach, in my opinion, gives a good indication of actions of
buyers and sellers for properties similar to that of the subject property. Market data is collected,
documented and analyzed in direct comparison to the characteristics of the subject property. A
composite of each analysis for each comparable sale is then correlated into a meaningful market
indication for the subject property. This indication is offered as a price that a potential buyer
might pay for the subject property as of the date of the appraisal. Although it does not directly
take into consideration the income-generating characteristics of the subject property, it does
reflect the income potential of the subject property in an indirect way by comparing the actual
sale price of other similar properties that have been purchased for their income-producing

potential.

The Income Approach, which is related to investor thinking and motivation, is a basic
tool for valuation of income-producing real estate. It is based on the principal of anticipation
reflected in the definition of value, "as the present worth of all rights to future benefits accruing
to ownership”. The income approach is practical only when an income stream attributable to the
real estate can be estimated. This income estimate may be developed and supported by
comparisons in the local market or, alternatively, by an allocation to real estate of some portion
of the total income derived from operation of an ongoing business in which the real estate is a
contributing component. In most instances, investors for properties like the subject, typically put
greater emphasis on the existing and potential income that a property can produce. Therefore, it

is my opinion, the /ncome Approach should be weighed fairly equally.

Based on the foregoing, with the Income Approach and Sales Comparison Approach
being weighted fairly evenly, it is my opinion that the market value of the subject property as of
January 14, 2016, is $1,420,000.
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EXPOSURE TIME

The subject's exposure time is based on a typical effective marketing period for similar
competing properties which have sold. Exposure time is always presumed to occur prior to the

effective date of the appraisal.

Exposure time is defined by the Appraisal Foundation, USPAP 2016-2017 edition (page
195), as “the estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value on the
ceffective date of the appraisal; Exposure time is a retrospective opinion based upon an analysis

of past events assuming a competitive and open market.”

Exposure time is different for various types of property and under various market
conditions. It is noted that the overall concept of reasonable exposure encompasses not only
adequate, sufficient, and reasonable time but also adequate, sufficient, and reasonable effort.

This statement focuses on the time component.

Exposure time is one of a series of conditions in most market value definitions. Exposure
time may vary greatly depending upon a number of factors including the motivation of the
owner, the reasonableness of the offering price, the different marketing avenues, as well as the
amounts and willingness of the local financing markets to name just a few. Because all of these
factors greatly affect the exposure period of a property, it is very difficult to accurately measure

the exposure time for the subject property.

The two best methods of estimating an exposure time are one, through actual sales, and
two, through conversations with local real estate brokers. Conversations with local professional
real estate brokers indicted that most properties, if reasonably priced, should sell within a twelve
month time frame. Also, a review of the comparable sales utilized in the sales comparison
approach, revealed that when the sales were marketed at or near the eventual sales price, the

exposure period was typically less than twelve months

Based upon the preceding, it is my opinion that a reasonable exposure time for the subject
property, based on the previously noted reconciled market value conclusion, would be twelve
months or less. This assumes that the subject would be actively marketed by a professional real

estate broker, at or near the final reconciled value estimate.
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EXHIBITS AND ADDENDA
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IMPROVED SALES ADDENDA
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Address:
Property Type:

Grantor:

Graniee:

Condition of Sale:
Sales Price:

Unit Price:

Sale Date:
Financing:

Date Recorded:
Registry Recorded:
Book/Page:

Confirmation Source:

Lot Size:

Frontage:
Topography:

Road Grade:
Electric:

Water:

Easements:

Highest & Best Use:

Building Type:
Actual Age:
Quality:
Foundation:
Ext. Finish:
Framing Type:
Lighting:
Plumbing:
Walls:
Flooring:
Map/Block/Lot:

228 Maple Street in Manchester, New Hampshire
Office Building, Unit | - Stadium Way Condominium

Maple Valley Manchester Partners, L1.C

Velagala Estates, LLC
Reported to be an arm's length transaction

$2,050,000.00

$76.02 per sf of GBA

10/22/15

$1,640,000 Northway Bank

10/22/15
Hillsborough
8801/1360

Owner/Appraiscr

Deed Type:

Transfer Stamps:

By: BT

Warranty
$30,750.00

Date: 09/15

Mr. Charles Panasis of Brady Sullivan/Capital Appraisal Associates

0.70+ acres common
87+ ft Maple St.
Level

At road grade
Available

Public

None adverse noted
Commercial - Office

4 Story

Circa 1890 renovated
Average

Poured concrete
Brick, masonry
Brick/masonry/steel
Adequate

Adequate
Drywall/sheet rock
Mix carpet/vinyl/tile
107/1

Shape:
Average Depth:
Landscaping:
Road Surface:
Gas:

Sewer:

Zoning:

Current Use:
Effective Age:
Condition:
Basement:
Roof:
Insulation:
Electrical:
Heating:
Ceilings:
Bldg. Size:
Parking:

Irregular

250+ ft Valley St.
Typical

Paved

Available

Public
RDV-Redevelopment

Office/College/Retail
5-10= years

Good

Full/raised, finished
Flat/rubber membrane
Unknown, typical
Adequate
HVAC/gas/full AC
Mostly suspended
26,966+ square feet
Adequate on site

Comments: This sale is of a renovated mill building that has 26,966 s.f. of finished area above grade
(5,617 st on each of the 4 floors), however, the basement area is partially raised out of the ground and
consists of an additional 4,498 sf of finished office area. The building has 1 elevator servicing all floors
including the lower basement level. There were 3 tenants at the time of sale — with only 2,164 sf of
vacant space on the third floor. Overall average lease rate was $7.49/sf NNN with $4.25 allocated to
CAM expenses. There are 50+ parking spaces designated for use by this sale with an estimated total of
220 shared spaces available - the parking is a shared common area with the neighboring bowling alley
which mainly uses the parking in the evening. The property had previously transferred in 2004 with a
reported sales price of $2,100,000. Lease rights to the roof top cell antennas and equipment were sold
circa 2011-2012 for $1,200,000. The building unit then sold in June 2013 for $500,000. The building was
then totally renovated at a cost of over $1,000,000 and leased up prior fo the most recent sale.
(C2900D-34A; App. 15-432, Job 16-9)
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PHOTOGRAPH AND LLOCATION MAP

Identification: 228 Maple Street in Manchester, NH
Photograph Taken by ET circa September 2015

Identification: Location Map of the Comparable Sale
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COMPARABLE IMPROVED SALE B-2

Address:
Property Type:

Grantor:
Grantee:
Condition of Sale:
Sales Price:

25 Hall Street in Concord, New Hampshire
Office/Retail Building - Gateway Center

Concord Gateway Partners, LLC

Granite State College

Assumed to be an arm's length transaction
$4,830,000.00 * Reported Contract Price

Unit Price: $84.24 per sf of GBA
Sale Date: 07/28/14
Financing: Cash to seller
Date Recorded: 07/28/14
Registry Recorded: Merrimack Deed Type: Warranty
Book/Page: 3449/0957 Transfer Stamps:  $72,450.00
Confirmation Source:  Manager/Appraiser By: ET Date: 05/13

Mr. Brad Abel of Colliers International/Capital Appraisal Associates
Lot Size: 2.08+ acres Shape: Irregular
Frontage: 336+ fi. Average Depth: Varied
Topography: Level Landscaping: Typical
Road Grade: At road grade Road Surface: Paved
Electric: Available Gas: Available
Water: Public Sewer: Public
Easements: None adverse noted Zoning: Gateway Performance
Highest & Best Use: Commercial - Office/Retail
Building Type: 3 Story * Current Use: Office/College/Retail
Actual Age: Circa 1987 Effective Age: 5-10% years
Quality: Average Ceondition: Average/Good
Foundation: Poured concrete Basement: Full, finished
Ext. Finish: Brick, masonry, stucco Roof: Flat/rubber membrane
Framing Type: Brick/masonry/steel Insulation: Unknown, typical
Lighting: Adequate Electrical: Adequate
Plumbing: Adequate Heating: HVAC/gas/full AC
Walls: Drywall/sheet rock Ceilings: Mostly suspended
Flooring: Mix carpet/vinyl/tile Bldg. Size: 57,337+ square feet
Map/Block/Lot: 15/2/10 Parking: Adequate on site
Comments: This property is a three story professional office/retail building with full finished

lower level. The buildings main tenant is Granite State College, who purchased the property.
The College occupies approximately 72% of the leasable space with the remaining space
occupied by a number of smaller retail, service or office tenants, such as Remax, a physical
therapist and an investment company. The site has good visibility on Hall Street as well as on
Water Street (Route 3) and Interstate 93. The building 1s fully sprinkled with fire/smoke alarm to
central station. The building 1s ADA accessible with a four stop elevator, which includes the
lower level. Uses for the subject may be for the continued use as a college or potentially as a
multi-tenant retail/office complex. It was reported the college may expand is use of the space as
tenants leases expire. Previous sale 05/10/04 - $4,300,000, from 17-29 Hall Street, LLC.
(C2900D-33; App. 13-228, Job 15-27)
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PHOTOGRAPH AND LOCATION MAP

Identification: 25 Hall Street in Concord, NH
Photograph Taken by ET circa May 2013

Identification: Location Map of the Comparable Sale
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COMPARABLE IMPROVED SALE B-3

Address: 32-34 South Main Street in Concord, New Hampshire
Property Type: Office Building

Grantor: State of New Hampshire - NH Dept. Employment Security
Grantee: City of Concord

Condition of Sale: Per the grantee rep. the sale was sl. below market value *
Sales Price: $1.575,000.00 *

Unit Price: $69.14 per sf of GBA

Sale Date: 10/30/14

Financing: None noted — City of Concord acquisition

Date Recorded: 10/31/14

Registry Recorded: Merrimack Deed Type: Warranty
Book/Page: 3460/0218 Transfer Stamps:  None required

Confirmation Source:  Broker/Appraiser/Grantee By: ET/TRD Date: 05/13 & 02/15
Broker B. Jolicoeur, Cowan & Zellers RE/CAA/M. Walsh - City

Lot Size: 0.74+ acres in total® Shape: Fairly rectangular
Frontage: 123= ft. Average Depth: Varied
Topography: Level Landscaping: Minimal

Road Grade: At road grade Road Surface: Paved

Electric: Available Gas: Available

Water: Public Sewer: Public

Easements: None adverse noted Zoning: CU Urban
Highest & Best Use: Commercial - Professional Office

Building Type: 4 Story * Current Use: Office

Actual Age: Circa 1930 Effective Age: 15-20+ years
Quality: Average Condition: Average
Foundation: Granite/Brick/Concrete  Basement: Full

Ext. Finish: Brick veneer & glass  Roof: Flat/T&G rubber
Framing Type: Brick/metal/wood Insulation: Unknown, typical
Lighting: Adequate Electrical: Adequate
Plumbing: Adequate Heating: HVAC/gas/full AC
Walls: Drywall/sheetrock/panel Ceilings: Mostly suspended
Flooring: Mix carpet/viny] Bldg. Size: 22,780+ square feet
Map/Block/Lot: 34/3/3 & 2 Parking: Adequate/2 lots

Comments: This property is a 3 story professional office building with full walkout lower level
onto Main Street. The site consists of two lots; lot 2 contains 0.13= acres of land and lot 3
contains 0.61:+ acres of land. The site has good visibility on Main Street as well as on South
State and Fayette Strect. The building is fully sprinkled with fire/smoke alarm to central station.
The building is ADA accessible with a four stop elevator, which includes the lower level. The
State Department of Employment Security vacated the property in early 2014. According to the
broker and a local developer they had two offers near the asking price of $1,750,000 as of 05/13.
The second developer noted they were going to renovate the entire property and had a tenant
lined up to occupy most of the building. Due to time constraints and other requirements being
imposed by the City, the deal (both deals), fell through. According to the grantee representative
the City ended up buying the property for slightly less than the appraised value, completed for
the grantor for marketing purposes. The grantee representative noted in his opinion, the value
paid was slightly less than what he felt the market value for the property was. The property was
on the market for 180 days. (C2900C-66; App. 12-704, Job 15-27)

CAPITAL APPRAISAL ASSOCIATES, INC,




Page - 55

PHOTOGRAPH AND LOCATION MAP

Identification: 32-34 South Main Street in Concord, NH
Photograph Taken by, TRD December 2012

L

Identification: Location Map of the Comparable Sale

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 56

COMPARABLE IMPROVED SALE B-4

Address: 345 Cilley Road in Manchester, New Hampshire
Property Type: Office/Medical Building

Grantor: Hassells End Properties LLC

Grantee: Peerless Properties LLC

Condition of Sale:

Reported to be an arm's length transaction

Sales Price: $420,000.00

Unit Price: $84.24 per sf of GBA

Sale Date: 10/14/15

Financing: $336,000 Triangle Credit Union

Date Recorded: 10/14/15

Registry Recorded: Hillsborough Deed Type: Warranty
Book/Page: 8798/2302 Transfer Stamps:  $6,300.00

Confirmatien Source:

Broker/Public records  By: ET Date: 01/16
CB Richard Ellis/New England, Chris Healey (626-0036)

Lot Size: 0.45+ acres Shape: Fairly rectangular
Frentage: 198+ feet & 97+ feet  Average Depth: Varied

Topography: Level/sloping Fandscaping: Typical

Road Grade: At road grade Road Surface: Paved

Electric: Available Gas: Available

Water: Public Sewer: Public

Easements: None adverse noted Zoning: R2-Res 2 Fam.
Highest & Best Use: Commercial - Offices

Building Type: 2 Story Current Use: Office

Actual Age: Circa 1970 Effective Age: 20-254 years
Quality: Average Condition: Average
Foundation: Poured concrete Basement: Slab

Ext. Finish: Brick, masonry Roof: Flat/rubber membranc
Framing Type: Brick/masonry/steel Insulation: Unknown, typical
Lighting: Adequate Electrical: Adequate

Plumbing: Adequate Heating: FHA/gas/elec/full AC
Walls: Drywall/sheet rock Ceilings: Mostly suspended
Flooring: Mix carpet/vinyl/tile Bldg. Size: 6,176+ sf per tax card
Map/Block/Lot: 370/079 Parking: 36 on site
Comments: This is a multi-tenant class B office building with walkup access located on a

corner lot at Cilley Road and Wilson Street. Excellent visibility with easy access to the
Downtown area as well as the Interstate system. Each {loor may be accessed at ground level

with separate entrances due to sloping terrain. Fully air conditioned and features 4 separate units
and gas heat. Currently two tenants, a dental practice and massage and fitness center. At time of

sale there was one vacant space of approximately 3,167+ sf available, which was last utilized by

Elliot hospital as a pediatrics center. Asking rate of $14.00 psf modified gross.

(C2904-30A; Job 16-9)
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PHOTOGRAPH AND LOCATION MAP

Identification: 345 Cilley Road in Manchester, NH
Photograph Taken by Google Maps

345 Ciiley Rt
Manchester, {H

Identification: Location Map of the Comparable Sale
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RENTAL SURVEY OF COMPARABLE OFFICE/RETAIL RENTS:

- LOCATION

s

. ADDITONAL COMMENTS

228 Maple St

5,617 5. Office

38.75 per s.£

Leased 03/03/15. Office space m receptly renovated 4 story 27,000 SF muti-

Manchester, NH NNN tenant office building. Overall Tenants pay own heat & electric plus additional
CAM charges estimated to be approximately $4.00 per square foot. Overall
considered fairly similar 1o the subject,

835 Hanover St. |1,501 s.f Office| $10.0¢ por s.f |Leased 05/26/15. Unit in 3 story professional ofice building. NNN reat phis

Manchester, NH Condo NNN electricity. CAM (2011) $3.22 psf, Taxes $1.99 psf. Overall, considered
fhirly simitar to the subject property.

66 Hanover St. | 1,200 s.fOffice| $10.00 pers.f [Leased 10/08/15. Ground floor unit i larger 3 story 82,3004 sfoffice

Manchester, NH Mod Gross  {building. Tenant pays utilities. Overall, considered firly simifar fo the subject
property.

66 Hanover 8t. |1,938 s.£ Office} $12.00 per s.f. {Leased 10/08/15. Third floor office suite in larger 3 story 82,300+ sfoffice

Manchester, NH Mod Gross  (building. Tenant pays utilities. Overall, considered fairly simitar to the subject
property.

1850 EmSt.  |1,800 s.f Office| $12.50 pers.f [Leased 03/12/15. Class A 2 story 21,000 sf office building on Fim Street.

Manchester, NH Gross Rents are full gross mekides everything, ADA accessible enits. Qveral],
considered fairdy saniler to the subject.

1830 Elm St.  |3,000 s.£ Office| $12.50 per s.£ |Leased 08/13/14. Class A 2 story 21,000 sfoffice building on Elm Street,

Manchester, NH Gross Rents are full gross mcludes evervthing. ADA accessible wnits. Overall,

considered fairly similer to the subject.

55 Bridge St. 1,609 to $13.00 per s.f |Offered for lease, 3 story office building. Various size wiits or the whole
Manchester, NH 10,800 s.£ Mod. Gross  (building available. Potential sizes 1,609 sf; 2,001 sf, 3,400 s, 3,700 s£ 7,101
Office sfor the entire 10,800 sfbudiding, Space will be renovated to suit the needs of]
tenant. Overall, considered fairly similar to the subject property.
22 Concord 8t {3,400 s.f, Office; $12.00 pers.f {Offered for lease, Class A 4 story bldg, Suite 4, fourth fioor available.
Manchester, NIl NNN Tepants pays heat & electric. Overall, considered fairly similer to the subject.
186 Granite St 4,000 to $14.00 pers.f. | Office space on 1st, 2nd & 3rd floors offered for lease. Overall, considered
Manchester, NH | 20,000 s.£ Mod. Gross iy simlar (o the subject property.
Office
1230 B St | 3,702, 4,854 &| $8.00 pers.f [Class A office space offered for lease. Base rent plus CAM. Overalf,
Manchester, NH 5,753 s.{ Office NNN cousidered firly similar to the subject property.
908 Hanover St § 73910 1,486 | $9.00 pers.f |Offered for kase. Condo Units in 3 story professional office building. NNN
Manchester, NH s.f Oflice NNN rent plus electricity. Cam & Ins $1.51 psfand $200/month condo fee.
Condos Overall, considered faily simlar to the subject property.
250 Commercial 1,650 10 $6.00 to $12.00| Various size wnits fom 2,200 to 8,695 sfof office/retail space on 1st, 2nd &
St. Manchester, 10,500 s.f pers.f Mod.  |3rd floors offered for lease in historic Warnbee Mill complex, Overall,
NH Office Gross considered shightly inferior to the subject,
377 Ehm St 6,000 5.1 $11.00 pers.f [Offered for lease. Ground floor space in larger 11,000 sfbuilding. Rent
Manchester, NI1 | RetaillOffice Mod. Gross  |includes taxes and insurance, Tenanis pay separate wtlities plus prorata share

of CAM expenses. Overall, considered fairly simdlar to the subject.
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SUBJECT ADDENDA
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SUBJECT PHOTOGRAPHS

Google Earth - Rear of the subject property
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Exterior - Front of the subject property
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SUBJECT PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS
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Hanover Street, westerly
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SUBJECT PHOTOGRAPHS

Derryfield Lane, easterly
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Hanover Court, southerly
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SUBJECT PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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SUBJECT PHOTOGRAPHS

Typical Interior
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SUBJECT PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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Typical Interior
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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SUBJECT PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS
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TAX CARD - SUBJECT PROPERTY

BOSBIL  Janes pET U, DY SyEeay pany ey paing [y leeg (i) peey e g
o
3
!
!
06 T e mes | w SrEd spr ] BT B0 EEE s lewrsel o DIRVLNON Q6 )
il RN P YWY RRERIT O AT | i, iy =0 m.af. dp| |aoiHd v E%.E Lol ] ARy [ EEa
ik na o 15} 8 5 : fAe] 0 i =nla
. . E&Nh.um..w? OLLETIEA INET mm.e_md
“diing Jmy 1 Koy % EESEA QI
“dsiay Jm) I L E11 SMITAG08 | o
wdeiey aet] s suspy % A | SRS | MO I AOKRY o1 FOUTHEND [FAT ppowsy  ny SI0ZisIe | SLTe-ch
RGO F F ol ) BT Ei ) R SRRy, CULF WG | Gy . | e TNy SRR i L fi i
ANOLETE OV AEIRTA : GHOFIT LI DT -
DOT S0EL ange 4, [roang pasysady yue ) N
o JolEsaY
R
N powoy; HoRTTEA ALFHOOER INTNA TN BLVES
I BR{E A, (2ing passeddyy (aa g Al
A nigirp pas masads SEHLON
oS LE (Bpyry onjua, purr] pasmaddy 4 ! m | -
il {Apal sage, S“._ £ pespusldy FTRIN) BV aL, {BFIY N RO P R el
BT LB snpes, £y gy prmmeddy ! . FOGHNGETOIIN SNIRTIEsy . :
1155344 i [Pk anga, Bpisl “w“.?_ﬁ.;rmf. il
. AEFIAS BT QISIFHALY
ER ) T T G e JARONE e T IEEE
JOSTACRE A ANEIRGEY BINE B 4 g codpapnoaon SIRinET s L ] SN ARy AL AT
[T O e T FEFRL [BATENE T ST
I G4 [EIngsars
B B35 |ELET006'RT1
Ol i s BT il o B WSV NYIE Y
) e T K Ll 4 [nestaTig YRDLLLGE DRI
{4 Mﬁmﬁt Emgmmmhuﬁﬁuﬁimmm e Eeii ._wq__qv.w. T HEVE FTRS | JOFET-N S AR TG IO GHOITN
Gez R oL Rt e SELS TS F0E I SR
on  dagmientes s
CERsRTED i Ry DEHI
KDy ASTRE &% pmag]
A AT 0 ey
AT ROCETTY s pnpy pawy
£ = VIRV MO AYY ‘alei SV FELLIDENY
¥ LR T T
oo (e, By, E | o8 - oon 1010
5 o a : 3 NTT1 XS - EIHLOY ! A 4%
o AR et Pl T a;,.” . ETH RS INAWAC TN 40 L2,
[ Fupmg pastaisy | Mg Seioddy ] %%ﬁ poang § ST Y] 2437 1 g 5 40 RLVAE
N R I 2= R (I LR A T 1 FINHUINGED
SFTY SEBTEAES Ewﬁwﬁ.ﬁ P § pal g oLoesn Yoy cadpg SQERLSLGTH FUMFY BLGT Y OB s

LY EI8TY AR

ey Hpig

F 500 # FEG0Y BT VI

L5 FAADWNY Y (i rmoneoy Hsaderd

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 77

TAX CARD - SUBJECT PROPERTY
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Smmiw, a2 su:awih Mﬁén Em‘e.at-, Cﬂﬂc@ NH 3301 @35? W ih Warmnm
Covenanis, the following resl propert 'Ls;h the buildings and mgrevements

tharson, in Manchester, Hilsborough Caunty, New Hempshire bounded and
5 descrbed as fﬂﬁ{ﬁf& 23 E

Thres ;wrmaja of tand o the norcherdy side of Manover S‘trwt in Manchaster,
County of Hi!lsbﬁwugh State of Mew Hampehire bounded mfi desgoribed o5
odlonars:

Temet |

Beginnlng *tha southwest cumérc of the tract conveyad herein, ssid point
alzo being the satthesst cormer of Trwi”& hereinaltler Ssscﬁ!bﬁﬂ

Thenes northerly one hendrad ﬂwgnwwflwe 126} feat by the sagierly jine o
zatd Traot 2 0 & GASSAgRWaY!

Thenos asstarly altog te atauthsﬂv; fine of vaid passageway forty-nine (49
feat, miore o £asg, t;:s fand now of {mma‘rw of Dargion

Thgeen 5o Mherlrg By thas we&ww amg of tand of said Q?zgm ors hundead
twanty-diva {128 f&ﬁm #5 the noriks side of said Hanowsr E*‘&f%t“

Thence w:aﬂmrw forty-nine (49) fest, more or less, b I%sﬂ northerly ne of
paitl Hanowver Strdlit 1o the poiet of haginning. ;

Traat 2

g-j -

A certgin want ot tardd with the hinrs:imgg theres, mtums*t:s in Manchester,

Courty of Hillsharough, State of New izﬁam;:ushgm, arwd mors sertieulary desorbe
gy Toflows, B0 weits

ag0 1 MZLESH

Southerly on Hanover Street, 'thfg_)g hundred ons (301} feat;

Westerhy on a twanty [20) foot %:mn%: strest or ;mﬁ%g&wav, thara rrswmmng
weue handesd twaﬁw Forg {125} foat;

OFE 1‘3{11} fa&tf
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Mortherly b i twirity foot passsgeway, there measuring fifty-eight (58} feer;

Weastarlty byl {amd formerly owned by Walter Noal, tkmm maﬂsurmfg orig
henndred and n:wemﬁ?—fwa £1265 fest. ;

Tmcts T ond F are the same premises as @escr‘m&d in Wsrrgnty Deed
from Bertha Trms%‘?i,an Fallrnam 1o .tamm:ﬁ Tratarnon dated a@s;ﬁﬁ 14, 1380 and
resurded in mehm‘mgh Courdy Regast@' of Dseds in Book 2785, Page 0023
Tract 3 are the seme pramises ﬂaﬁww&?fi to the grenter by deed recorded In sald
Reglatry in Book 2880, Page 36, b

e
Fruradt

The foregoing premdsses st not ﬁiimﬁﬁtem proparty.

IN WITNESS WHEREOF, Jason E*ii

: gisman has gweinided the foreaning on
5 gty 28 | 1ese.

Qm}é’ -'“ A A By
Jason &aTJmsmn

fma az:t ared de&d

GRO1dEL65HM
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ENGAGEMENT LETTER

FORM NUMEER £-37 fversion /5]

Motiee: Thix agresinant and afl of e mitschments hal) beeepae puble upon subimbsion to Govemar and |
Excontive Counedl for spyproval, Any information hat & private, corfidential or propristary must
b clearly identified to the sgeney sd apreed 1o in writing prior 1o shening the contract.

AGHEEMENT
The Ste of New Hampsliire and the Contractor Teruby muteslly agres os follows:

GENERAL PROVISIONS
B IFENTIEICA TN,

LE Srte Agency Name 12 Btare Agency Address
NH Empleyment Security 45 Bouth Fouit Streot, Conooed, NH 63301
1.3 Cossmractor Hame ' 14 Conwactor Addreys
Capitel Appraisal Associnges, Toc., VO # 136083 28 Boath Fruit Sireet, Concord, NH
15 Contractor Phons J 16 Avcaums Nomber LY Completion Dtz 1.8 Price Linbation
Hesisshay ;
H03-228-9040 i G102 B3-508-257 Hnvoary 15, 3316 84 000005
1% Conracting Officer for State Aperoy "i L0 Smte Agency Talephone Mmber
Gearge N, Copadis, Commiissinner E03-228-4000
F11 Contrastue Signamés ' T2 Neme #nd Tiths of Coutravtor Sigritory
o™ % 4 — Timothy R. Daadels, President
ENE; " ArkTpwledgemen; Sirte of WE «County of  Mereimank '

On Dec. 1B, I0IS, before e usdersigned sfficer, pecsonsliy pptared the person jdemsffled in Woek 1.2, or setigfectorily
nroves (e e the g s is signed in block 1.1, and acknowledged that sthe exieutod thie docimrent in the capacity

| inidlestod , o B
;L1533 S he P&SE{’:

[z—zzﬁﬁ &’ %ﬁmqffw

1 %wﬁgﬁace "

I: %T . RIS Neme and Title of State Agency Signatory
ot M Bate: | o ﬁ}}*{ Gearge ¥. Copadis, Commigsioner

LA .
146 Approval by the W.H. Departrrent of Ademindstraticn, Division of Personned (i appiicobiz}

By _ Direnior, Om;

LI Approval by the Atterney Genera) {Form, Substance and Execuriony (17, appinabiy)

B Oy

LI Approvat by the Govermor and Execotive: Cowaril 15 appiicaile)

B O

Page 1 af4
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2. EMPLOYMENT OF CONTRACTORSTRVICES TO
BE PERFORMED. The Siate of New Hempshire, seting
through the agency Wentified i block 1,1 (“State™), ETHEHYCE
etntretor Jdeatified in Block 1.3 (“Contractor™} 10 perform,
2nd the Contracter sheil perfirny, the work er gale of goads, or
both, identified and more particularfy desoribed in the attacked
EXHIBIT A which i incorparated herain by referanes
Flervices™).

3, EFFECTIVE BATECOMPLETION OF SERVICES,
3.1 Nowwihstanding say provision of this Agroemtent to 1he
canteary, amd subjoct to the approval of the Governor ane
Executive Councl of the State of New Hampshie, if
appheshle, tis Agroemen, and alt pblizations of the parties
ferotnder, shat] beeome effiets on the dage the Governor
and Executive Counell spprove this Agveerment as indieared i
blook 118, unless wo such approval fs required, i which case
the Agresment shall become effective on the dats the
Mgreement iz signed by the State Asency as shown i blisck
FH B ffserive Daney,

32 I the Contracter commenees e Services prior to the
tiffestive Date; all Services performed by The Contractor prior
t: the Effcotive Date sholl be performed at the sole risk of the
Cuntracior, and in the event that this Agreement docs ot
baxarne effective, the Stale shol have ne Habiliey to e
Cerniractor, inefuding whheat Haestdon, any obtigation fo pay
the Cantractor for gy couts owrred oy Services performed.
Comirsctor must eomplets all Services by the Completon Thate
specified in block 1.7,

4. CONDITIONAL NATURE OF AGREEMENT.
MNotedthatarding ey provision of this A greemont to the
conirary, afl obligations of the State heremder, inchsd ng.
witfuut Hin ation, the contimation of Py rents herovmder, ars
costingent upon the svafability md comtinged appropriation
af fumils, and dn o evertt shalf the Sate he Hable for Y
priytiedits hereutrder in axooss of sucl availsble sppropristed
fumiy. 1n the event of a reduction or terminstion of
apprropriated fimds, the Sute shall bave the right to withhold
paytnent urtit sich fds become svaitable, 1 over, and shafl
hipwe the right to fnmindte tis Agrecment fmmmediztely mpon
giving the Contsactor notics of such termination. The Swte
shall not be required 1o transfer finds Borm asy oller acsolst
1 the Acvount idemified fo Bosk 1.6 in the evont funds in tha
Ancoa ar reduced or unsvailabie,

5 CONTRACT PRICEFRICE LIMITATION
PAYMENT.

3.1 Ths contrast price, mathod of payment, and toms of
paymend gee identified sind wore perticulaty described in
EXHIBIT B witich is incorporated herein by reference.

5.2 The pagsment by the Stee of e contraet price shell be the
oaly end the complete refmbursement 1o the Contractr Tk al]
epeniey, of whiskever natuee fncurred I e Comtractor in the
performanee lwereof, snd shall be the onby and the envspluin
eompensation o the Contmotor for e Servicos, The Sinte
shatl have no labiliey w0 The Contracsar ofber dhan the contrmee
price.

Page 2 of 4
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5.3 The State reserves the right i offiet Fom sy mmeunts
otfierwise payabiz t the Contractor under this Agreement
Bt guidated amousts reguired or peemitted by N.H. RSA
80:7 throngh RRA §0:7-0 or asmy other provision of law,

3.4 Norwithstznding eny provision in this Agreement fo the
coniFary, and notwituanding naedpeetnd sirownstanoss, in
a0 evend shalk the total of all paymens muhorized, or somally
smade heretmidar, exceed the Price Lititation set forth e blogk
1.8,

G COMPLIANCE BY CONTRACTOR WITH LAWS
AND REGULATIONS BGUAL EMPLOYMENT
OPPORTUNETY.

6.1 In contection with the performance of the Sarvices, the
Conemetor shall comply with slf statutes, Tews, repulations,
ard ordets of Tedoead, state, county or rmn wipal authoriiics
which impose any obligarion or duty wpos e Contretor,
including, bus nos limived to, sivil righss amd equal epTorRnity
laws, This rnay inelude the requirement o utilizo staniliary
alds and services to ensure that persons with commuication
disalliiics, incluging wision, hearing wnd speach, can
CormunaRices with, receive information fromy, and comvay
indormation bo the Contractoe, [n sdditfon, fhe Contractor
shall comply with a1t 2pplicable copyright laws,

.2 Dirring the term of this Agreernent, the Contzactsr shall
mrod diserimineste sgaieg emplevess or spplicnts for
smployment bavause of raes, color, retigon, creed, agg, sex,
handicap, sexusl orientation, or aational origin and will ke
afffrmative action o prevent sueh diseriminztion.

4.3 B this Agresment is Tunded in any part by monies of the
Untezd States, dhe Contractor sbalf comply with 2 the
prawisions of Exesutive Order No. 11246 [“Bqual
Emplaysrent Oppertiniey™), ns suppheemented Ly o
mgulations of the United Sates Depariment of Labar 41
CFR. Part 50), and with any rules, regutations sad puidelings
5 the State of New Huapshire or the Usited States fsspe to
implement thiese reguiations. The Contrastor further HYTORE o
peril the State or Liniled Siates acesss 1o amy of the
Lontuetor's books, records and accounts for the purpsse of
ascertmining eompiiance with o mies, repulsions asd orders,
and the covananis, terns and conditiats of this Agresrnant,

T PERSOGNNEL,

.1 The Contrastor shali at s own sxpense provide aft
personnel necessary to perfonm the Services, The Contctar
werranls that alt personnel engaged in the Sarvice: shall be
qualified o perfons the Bervicos, and shall be properiy
ficensed mad otherwise aothorized to do s undar 2] appiicalle
[,

7.2 Unfess atherwise autborized fn writing, during Se torm of
thils Agresment, s for & period of $ix {6} meorahs aftey (he
Comapsberion Dare i block 1.7, the Contractor shil] nof Rire,
and shell not pernls sny subcontractar or sther erson, frm o
enrporetion with whom it is engaged I & combined afford to
pesfor the Services o hire, any person who bs 2 State
srnplovie or efficial, swho is manerial ty invelved in the
procursnent, admindsteation ot perfrmance of thig

Contractor fnitials ,;:Sj?_wiil
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Ageserant. This provision shalt survive termination of this

A ZrERINENL

1.3 The Comiranting (fiver specified in bocl L9, or his o
her suecessor, shiall be the State’s mpresentative, in the event
oof atty' dispude conteming the interpretation of this Agreement,
the Correcting Officer’s derision shigll be Mna) for the Siate.

& EVENT OF DEFAULT/REMEDIES.

£.1 Any one or more of the Mfowing acts oe omissions of the
Contragror shall constinte s event of defaslt hereundar
{~Event of Defaci™;

.11 fadlure lo perform the Serviess sarisfactorily or on
sehedude;

8.1.2 fhilure to snbmit amy tepost required heramnder; andior
£.1.3 failuce 1o porform: sey ather covenaat, term or condition
af this. Asrepivant,

8.2 Uit thiee gecarrencs of any Event of Defbuk, the Siate
iy take any me, or move, or ol of the Tollowing actions:
&2.1 jrive fhe Coniractor & writen notice specifiing the Event
ol e fanlt and reqaicing it wo be remedied within, in the
zhsence ol 3 gregier or lesser specification of time, fhizty {30}
days from e date of the actice: and i the Evant of Defask iz
ant Haely remedled, ferminate this Agrecnent, effective twe
{3} days after ghving the Conerctor notice of termination:
8.2.2 ghe the Comiractar & written nutics specifying the Bvent
of Default and sospending 50 pavments to be wade undor this
Agractrent and vrdaring Sat the porton of the eontract price
witich wonid otherwise acssue o the Contractor dirring the
pertond from the dase of soeh sotce witll suck fime as e State
determines that the Comtractor has cired the Bvent of Defiuly
shialf never be paiil to e Contracton)

8,23 eat off apuinst any other obligarions the St THEY (v T
e Coatracior any dunzages the State seffers by reason of any
Event of Defiut; andior

824 treat the Agreemunt as brewche and pursse any of iz
remedics sl law or i cguing or ol

% DATAACCEESCONFIDENTIALITY/
PRESEAYATHIN,

9.1 As wsed in thiy Agreemem, the word “dete” shed] mese 211
infbrmation and things developsd or chiained diring the
perfertmance of, or acqudred or developed by reason of, this
Agrevment, inebuding, but not timited w, wll studies, reports,
files, formmiae, surveys, maps, charis, sound recordings, video
revevdings, pickorial reproductions, dre dteos, anabvses,
graphic represeutitions, Computer Programs, SOTpETEE
wrintouts, notps, lefters, meraorands, papers, and dotiments,
il whesher findshed or unfinished.

22 Al duta and any property which has been recelved from
thi: State or purchased with fnds provided e that DIHTHSE
snir this Agreement, shall bo the property of the State, and
shall be returmed o the $lates upon demand or wpon
sermnination of this Agresment for any reson,

&3 Confidentiality of date shat] be sovarnied by N, Bsa
clupier ¥1-A or oter existing law. [¥selosore of dats
Teuquines prior writtes approval of the e,

T TERMINATION. in the event of an varly termination of
this Agreeennt for any rexsor sther than the completion of e
Servioes, the Contraeter shall detiver to the Conirasting
Officer, nos later thus Bfnen (35) days afier e date of
tepmination, & report (*Termination Repor™) describing i
desil ol Services performed, and the contaet price samed, to
and wcluding the date of termination. The fmn, sbjoc
migkter, sontent, und number of coples of the Termimtion
Report shall be ideatical 1ir fhose of any Fina Report
deseribed i the asehed EXHIBIT A,

11 CORTRACTOR'S RELATION T4 THE 8TATE, In
the performanca of fhix Agreement the Contracter s i a3t
respects aq independent contvactor, and i peither un auEnt oY
an eplayss of the State. Neithor the Contractir nor asy of it
afficers, erplovees, agenis or members shal! have FuUthrity i
Birl the State or receive sy Denefits, warkers® sompeasation
or other emaluments peovided by the State to ts smnployers,

1% .ASS]GNMENT{[I*ELEG&TT{INTEU%(}HTRACT&
The Comractor shall not assizgn, o offierwise ansi ey
interest in this Agreement withowt die prior written fofiee sl
comsent of the State. Mone of the Servicss shall be
subconrasted by iho Contrastor without the prigr wrision
rotice wnd consent of the Stang,

13, INDEMMIFICATION. The Contmactor shall defend,
invdemintle and hold harmisss the Btate, [ty offfoers and
empleyses, ffom and againgt any and a8 Tosses suffered e the
S, B offivers aid employes, and any and 2l claims,
lizhilities or penalties assered apainet the Sote, its oficers
ane employess, by o on beludf of any person, on aceount ef.
bused or resuleing from, arisiag ow of {or which trizzy be
wladimed to arise oot of) the asts or omissions of the
Contranr. Norsithstanding the forceoing, nothing herein
cvmtained shall be desmed to constilute & waiver oTthe
siveteign immonlty of the S, which Imsmnity is hereby
reservied te the State. This covensnt n pargmph 13 sad]
survive the tormington of this Agrooment.

14 INSURANCE.

1.1 The Contractor sholl, af its sole e, ohbin sl
mafntain in force, and shall reguice any suboenitrectg or
asignes to obtain and maluals in frce, e fol fowiag
insEmice;

LY comprebensive general labiiiny fmoranee agains alk
aduirms of bodily infury, death or property demazs, s amounts
winet Jess dan $1000000ner socartance and 2,000,506
spgrepnte | and

4.1.2 sperial canzz of Jows coverage form covering afl
propesty sublect to subparagraph 2.2 heretn, in an smoast nat
fim thon $066 of the viole replacetnent value of the property.
14.2 The policies deseribed in silymragraph 14.1 hareiy shall
be on peticy forms and endorsements eperoved far s in the
Stnte of New Humpshire by the ML, Depsrement of
Insiance, and fssued By insurers censed it the State af Mw
Harnpshire,

Pape 3 ol 4 ¢

CAPITAL APPRAISAL ASSOCIATES, INC,
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143 The Contracior shafi fumish 1o the Comtracting {HTicer
identified in block 1.9, orhls or her suceessor, a certificate(s)
of insurance for all insurance required under this Sgresment,
Connzctor shill adzo farnish fo the Cowtracting /¥oer
ideniftedd in Bloek 1.9, o7 his or her suceessor, certificate(s) of
insurance Tor all renewalls) of nsurance respafrod vunder this
Agprerenont vn later than Giirty {303 days prior o the sxpirstion
date of each of the insurance pelicies, The sortificate(s) of
sy and any renewsals thereof shall be stbached and are
incorporated herein by reference, Bach centificatefs} of
insizrence shall contain 2 claise requiring the insurer to
provide the Cotracting Officer ideatitied i block 1.9, or his
o her suboezsnr, nie Jess than thivty £30) days prior written
notice of cansetlation of modifiestion of the policy.

L WORKERS COMPENSATIHON.

H.1 By sigming this agreement, the Conmactor LS,
sertifies and wevensts thet the Coneraceor i i compliance. witl
or exempt o, the requiraments of MN.H, RSA chaptor 2814
{Workers ' Compensation ™).

£8.2 T the sxtent the Contragtor is sntjoct 1 the
requirements of M.H. R8A chapter 281-A, Contactor shall
tsadntaln, snd requive any skbcunirsctor or AsFignns My sepUne
and maineain, peyment of Workers” Compensation in
eommection with servities witick the person proposss o
undertake pursuant i this Agrecment. Cantractar ghall
furniah: the Contraeting Offver identified in Block 1.9, ar his
or her sneesssar, proof of Warers Corripensztion in the

tran e deseribed I N BSA chaprer 2814 and any
applicabl renewal(s) thereof, which shalt be ztsshed snd ars
feorprratid hoveds by reference. The State shall not be
responsible for payment of any Workers’ Compensation
pramiues or for any other elaim or benefi for Contraciar, or
ay sUbcemiractor or employes of Contractor, which m ight
arise under apphicable State of New Hampshive Workers®
Compersalion laws in conmaction with the performance of the
Bervices under this Apreoment.

B, WATYER OF BREACH, Ne fitae By the Staie 1o
endores any provisions hereof aifer any Event of Defaulr shall
b duered o waiver of St vights with regard w thar Event of
Default, or any subsequent Evene of Defiult. Mo sxpress
failure to caforce any Bvenl of Defialk shall be deamed &
waiver of the right of the St 1o enfores cach and ol of the
provisions hereof upon any farther o7 ather Bvent of Prefhult
o the part of the Cantractor.

T MOTICR. Any nothes by o party hersto to the oer Pty
shall L deerned o hive been duly deliversd or giver ul the
time of miiling by certified mail, pasipe prepoid, i1 4 Unied
States Post Offies addressed 1o the paries af the addresses
ghven i blocks 1.2 and |4, barpin,

E8 AMIENDIRENT. This Ageosment may be mmenled,
wilver or discharged noly by an insmument in writing signed
by the partive bereso shd anly afier sppraval of snch
armendment, waiver or éichargs by the Governor and
Exucative Councll of fhe Staie of Mew Hempshive nnless no

such approval i regedred under B eirocumsiances PUrSUSNE T
Bt bave, vule or poficy,

15, CONSTRUCTION OF AGHEEMENT AND TERMS,
This Agresment shall be constmed in scenrdance with the
faws of tho Stais of Mew Harapshive, and is binding upor and
rures $0 fhe benetl) of the parties znd thelr respEciive
suciessors and assigns, The wording used i this Agreement
fa the wirding chosen by the parties o express their mutya]
intend, and oo vele of construction shal? be applicd againe or
in favor of apy pangy,

2. THIRD PARTIES. The pasties herato do el Intend fa
beselir oy third paetdes and this Agresment shall not be
constraed o confor 2y such benedl,

il HEARINGS. The beadings dhroughout the Agfepment
ave for reference purposes anly, and the words contained
theredi shall in no way be held 10 axplain, madify, smpdtfy or
abd i e Snterpretation, cmstructon o méaning of the
peovisions of this Agresment,

%3 BERCIAL, PROVISIGNG. Additional provisions et
farth i the attached EXHIBIT Cave Incorpornged hereit by
referenoe,

I3 SEVERABILITY, ithe event any of the provisicns of
this Agreemert s hald by & court of competent jurisdiction to
be contrary to any stuie or fuders] bow, the remaining
pravisions of this dggroerment will terusin o Ball fores and
eifont.

23, ENTIRE AGREEMENT. This Agresment, which Tty
b axecubid in o number of countersarts, sach of which skl
be deemed s origing), constitites die ontire Agrecment and
vderstainding betwoen the parsics, and 2upersedes alf Briar
Agreements and understandings refating, horee,

Paged of 4 . "
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EXHIBIT A

SCOPE

This document defines specific services to be provided by Capital Appraisal Associates, Ine.
(“Contractor™) in connection with Commercial Real Fstate Appraisals to be performed for New
Hampshire Bmployment Security.

DESCRIPTION OF WORK/RIOUIREMENTS

Capital Appraisal Aseoviates, Inc., hereinaller referred to ag Comtractor, will pravide all phases
of Commercinl Real Estate Appraisal work: proviston of factual anatysis, opinions and
ronclusions us to market vatue presented in a report format, Work, prribrreed will conform to all

applicable Pederal, State and loeal reguirements, ineluding the Tiniformn Standards of
Professional Appesizal Practice.

Contractor guarantees quality of work. Contieetor sprees to perform speoifivd sorvices in a
professional manner and in pecordance with appropriate stendards angd specilicetions. Confracior
will be responsible for obtaining all waterials, permits and apprevals, as needed,

Comtracior will prepare Commercial Res] Fstate Appraisals of theee (33 NH Employment
Security propesties located in Manchester, New Hampshire — 300 Hanover Strect. 298 Hanover
Street and 436 Maple Strest. Contractor will provide NE Braployment Security a eomplete
Summary Report for cach property being appraised.

SAFVETY ISSUES AND COMPLIANCE REQUIREMENTS

Bafety and protection of NH Employment Security personnel, property and infermation 15 of
utrnost concers in the performance of work under this agreement. Work will interfere as Hitle as
possible with NH Employment Security business, Work performed will comply with all state
and Tederal safety laws, rudes, repslations and standards to ensure the safety of workers, WHES
stafk, NHES clients and the general public including, bt not limited to, OSHA and U.S,
Drepartment of Labor laws and regulations

CAPITAL APPRAISAL ASSOCIATES, INC.
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EXHIBIT B
PRICE FOR SERVICES

Conteretor agrees o provide MH Employment Security with the servicss indicated in Exhibiz A
of this Agrecment at prices queded and shown below, Contractor agrees lo perform services ina
prodfiessional manner and w0 meet appropriate specifications as outlined and approved by the
NEHES Employment Secuniy representative,

Location Price

3} Honover Streetl, Manchester, NH 03104 £1,500.00

298 Hanover Street, Manchester, NH 43104 150000

436 Maple Street, Manchester, NH 831084 SEO0.00

TOTAL AGREEMENT NOT TG EXCEED ' 54.000.00
INVOICES

Contractor will nveice ME Bmplovment Seourity when services have been complated and
approved by the WH Bmployment Security representative. Contractor may invoice as esch
propecty has been appraised and a complete Summary Report has heen sapplied to NHES.

Invoices must include the following:

Brief description of work
Date work was completed
Physheal location of job site

Al frrvoices mst show sufficient detail of work performed. Payment will be made through
normal State payment processes, which is within thirty (30) dave following repeipt of an
approved invoice, Acceptance of the work will be determined by the NH Employment Sscurity
represeniEive.

invodces will be cent fo:
Jill Hevels
NHES Fiscal Manasgement

45 Soeth Frall Street
Coneord, NE 03301

CAPITAL APPRAISAL ASSOCIATES, INC.
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EXHIBIT C
TERM & EXTENSION

This agreement is for a term beginning upon NH Employment Secarity approval and terminating
on or before January 15, 2016,

CONFIDENTIALITY, CRIMINAL RECORD, CERTIFICATE OF GOOD STANDING

Congacior and personne] scheduled to enter N Bowplovment Secanity Tacilities must submit a
signed STATEMENT OF CONFIDENTIALITY OF RECORDS FORM (DES 1762) and a
CRIMINAL RECORDS FORM (DES 21350) provided by NH Empluyment Security, if
applicable, prior to entrance inte a faciity. There is a2 $23.00 fee for each crimingl record cheek.
In sonpection with the execution of' this agreement, the Contractor must provide a current NH
CERTIFICATE OF GOOD STANDING (daled Apsil 2015 or later). There is 4 thirty dollar
(B3C.00} fee if applied for in persom or a five doller (35.60) fee if applied for by mail.

Contractor will not assign, subcontract or otherwise tronsfer any duties or written performance
obligations under this agresment o any other party without the prior wrifien consent of WHES.

DEBARMENT. SUSPENSION, PRIMARY COVERED TRANSACYIONS

Conteactor certifies that Capital Appraizel Associntes, e, and s officers and direciors, to the
best of their knowledge and belief, are nol presently debarred, suspended, progosed for
debarment, declared ineligible or voluntanly excluded from covored transactions by any Federat
department or agency. Contractor will infirm NHES of any relovent changes in siatus in
kesping with this section,

AMERICANS WETH DISABILITIE

The undersigned sgrees o comply with & Federal, $iate snd Tocal ADA miles and regulations.

CAPITAL APPRAISAL ASSOCIATES, INC.
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State of Nefo Hampshive
Bepariment of State
CERTIFICATE

1, William M, Gardner, Secretary of Siate of the State of New Fampshire, do hereby
certify that CAPITAL APPRAISAL ASSOCIATES, INC. is a New Hampshire
corporation duly incorporated under the laws of the State of New Hampshire on
September 12, 1996, 1 further certify that all fees and ennual reports required by the
Seeretary of States office have been received and fhat articles of dissolution bave ot

been fled.

In TESTIMONY WHEREQF, 1 hereto
set my hand and cause to be affined
the Beal of the State of New Heumnypshive,
this 18" day of December, A, 2015

% M
Willizm M. Gardner
Becretary of State

CAPITAL APPRAISAIL ASSOCIATES, INC.
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CERTIFICATE OF VOYTE

SPECIAL MEETING OF THF,
BOARD OF DIRFCTORS OF CAPITAL APTRAISAL, INC.

A special meeting of the Board of Directors of Capital Appraisal Associates, Ing, wes
held on this date 2t 11:00 axm. 8t 128 South Prst Steeet, Concord, New Hampshire, Prosent st
the mesting were al] of the members of the board, Timothy R. Baniels and Katbieen §. Daniels,

Timethy R. Daniels took fhe position of chairmen of the meating,

Oz a motion duly made and seconded, it was Enanirmousty:

RESOLYED: That the Corporation is hereby authorized 1o enter inte » certain
agreepent with the Stats of New Hampshire to provide real properly sppraisal services with
regard w three properties located in the City of Manchester and fdent fed as 300 Hanover Street,
298 Hanover Street, and 436 Maple Street thas Timethy R. Daniels, being the duly elected and
quelified President of the Corparation, is hereby authorized 1o execute on behalf of the
Corporation said agreemnent and any such other agreements, woendments, itstnmments,
certificates, or documents, and 1o take any such further sctfon on behalf of the Corporation, as
iy 10 Bis sole judmment be necessary or desitable fo effecuate the purposes of said agrecment
and this resolution; and that any and all actiong taken prior 10 the datz of this reselution by eny
officer, director, emplovee, or sgent of the Corporation in fortherance of the purposes of gaid
agreement or this resolution are hereby tatified and confirmed as the duly awthorized actions of
the Carporation.

There being no further business 1o be done & motion was ¢ uijsa meade and seconded o

adiourn, ‘ A :
I2A82018 < 1##;/? o -

Dlate ; Tenothy R ]}amm:feniar

1241802015 Shreetlor -~ &
Date /o YveeT. Lasmﬂie Notary Public
Bely Cx}mmas;ymrﬂxpmmi}ﬁarﬂh““ﬂ‘”}ﬁ N
121182015 """{/fﬁ 7 e A
Date /;3 Eathl leen §. Duniel is, Dl,r%eﬁr
= K
1241842015 o EFneter DR b gep s
Date Nuette T, Lascelle, Notary Public |

My Commission expires March 30, 2016

CAFITAL APPRAISAL ASSOCIATES
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. *-r'"""“!; CAPAPP-0Y WSNELL
ALORLY CERTIFICATE OF LIABILITY INSURANCE e e

THiS CERTIFICATE & WEUED AS A WATTER OF INFORMATION ONLY AND CORFE
CERTIFICATE DOES HOT AFFIRRATIVELY DR NEGATIVELY AMEND, 5XTEHD OB ALTER THE COYERAGE AFFORDED 8Y THE POLICIES
BELOW. THIZ CERTEICATE OF INSURANCE DOES HOT CONSTITUTE & CONTHACY BETWEEN THE ISGUHNG INSURER(S), ALTHORZED
REPRESENTATHE OR FRODUGER, ANG THE CERTRICATE O DER,

RS MO RIGHTS UFON 1 CERTIEICATE HOLDER, THIS

cestificats holder in liew of such endorsomentis).

IMPORTANT: # the certificate holder i an ADDITIONEE, IHAURED, the poligyfies) mus! ke sndsmed, ¥ SUBROBATLIN 15 WAVED, subgart o
He qerme and esnditivns of the polly, serisis polisles MEY feUire an ondorserment, A Satoment i s carfifipetn doag nat cobfss it to the

iy BT Mary Ellan Snall, G
Daviy & Towhe Mol & Evaredl, Inc. ; 4 FaE
T Lz i RS 0, 1503) 2285811 | TRt ey, (602} 308.7038
Concend, N 03307 | MEDEESE:
) IRETREAS) AFPARINE COVERAGE P
 msurer 4 : Merchants Mutual insuranica 23325
I¥EURED [
Lapils Mppraioel Assoelscs, lag. REIRES 6 1 _—
128 Bwoulh Prult Street WEURER D ¢
Conooed, B $3504 Y- “
L WISURERE

COVERAGES

CERTIFICATE NUMBER;

THIR 15 10 GEENFY, THAT THE POLICIES OF MSURMICE LISTED BELOW HOYE SEE VRS 40 THE W
INCICATED,  NOTWITHSTAMDING ANT SECUHRERENT, TiNe OR CORDITING DF ARY COMTRALT R OTHER DOCUMENT AT RESPECT TS IMHICH THIS
CERTIFICATE MAY BE ISSUED DR MAY PERTRIN, THE INSURANCE AFFORCED By THE POLKUES DESCTUHED HERKN 13 SURICCT TO ALk THE TERME,
EACLUEORE AND COMDITIONE OF SUCH POLICIES, LIETS SHOWN MY HavE BEEN REBUCED BY P CLAIKSS,

= TveE s PARICY HOMBER PR R Lt
ALK | EOMERGI GERERR LIABLITY EACH GOTUARENEE P 1 i, oal
L e sace [ X oomn BOPI0SSIE SHONZIE] Shvie RN TR T SHT,000
- RELELF fory nns parsprt 1 % hi:8401
FEFRONAL B AR PRy (5 1,838,600
ML ABGREGATELIIT AFPLIES bER: BERERAL ADORECATE % 7,008,000
o |88 [ FREGHUISTS - OB 5 | 5 2,006,004
LT, o i
AFTCRADELLE Lok, TAREI AL g} o 5
A AR ALTC BOPHIBITEE DEDTAELE | UGS | S00LY R ARY e parany | &
P ] AL ity [l BONEY FURY o sucsionty) B
| JAUTCS | ROFGE i .
|l mmepanes D Wﬁ'ﬁ%&?‘ﬂm P
:
[ UMBRELALAE 1 X Joone RS SEEUSAENGE s 1,000,068
& FAGESE LUty | ettists ) CUF1 398D0S QEVEHLI2E1S | DERMEISTE | acorenate 3 4 LiEids, ey
vep | X | asmerons _ T0,000] d
VELRKERS LOMTERTATION - | TE
B ERPLOYERS LTy _—_ ) AILTE £
A |Arer PROMR TR EARTVERERE TS fibre Ad0akibat Lol 3 R T ] [ —"— 5 0,600
EFCERMERGER FL 77 1 |#rs -
m‘”,"‘;.'.""”'“'§"‘5 Ei, [SSEASE A EMFLIVEE 5 T ad
%&R{?ﬂgﬁ 5 Bremmions bam E{_ TESEAZE - POLICY i_!wrv; T SER3 450

DESLIIPEN OF (RBROTICNT | LOCATYRS IVERICLES JACSRE 1035, Adhtns R

&,

! B Lk
Tinsathy Danfeks and Kathy Deiilis ges Excluded Mo Wrtr the Woekats Compenastisy

o mpac 18 psines]

“““““ CANCELLATION
SHOLLD AR OF THE ABOYE DESCRIBE POLICIES BE DARSELLRD %‘gﬁﬁs

‘ HE TRATION ©ATE THERECF, WOTRE Wi, BE DELMERSR |t
Stute of WH Ermpinymant Sacurity AGGGRDAMEE W' T MOLIE pacsiote .
£5 & Frolt Brgot
Gonoosed, M FXR0 -

PUTHGRIZED w&gw‘t‘w&
L L " i;é‘ 7 ey
) & 1MER-20714 ACHRD CORPORATION, Al elamits resernd,
ACCRED 28 (M14R1) The ACORD narme ard logo am: segistersd marke of ACORD
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise stated, this appraisal report is subject to the following assumptions and
limiting conditions:

I.

No responsibility is assumed for the legal description or for matters including legal or
title considerations. Title to the property is assumed to be good and marketable unless
otherwise stated.

i
H

The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

Responsible ownership and competent property management are assumed.

B
1

The property will be operated in conformance with applicable government regulations,
codes, ordinances and statutes.

Lh
E

The information furnished by others is believed to be reliable; however, it cannot be
guaranteed as being certain. Thus, no warranty is given for its accuracy. No single item
of information was completely relied upon to the exclusion of other information,

=h
1

All engineering is assumed to be correct. No survey of the property has been made by
me and no responsibility is assumed in connection with such matters. The plot plans and
illustrative material in this report are included only to assist the reader in visualizing the
property.

7. - 1t 15 assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such
conditions or for arranging for engineering studies that may be required to discover them.

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

@ o]

9. - It 1s assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in the
appraisal report.

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

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

12. - The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.

13. - By reason of this appraisal, | am not required to give further consultation, testimony, or
be in attendance in court with reference to the property in question unless arrangements
have been previously made.
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14. - Information relative to sale transactions has been confirmed by either the buyer, seller,
or a third party. Every reasonable attempt has been made by me to verify this
information and it is assumed to be reliable. It is specifically assumed that the sales
information noted herein is correct.

15. - Unless otherwise stated in this report the existence of hazardous material, which may or
may not be present on the property, was not observed by me. I have no knowledge of the
existence of such materials on or in the property. However, T am not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam
insulation, or other potentially hazardous materials may affect the value of the property.
The value estimate is predicated on the assumption that NO HAZARDOUS WASTE or
HAZARDOUS MATERIAL, as defined in N.H. RSA 107-A and 107-B or in any similar
equivalent federal statute, is present on the appraised property and that with respect to
this program embodied in New Hampshire RSA 107-A and 107-B, the Federal Resource
Conservation and Recovery Act and Comprehensive Environmental Response,
Compensation, and Liability Act, and ANY other applicable state, federal or local
hazardous waste statutes. No responsibility is assumed for any such conditions, or for
any expertise or engineering knowledge required to discover them. The client is urged to
retain an expert in this field, if desired.

16. - Disclosure of the contents of the appraisal report is governed by the bylaws and
regulations of the professional appraisal organizations with which I am affiliated.

177. - When the signatory of this appraisal report is a candidate or a member of the Appraisal
Institute, its bylaws and regulations require the member or candidate to control the use
and distribution of the report. Therefore, except as hereinafter provided, the party for
whom this appraisal report was prepared may distribute copies of the report, in its
entirety, to such third parties as may be selected by the party for whom this appraisal
report was prepared. However, selected portions of this appraisal report may not be
given to third parties without the prior written consent of the signatory of the report.
Further, neither all nor any part of the appraisal report shall be disseminated to the
general public by the use of advertising media, public relations media, news media, sales
media or other media for public communication without the prior written consent of the
signatory of the report. Nor shall 1, the firm, or professional organization of which I am a
member be identified without my written consent.

18. - Opinions of value contained herein are estimates. There is no guarantee, written or
implied, that the subject property will sell or lease for the indicated amounts.

19. - I have not made a survey or analysis of the subject property to determine whether the
physical aspects of the improvements meet the accessibility gnidelines specified under
Americans with Disabilities Act (ADA). Under ADA guidelines, compliance matches
each owner's financial ability with the cost to cure the potential physical deficiencies of
the property. Thus, the requirements for compliance can change with each owner's
financial ability to correct (cure) the no accessibility problems for the property. Specific
studies of the cost-to-cure the deficiencies and the owner's financial ability to afford these
costs would be needed for the Departments of Justice to determine compliance.

20. - The estimate of market value presented herein does not consider the effects of potential
noncompliance.
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21. - All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless
so specified within the report. The property is appraised as though under responsible
ownership and competent management.

22. - Unless so specified within the report, I am unaware of any housing or life, health and
safety code violations or deficiencies which may exist in the subject property as of the
date of the inspection. This does not preclude the presence of such violations or
deficiencies; however, inspection for such items is beyond the scope of my assignment
and, therefore, has not been addressed. It should be noted, however, that any physical
defects found within the subject property, which may affect value, are addressed
according to accepted appraisal practice within the body of the report.

General Limitine Conditions

.-

3. -

5. -

Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purposes by any person other than the party to
whom it s addressed without my written consent, and in any event only with the
proper written qualification and only in its entirety.

The distribution of the total valuation in this report between land and improvements
applies only under the reported highest and best use of the property. The allocations
of value for land and improvements must not be used in conjunction with any other
appraisal and are invalid 1f so used.

No environmental impact studies were either requested or made in conjunction with
the appraisal, and I hereby reserve the right to alter, amend, revise or rescind any of
the value opinions based upon any subsequent environmental impact studies, research
or investigation.

This report has been specifically prepared for the purpose and function described
within the body of this document. The use of this report for any other purpose or
function, without my full written concurrence, renders this report null and void, and
discharges me from all hability.

Acceptance of and/or use of this appraisal report constitutes acceptance of the
foregoing general assumptions and general limiting conditions.
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APPRAISAL QUALIFICATIONS
OF
ERNEST TOUMPAS
New Hampshire
Certified General Appraiser #731

EDUCATION

University of New Hampshire, Durham, NH

1976 - Bachelor of Science - Business Administration
J M B Real Estate Academy, Inc.

2003 - Basics of Real Estate Appraising

2003 - Appraising 1-4 Family Properties

2003 - National Uniform Standards Of Professional Appraisal Practice
2004 - Appraising Income Properties

2005 - Residential Market Analysis and Highest & Best Use

2006 - Residential Site Valuation and Cost Approach

2006 - Advanced Income Property Appraising

2007 - National USPAP Update Seminar

Massachusetts Board of Real Estate Appraisers

2007 - Appraising Complex Residential Properties
Lemay School of Real Estate

2006 - Real Estate Finance

2008 - Bevond Paired Sales

2008 - National USPAP Update Seminar

2010 - Seminar, 2010-2011 National USPAP Update

2012 - Uniform Appraisal Standards for Federal Land Acquisitions
2012 - Seminar, 2012-2013 National USPAP Update

2013 - The Strange Case on Agile Mountain

2014 - Seminar, 2014-2015 National USPAP Update

2015 - Darker Shades of Gray

2015 - Seminar, 2016-2017 National USPAP Update

Trans-American Institute of Professional Studies, Inc.

2008 - Appraising n the Foreclosure Market
2004 - National USPAP Update Seminar
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McKissock Education

2009 - Private Appraisal Assignments

2010 - Residential Report Writing

2011 - Introduction fo Residential Green Building
2011 - Introduction to Regression Analysis

2011 - Dernving and Supporting Adjustments
2013 - Introduction to Expert Witness Testimony
2014 - Appraisal of Self Storage Facilities

PROFESSIONAL EXPERIENCE

December 2007 - Present
Certified General Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.
2005 - 2007
Licensed Residential Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.
2003 - 2005
Appraiser/Trainee - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.
1988 - 2002
New Hampshire Army National Guard
Military Personnel Technician (1993-2002)
Personnel Database and Personnel Records Branch Chief
Property Account Technician (1988-1993)
Ist Battalion 172d Field Artillery

Stock Control & Accounting Supervisor {1982-1988)

1976 - 1982
Sears Roebuck & Company, Concord, NH
Division Manager: Hardware, Paint, Electrical, Lawn & Garden

COURT EXPERIENCE
Qualified Expert - United States Bankruptcy Court, District of New Hampshire

Qualified Expert - State of New Hampshire, Board of Tax and Land Appeal
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Capital Appraisal Associates, Inc. Real Estate Appraisers and Consultants

128 §. Fruit Street, Concord, New Hampshire (03301
Telephone (603) 228-9040, Facsimile {603) 2282072

January 21, 2016

Mr. George N. Copadis, Commissioner
New Hampshire Employment Security
45 South Fruit Street

Concord, New Hampshire 03301

Re:  Summary Appraisal Report of land and buildings
Owner: State of New Hampshire
Located at 436 Maple Street in Manchester, New Hampshire

Dear Mr, Copadis:

As you requested, I have personally made an mspection of the above-captioned property
for the purpose of reporting to you my opinion of the subject's “as is” fee simple unencumbered
markef value as of January 14, 2016. It is my understanding that this report is to be used to
assist the client, New Hampshire Employment Security, for potential marketing and/or portfolio

management purposes.

This is a Summary Appraisal Report that is intended to comply with the reporting
requirements set forth under the 2016-2017 Uniform Standards of Professional Appraisal
Practice for an Appraisal Report. As such, it presents only summary discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion
of value. Supporting documentation that is not provided with the report concerning the data,
reasoning, and analyses is retained in the appraiser's file. The depth of discussion contained in
this report is specific to the needs of the client and for the intended use stated in this report. The

appraisers are not responsible for unauthorized use of this report.

It should be noted the final reconciled value estimate does not include any value for any
FF. &E., goodwill or any other intangibles. This value estimate represents only the market
value of the real estate. Consequently, no allocation of any additional components was

applicable.
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I hereby certify that I have made an inspection of the property on January 14, 2016, that
I have taken into consideration all factors which I felt were pertinent to the value estimate, and

that I have not knowingly or intentionally omitted any important data.

I further certify that I have no present or contemplated future interest in the property and
that my professional appraisal fee is not dependent upon the value estimate. On the basis of my
mspection, investigation, study and analysis, [ am of the opinion that the “as is " fee simple

unencumbered Market Value of the subject property as of January 14, 2016, is $95,000.

Sincerely,

Ernest Toumpas
NH Certified General Appraiser #731
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APPRAISAL CERTIFICATION

I certify that, to the best of my knowledge and belief:
1. The Statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and is my personal, impartial, and unbiased
professional analyses, opinions and conclusions.

3. Thave no present or prospective interest in the property that is the subject of this report
and no personal interest with respect to the parties involved.

4. Tor Capital Appraisal Associates performed an appraisal of the property which is the
subject of this report, within the three year period immediately preceding acceptance of
this assignment. The effective date of the report was December, 12, 2012,

5. Thave no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

6. My engagement in this assignment is not contingent upon developing or reporting
predetermined results.

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

8. My analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.
9. T'have made a personal mspection of the property that is the subject of this report.

10. No one provided significant professional assistance to the person signing this
certification,

11. On the basis of my inspection, investigation, study and analysis, I am of the opinion
that the “as is” fee simple unencumbered Market Value of the subject property as of
January 14, 2016, is $95,000.

Ernest Toumpas
NH Certified General Appraiser #731
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COMPETENCY STATEMENT

Ernest Toumpas

Title XT of the Federal Financial Institution's Reform, Recovery and Enforcement Act of
1989 requires the Federal Reserve Board and other federal agencies to issue regulations to
protect federal financial and public policy interests in real estate transactions requiring the
services of an appraiser. Federal law recognizes the Uniform Standards of Professional
Appraisal Practice as the current industry standards and identifies the Appraisal Foundation as
the authority for professional appraisal standards.

The uniform standards contain three provisions, one of which is the competency
provision which requires appraisers to have the knowledge and experience to complete their

assignments competently and contains specific requirements for appraisers who do not possess
sufficient competence.

As part of the regulatory process, two primary classifications of appraisers have been
established by the State of New Hampshire in accordance with the federal regulations in order to
gauge education and competence. The classifications are licensed appraiser and certified
appraiser. The licensed appraiser classification identifies those individuals possessing the basic
educational and experience requirements needed to competently appraise residential properties,
while the general appraiser classification identifies those appraisers who are competent to
appraise all types of real estate.

With regards to my competency to complete this assignment, I submit the following:

I. T cuwrently hold the general appraiser certification classification as issued by the
State of New Hampshire. My certification number is New Hampshire Certified
General Appraiser #731.

2. Thave completed numerous appraisals on various types of real estate including
vacant industrial, commercial, and residential sites, commercial/industrial and
residential subdivisions, various commercial and industrial buildings, restaurants,
mixed use properties, multifamily residential complexes, neighborhood retail
centers, boarding kennels as well as other non-typical and special use properties.

3. Inorder to familiarize myself with the local market | have conferred with local
Realtors, mterviewed numerous local municipal officials, property owners, and
tenants. I believe that this research and activity has provided additional insight into
the market in which the subject exists and the economic conditions prevalent in the
community and the region.

Because of my experience, education, and professional recognition, 1 possess the

necessary background and knowledge to competently complete this assignment.
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EXECUTIVE SUMMARY

CURRENT OWNER:

State of New Hampshire
ADDRESS:

436 Maple Street in the City of Manchester, New Hampshire.
SUBJECT:

The subject of this appraisal is a paved parking lot which is located on a 0.16=+ acre site.
‘The subject is currently used as a 20 space parking lot. The subject has historically been utilized
as a parking lot in conjunction with the office building located at 298 Hanover Street. However,
per request of the client the subject has been valued as an independent parking facility.

INTEREST VALUED:

Fee Simple Market Value estimate.
DATE OF APPRAISAL INSPECTION:

January 14, 2016, in the company of the owner’s agent, Ms, Karen Levchuk.
DATE OF VALUE OPINION:

January 14, 2016, which in this instance is also the date the subject was inspected.
DATE OF REPORT:

January 21, 2016, is the date in which the appraisal report was transmitted.

INDICATED VALUES BY:

Sales Comparison: Not Applicable
Income Approach: $95,000
Cost Approach: Not Applicable

RECONCILED VALUE ESTIMATE: $95,000
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INTRODUCTION

INTENDED USE:

It is my understanding that this report is to be used to assist the client, New Hampshire

Employment Security, for potential marketing and/or portfolio management purposes.

PURPOSE:

The purpose of this appraisal is to estimate “as is” market value of the fee simple
interest, unencumbered, of the subject property as of January 14, 2016, which is the date of
inspection of the subject property. In valuing this property, I have considered the actions of the

market and have concluded with a market value in consideration of current economic indicators.
LEGAL DESCRIPTION/HISTORY:

Per the tax records, the latest noted transfer of the subject property occurred on March 26,
2001, which was recorded in Hillsborough County Registry of Deeds Book 6381, Pages 777 &
778 and appears to be an arm’s length transfer. This transfer was for two tracts of land identified
by the City of Manchester as Map/Lot 93-4 and 93-29. The subject parcel is identified as
Map/Lot 93-29. The grantor was noted as Jason E. Treisman and the grantee was noted as the
State of New Hampshire, ¢/o New Hampshire Department of Employment Security, the current
owner. Since the purchase in 2001, the improvements appear to have been utilized by the State

of New Hampshire as a parking lot in conjunction with the other parcel and office building.

A fitle search is beyond the scope of this appraisal. The client is advised to employ a
qualified attorney if this is felt to be a major issue. A copy of the legal description is included in
the addenda. To my knowledge the subject is not currently under contract nor being actively

marketed. However, it is reported that the purpose of this appraisal is for establishing market

value for possible marketing purposes.

SCOPE:

This appraisal is intended to comply with the reporting requirements set forth under the
2016-2017 Uniform Standards of Professional Appraisal Practice for an Appraisal Report. It is

my opinion that this appraisal is not so limited as to result in a mislabeled or confusing report,

The scope of this appraisal included an inspection of the subject property on
January 14, 2016, and investigation and analyses of the market data which may affect and

influence the value of the subject property.
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The nvestigation included research of public records through the use of commercial
sources of data such as printed comparable sales data services and computerized databases.
Search parameters such as dates of sale, leases, locations, sizes, types of properties, and distances
from the subject started with relatively narrow constraints and, if necessary, were expanded until,
in the appraiser’s opinion, sufficient data was retrieved to estimate market value or until the
appraiser believed that the available pool of data was reasonably exhausted. Researched sales
data was viewed and, if found to be appropriate, efforts were made to verify the data with
persons directly involved in the transactions such as buyers, sellers, brokers or agents. At the
appraiser’s discretion, some data may have been used without personal verification if, in the
appraiser’s opinion, the data appeared to be correct. In addition, the appraiser considered any
appropriate listings or properties found through observation during the data collection process.

Only the data deemed to be pertinent to the valuation of the subject property has been reported.

The appraiser also investigated and analyzed any pertinent easements or restrictions on
the fee simple ownership of the subject property. It is the client’s responsibility to supply the
appraiser with a title report. If no title report was provided, the appraiser relied on a visual

inspection to identify any readily apparent easements or restrictions.
ENVIRONMENTAL:

I did not observe any ground contaminants or evidence of waste such as sludge, chemical
residue or oil spillage on the subject site. To the best of my knowledge, the subject property has
not been recently tested for the presence of any hazardous waste. Based on the OneStop web site
as prepared by the NH Environmental Services the environmental history of the subject (based
on a search of the subject’s address), the web site indicates there are no current or past hazardous

waste generators.

It should be noted that I am not an expert in determining the presence or absence of
hazardous substances. Therefore, I assume no responsibility for studies or analyses which would
be required to conclude the presence or absence of such substances or potential impact as a result
of the presence of such substances. This report was prepared under the extraordinary assumption

that the subject property is “clean”, being free and clear of any hazardous/toxic materials.
SPECIAL ASSUMPTIONS:

Typical limiting conditions and general assumptions are located in the addenda of this
report. The subject has historically been utilized as a parking lot in conjunction with the office

building located at 298 Hanover Street (see Highest & Best Use, page 19). However, per request

of the client the subject has been valued as an mdependent parking facility.
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DEFINITION OF MARKET VALUE:
Market Value

The term Market Value is defined in the 2016-2017 Edition of the Uniform Standards of
Professional Practice (Page 180), as "the most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably, and assuming the price is not affected by undue
stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the

passing of title from seller to buyer under conditions whereby:
¢ Buyer and seller are typically motivated.

¢ Both parties are well informed or well advised, and acting in what they consider their
own best interests;

¢ A reasonable time is allowed for exposure in the open market;

¢ Payment is made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and

¢ 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.”

Leased Fee Value

The term Leased Fee Value is defined in the Appraisal of Real Estate, Twelfth Edition,
published by the Appraisal Institute as "an ownership interest held by a landlord with the right of
use and occupancy transferred by the lease to others. The rights of the lessor (the leased fee

owner) and the lessee are specified by contract terms contained within the lease.”
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APPRAISAL DPEVELOPMENT AND REPORTING PROCESS:

B

A U ol e

In preparing this appraisal, the appraiser . . .

Inspected the subject property on January 14, 2016;
Researched and collected market data related to market conditions and market activity;
Confirmed and analyzed the data and applied all applicable approaches to value;

Exercised some degree of due diligence to determine the existence of apparent adverse
conditions; and

Arrived at a value conclusion, the results of which are reported as a single point value
estimate.

It is important to note this summary appraisal report does not include the following:
Full regional, state, and local analysis

Detailed review of the zoning ordinance which governs the subject property
Review of environmental or other survey reports

Full tax and assessment analysis of the subject property

Full site and improvement analysis

In-depth market and highest and best use analysis.
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GENERAL REGIONAL AND MUNICIPAL DATA

The following data has been extracted mostly from published studies by the State

Occupational Information Coordinating Committee (SOICC) Of New Hampshire. The

information is funded through a grant from the New Hampshire Department of Resources and

Heonomic Development, Office of Business and Industrial Development.

Municipality:
City/Town:
County:
Labor Market Area:
Planning Commission:
Tourism Region:

Regional Development:

Municipal Services:

Type of Government
Planning Board:

Industrial Plans:

Zoning:

Master Plan:

Capital Improvement Plan:

Full Time Police Department:

Full Time Fire Department:
Nearest Hospital:
Distance to Hospital:

Number of Beds:
Available Utilities;

Electric Supplier;
Natural Gas Supplier:
Water Supplier:
Sanitation:

Telephone Company:
Cellular Phone Access:
Cable Television:

2014 Tax Burden Allocations:

Residential:
Commercial:

Public Utilities, Current Use, Other:

City of Manchester

Hillsborough

Manchester NH Metropolitan NECTA
Southern NH

Manchester Valley

Capital Region Development Council

Mayor and 14 Aldermen
Appointed

City Planning Board
1927/2012

2010

Yes

Yes

Yes

Elliot; Catholic Medical Center, Manchester
Local

296; 240 staffed beds

Eversource Energy
Liberty Utilities
Manchester Water Works
Municipal

Fairpoint

Yes

Yes

62.0%
35.1%

2.9%
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Housing Statistics (ACS 2009-2013):
Total Estimated Housing Units:
Single Family Units:
Two to Four Units:
Five or More Units;

Manufactured Housing Units:

Demographics:

49,025
20,904
13,301
14,684

136

109,942

109,565

107,219

99,426

90,936

87,754

| 402,979

400,721

382,384

336,549

276,608

223,941

Income Estimate (ACS 2009-2013):

Per Capita Income:

Median Family Income:
Median Household Income:
Average Weekly Wage (2014):

The Top Five Major Emplovers:

$28,055
$65,892
$54.4906
$ 1,024 (Total, private plus government)
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Elliott Hospital Health care 3,375

Catholic Medical Center Health care 2,100

Eversource Energy Utility 1,500

Fairpoint ) Utility 1,300

TD Bank Banking services 1,100
Transportation:

Road Access: US Routes
State Routes

Nearest Interstate Exit:
Railroad:
Public Transportation:

Nearest Commercial Airport:

3

3A, 28, 28A, 101, 114 & 114A
1-93, Exat 6 - 8; [-293, Exits | - 7 / Local access

Guilford Rail Service

MTA

Manchester-Boston Regional - Local
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Distance to Major Metropolitan Areas:

Manchester, NH: 0+ miles
Portland, ME: 954 miles
Boston, MA: 534 miles
New York, NY: 2534 miles
Montreal, Canada: 259+ miles

Commuting Patterns (ACS 2009-2013):

Mean Travel Time to Work: 23.1 minutes

Percent of residents;
working i the community 47.9%

Commuting to NH community 44.3%
Commuting outside of NH 7.8%

Conclusions:

The City of Manchester is New Hampshire’s largest commercial center and is home to a
concentration of major malls and outlet stores. The city is dn attractive location for both
residential, commercial, and industrial development, with several easy access roads to major
transportation routes, air service at the Manchester-Boston Regional Airport. Manchester’s
population density 1s 3,326.5 persons per square mile of land area. Manchester contains 33.1

square miles of land area and 1.9 square miles of inland water area.

In conclusion, the economy appears to have recovered from the recent recession and over
the past few years the general area has seen the real estate markets stabilized with some segments
of the market experiencing some growth. However, generally speaking, more recently, over the
past year or so, most segments of the commercial and industrial market have reached a plateau
where no appreciation or depreciation rates appears to be justifiable. The expected trend for the
future 1s slow but steady growth.
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NEIGHBORHOOD ANALYSIS

General

A neighborhood is defined as, “A group of complementary land uses; a related grouping
of inhabitants, buildings or business enterprises”. A neighborhood should be distinguished from
a district, which is defined as, “A market area characterized by one predominant land use - e.g.,
apartment, commercial, industrial, agricultural”.! A neighborhood will contain land uses,
complementary to one another. For example, predominantly residential neighborhoods typically
contain some commercial properties that provide services for the local residents. The boundaries
of a neighborhood can be physical, such as a lake, stream, or major highway, or they may be less

easily discernible such as changes in prevailing land use or occupant characteristics.

Neighborhood Boundaries

The subject property is located on the corner of Maple and Hanover Street in the City of
Manchester, New Hampshire and is in an area zoned for a mix of residential and commercial
uses located just a few blocks from the heart of the downtown Manchester area. The immediate
boundaries for the subject neighborhood would be most of the commercial and residential uses
located along both Maple and Hanover Street as well as the many intersecting streets with Elm
Street. However, economically speaking, the neighborhood would include all those areas with
similar characteristics to the subject neighborhood.

Character
Access

Access to the subject's neighborhood is good, with Maple Street being a one-way road in
a northerly direction and Hanover Street being a two way east and west artery. This
neighborhood is within a few blocks from Elm Street which is the main north and south artery in
Manchester. The subject neighborhood is also located within 2.0 miles of Interstate 93 which is

the main north and south route in the State of New Hampshire.
Uses

Uses in the subject's immediate neighborhood primarily consist of a mix of commercial,
retail, along with some mixed use properties having apartments on the upper levels. The subject
neighborhood is considered to be approximately 95% built-up with very little in new
construction observed, over the past few years. However, there has been several owner occupied

properties which have been renovated and/or converted into alternative uses.

1 “The Appraisa} of Real Estate (Chicago, I11: Appraisal Institute, Twelfth Edition, 2001) page 164.
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Growth and Development

Life Stave of Neighborhood

A good majority of the commercial structures in the subject neighborhood are either retail
or service related uses. There are several mixed use properties having apartment uses above and
a few multifamily homes and a few scattered single family homes are also common in the
general market area. The actual age of the majority of the buildings in the subject’s general
market area is over 100 years. However, most have been restored and their effective ages are
much lower.

The life stage of the neighborhood, based on my observations, appears to be one of
stability to very limited amounts of growth.

Conclusions

Overall, the subject property enjoys fairly good exposure becaunse of its location. This
neighborhood enjoys good mfrastructure of street improvements, easy access to downtown
Manchester area, as well as easy access to the major highway systems connecting most of New
Hampshire to this area, and adequate pubic services. Generally, most properties in this
neighborhood have been adequately maintained and are of good quality and condition.
Vacancies in the immediate neighborhood appear to be fairly stable and there appears to be
fewer properties for lease than the last few years. Because of its location, this neighborhood

will, in my opinion, continue to be a very desirable location in the foreseeable future.
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NEIGHBORHOOD MAP
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DESCRIPTION OF THE REAL ESTATE TO BE APPRAISED - SITE

A summary of site characteristics is presented below:
Location: 436 Maple Street in Manchester, N H.

Owner of Record: State of New Hampshire

Assessment & Taxes:

S e | Assessment
93 29 $100,800
Total $93,700 |  $100,800
2015 Annual Texes at - | $23.44 | Per$1000 [ - = $2,363
2014 Equalized Value at | 101.00% $99,802

“It should be noted that the property is currently State owned and not subject to municipal taxes

Site Description:

According to the city assessment records, the subject consists of a single parcel of
land containing 0.16+ acres utilized as a parking lot. The parking lot has historically
been utilized in conjunction with the office building located at 298 Hanover Street.
The parking lot is located on the corner of Hanover and Maple Street with 70+ feet of
road frontage along the southerly side of Hanover Street, 100+ feet of road frontage
along the easterly side of Maple Street and 70.00=+ feet of frontage along the northerly
side of Londonderry Lane which is a small alleyway at the rear of the property.
Maple Street is a one-way roadway rumning in a northerly direction. Access to the
parking lot appears to be limited to Hanover Street and Londonderry Lane. The
topography of the site is generally level. The site is mostly covered by paved parking

area which consists of 20 lined spaces.

Flood Hazard:
The subject does not appear to be located in a flood hazard zone as referenced by the
National Flood Insurance Program/U.S. Department of Housing & Urban

Development flood insurance rate map.

It is noted that I am not qualified to make flood plain determinations. If the client is
so concerned, an independent analysis and determination should be conducted by a

qualified expert. A copy of the national flood hazard map is included.
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Zoning:
According to the city assessing department the subject is located in the R-3 (PO) -
Urban Multifamily (Professional Office Overlay) Zoning District. The minimum
requirements in this zoning district for non-residential uses is a 10,000 square foot
site with 75 feet of road frontage. The minimum requirements in this zoning district
for residential uses is a 5,000 square foot site with 50 feet of road frontage. Based on
the current zoning requirements the subject site appears to be legal conforming lot of
record. Permitted use include most residential uses such as single family, single
family attached townhouse dwellings, duplex or two-family, multi-family dwellings,
elderly housing or assisted living, elementary or secondary schools, churches,
municipal facilities. The Professional Office Overlay District allows for conversion
to low-intensity professional office space that are compatible in scale, density and use
with the surrounding and adjacent residential neighborhood. The current use as a
surface parking lot is a Conditional Use by the Planning Board. The current use,
utilized in conjunction with the State office building located at 298 Hanover Street
predates the current zoning ordinance and based on conversations with the municipal
office, it appears that the current use is legal and conforming. However, as a separate

mdividual lot a new Conditional Use permit may need to be approved by the Planning
Board.

It should be noted the determination of zoning compliance is beyond the scope of this
appraisal. If the client determines the zoning is or could be an issue, it is advised that
the client hire a qualified zoning expert. The previous analysis and conclusions are
based on available data obtained from the municipal offices and general

conversations with municipal officials,

Easements & Detrimental Conditions:

I was not made aware of any detrimental conditions, easements, restrictions, or
encroachments that exist on the subject property, which I would consider to adversely
affect the marketability of the subject property. The research required to determine if
additional restrictions exist is beyond the scope of this assignment. Typically, deed
restrictions are a legal matter which may only be uncovered via a title abstract
completed by a qualified attorney or title company. Therefore, if the client is so
concerned, it is recommended that a professional title extract be completed by a

qualtfied expert.
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Highest & Best Use:

The Highest and Best Use is defined as “The reasonably probable and legal use of
vacant land or an improvement property that is physically possible, legally
permissible, appropriately supported, finically feasible, and that resulls in the highest

value.””
As Vacant

Considering the four criteria above, the conclusion of the highest and best use of the
site as if vacant is for some type of commercial or residential development permitted

by zoning.

As Improved

The subject has historically been utilized as a parking lot in conjunction with the
office building located at 298 Hanover Street in order to satisfy the parking

requirements within the R-3 (PO) zoning district for a non-residential use.

In my opinion, this appears to be the highest and best use of the subject property.
Therefore, the highest and best use as improved is for the continued use as a parking

lot in conjunction with the office building located at 298 Hanover Street.

However, per request of the client the subject has been valued as an independent

parking lot facility.

? The Appraisal of Real Estate (Chicago, lll: Appraisal institute, Tweifth Edition, 2001) page 305
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AERIAL VIEW - GOOGLE EARTH
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TAX MAP
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AERIAL TAX MAP
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ZONING MAP
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VALUATION PREMISES

General Overview

Every estimate of market value includes a presumption that the appraiser will consider
and judge the applicability of each of the alternative courses of action potentially available to the
decision-maker or purchaser. The realistic alternative choices confronting him (ignoring the

alternative to do nothing) are three in number,

Sales Comparison Approach

The purchaser-investor can acquire through purchase an existing substitute property with
the same apparent utility. The value of the subject property is measured by the price (s) at which
effective substitute properties can be or have been purchased, under similar market conditions.
Analyzing sales data for competitive substitute properties constitutes what is called the Sales

Comparison Approach or what is widely termed the Market Data Approach.

Income Capitalization Approach

For income-producing real estate, the purchaser-investor has a third possible choice. He
can acquire a substitute investment whose forecasted income stream has the same size, duration,
timing, stability, and certainty (or risk) as the income stream forecasted for the subject property.
The present worth or capitalized value of such an income stream represents the value of the right
to receive that income stream. The cost of acquiring a competitive substitute income stream on
the market measures the value of the property rights being appraised. This acquisition cost is

calculated by what is usually referred to as the Income Approach.

Cost Aporoach

Alternatively, the purchaser-investor may possibly produce or have produced a substitute
property with the same perceived utility as the subject property has. The cost of production of
this substitute property, provided it is market-determined, represents another measure of the
value of the property being appraised. This cost-of-production figure is derived by what is

termed the Cost Approach.

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 26

VALUATION ANALYSIS

These three alternatives provide the conceptual foundation for approaching the valuation
of property rights in real estate. They are interdependent and interrelated, and they all require
data from the same market. If good market data is available, the value indications of the three
approaches should fall within a fairly narrow range. The three value indicators are reconciled,
and a final value conclusion is made. All three approaches are always considered, however,
depending on the accuracy, reliability, and pertinence of the market data available for each

approach, only one or two approaches may be utilized.

In the valuation of the subject property, the Sales Comparison Approach has not been
utilized as I was unable to find an adequate number of arm’s length comparable sales with which
to develop a valuation estimate. There have been some land sales which were either converted
mmto parking or were assembled and at least used for additional parking. However, all of the
“true” parking lot sales do not seem to be arm’s length. Therefore, a typical Sales Comparison
Approach was deemed not to be applicable. There is a sufficient amount of income and expense
data available from similar competing properties located in the subject's general market area, and
therefore, the Income Approach has been utilized in this analysis. The Cost Approach is only
applicable for improved properties. Noting the subject property has little improvements, other
than paving and fencing it 1s my opinion the Cost Approach is also not considered to be an

applicable approach.

The steps utilized for each appraisal approach used within this report are summarized in

greater detail at the beginning of each approach.
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INCOME CAPITALIZATION APPROACH

Overview

The Income Approach is a "procedure in appraisal analysis which converts anticipated
benefits (dollar income or amenities) to be derived from the ownership of property into a value

estimate."

The Income Approach, which is related to investor thinking and motivation, is a basic
tool for the valuation of income-producing real estate. It is based on the principal of anticipation
reflected in the definition of value as the present worth of all the rights to future benefits
accruing to ownership. The fncome Approach is practical only when an income stream
attributable to the real estate can be estimated. This income estimate may be developed and
supported by cofnparisons in the local market or, alternatively, by an allocation to the real estate
of some portion of the total income derived from the operation of an ongoing commercial use in

which the real estate is a contributing component.*

The following outline is a step-by-step procedure which is utilized in deriving a value for

the subject property.

1. - Estimate market rents to derive Gross Income.

2. - Estimate and deduct the vacancy and credit loss allowance to derive the Effective Gross
Income.

3. - Estimate and deduct operating expenses to derive the Net Operating Income for the
subject property (before debt service and depreciation).

4. - Select an appropriate capitalization method and develop the Capitalization Rate.

5. - Complete the necessary computations to derive an economic value indication by the

Income Approach.

The method used for the income approach is the direct capitalization valuation technique,
which utilizes capitalization rates derived from market data. The methods employed in the direct

capitalization valuation technique are the mortgage equity technique and the debt coverage ratio

method.

? Byrl. N. Boyce, Real Hstate Appraisal Terminology, 1984.
41BID.
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Direct Capitalization

Direct capitalization is a method used to convert a single year’s income into an indication
of value, in one step. Direct capitalization assumes that the income of a property, before any
interest or depreciation, can be expressed on a constant dollar or stabilized basis. The following
income and expense estimates are based on a stabilized net operating income for the subject

property.

Income Analysis

Regardless of the capitalization method employed, it is necessary to estimate, on an
annual basis, the potential gross income, vacancy and operating expenses attributable to
operation of the real estate as well as the net operating income for the subject property.
Contained within the following subsections of this report is the basis for the estimates of the

potential gross income as well as the operating expenses for the subject property.

Contract Rents

The subject of this report has historically been utilized as a 20 space parking lot in
conjunction with the office building located at 298 Hanover Street. However, as an alternative it
could be utilized as an independent parking facility and per request of the client has been
appraised as such. Therefore, no actual income and expenses are available. Consequently, only

market rents and expenses have been utilized in the following income analysis of the subject
property,
Market Rent

Market rent is the rent that a property should receive based upon conditions in the open
market. It is analyzed by comparing the rents being paid for similar and competing rental space.
Market rent can vary from contract rent which is the rent being paid for the property as stipulated
by a lease contract. The subject has historically been utilized as a parking lot in conjunction with
the office building located at 298 Hanover Street. However, as an alternative it could be utilized
as an independent parking facility and per request of the client has been appraised as such.

These types of properties are customarily rented on a gross basis, with the owner being
responsible for the all of the property related expenses such as, real estate taxes, heat, water,
sewer, management, marketing and advertising, reserves for replacements and any common area
expenses.
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Although a lease can be drawn to fit any situation, most leases fall into two categories,
gross rental lease and net rental lease. In a gross lease, the lessor pays all operating expenses of
the real estate and in a net lease, the tenant pays for all of these expenses. In a modified gross
lease, the tenant pays for one or two itemns normally covered under a gross lease. These items
can range from utilities, to yard maintenance, but it should be noted that the majority of expenses
are still covered by the lessor. On a triple net lease, the owner of the property typically pays for
building insurance, property management, some exterior maintenance, and reserves for
replacement, with the tenant paying for the remainder of expenses. For this analysis, T have

assumed that the subject property’s spaces would be leased based on a gross basis.

A survey of rental parking spaces throughout the City of Manchester was conducted to
estimate the market rental rate for the subject’s parking spaces. Several owners of private lots as
well as municipal lot owned by the City of Manchester were surveyed. Based on the survey, a
monthly rental rate of between $55.00 to $85.00 per month is reasonable and supported for the
subject’s parking spaces. The majority of the lower rents are on-street permit parking or larger
surface parking lots closer to the downtown. The upper end of the rents are also closer to
downtown, have covered spaces, and/or are located in more “secure” facilities. Therefore,
considering the site’s location outside the immediate downtown area, yet noting the property is
rather small in size, is In average condition and is an “unsecured” parking lot, it is my opinion a
monthly rental rate nearest to the middle of this range is reasonable and well supported. Also,
based on this survey, a few respondents noted their typical operating expenses range from 10%
to 20% of their gross income. The high end represents the expenses of dedicated standalone
parking lots and the lower end represents expenses associated with parking lot operated in
conjunction with a commercial building. Alsoe, it should be noted all of the respondents surveyed
noted this figure did not take into consideration any vacancy and credit loss or any management
fees. This was done as most of the parking lot “managers™ were owners, or owners of nearby
mmproved properties which utilized the parking lot for their tenants associated with the buildings.
Therefore, both of these anticipated operating costs have to be accounted for as well.
Additionally, based on these conversations, as well as others previously appraised by Capital
Appraisal Associates, Inc., most parking lot owners noted during the summer months (months
without snow), their occupancy level is almost always approaching 90% to 100%, with some
noting they have a waiting list for spaces. However, during the winter months at least this rates
increases an additional 5% and 10%, depending on the size of the parking lot, in order to leave
space to accommedate for snow “removal” or piling. Therefore, for the purposes of this report, 1

have allocated a reasonable market vacancy and coliection loss figure of 10%.

A brief rental study has been included in the addenda of this report. The subject’s
estimated reconstructed operating statement is located on the following page.
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Market Development of Capitalization Rate - Direct Capitalization Method

Any interest in real estate that has an income stream can be valued by the direct
capitalization method of valuation. Using this process, the value is estimated by dividing the net
operating income by an appropriate overall capitalization rate. The formula for this calculation
is as follows:

Value (V) = Net Operating Income {NOI) + Overall Capitalization Rate (Ro)

The development of the capitalization rate has been based on three methods: the
mortgage equity technique, the debt coverage ratio technique, and the market extraction method
of valuation. In order to properly use these techniques, the appraiser has analyzed several
clements of the market, such as current interest rates, loan-to-value ratios, current market rental
information on similar comparable properties, equity vicld rates of investors, holding periods
typically found for investment properties similar to the subject, and the general economic and
financial climate for properties similar to the subject property.

Summary of the Capitalization Rate Calculations

In order to estimate the overall capitalization rate via these technigues, I have surveyed
local lending institutions to arrive at typical financial parameters. In addition to this bank survey

I have also utilized periodicals, such as the Appraiser News in order to extract typical rates used

throughout various lending institutions. In the following analysis, utilizing the mortgage equity

technique and debt coverage ratio method, [ have used the following parameters.

Loan to Value Ratio 70%

Mortgage Interest Rate 5.0%

Amortization Term 20 years

Holding Period 10 years

Equity Yield Rate 15%

Debt Coverage Ratio 1.30

Appreciation Rate Estimated at 1% per year over the

holding period, noting that some
appreciation is offset by the subject’s
physical depreciation.
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Capitalization Rate — Morteage Equity Technigue
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Capitalization Rate — Debt Coverace Ratio Method

The formula to dertve an overall rate via the debt coverage ratio method is as follows:

R, = DCxRmxM

Where;

Ro = QOverall Capitalization Rate
DC = Debtcoverage Ratio

Rm = Mortgage Constant

M = the Typical Loan-to-Value Ratio

The mortgage constant is a rate which reflects the relationship between debt service and
the total principal amount of the mortgage loan.

The loan-to-value ratio is the ratio of the mortgage amount to the estimated market value
of the property.

Utilizing this information, the appraiser has estimated a mortgage constant of 0.0792,
based on a loan term of 20 years and a loan interest rate of 5.0%. The debt coverage ratio of
1.30, which seems reasonable and typical for the current economic conditions, has been utilized,
as well as a 70% loan-to-value ratio which is somewhat standard throughout the financing

industry. When these three factors are multiplied by each other, an overall capitalization rate of
7.20% is indicated.

Inserting these financing terms into the debt coverage ratio formula results in an overall

rate as follows:

Ro = DCxRmxM
Ro = 1.30x 0. 0792 x 0.70
Ro = 0.0720 or 7.20%
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SUMMARY OF THE INCOME APPROACH

In estimating the value of the subject property via the income approach, two direct
capitalization valuation techniques have been utilized.

First, utilizing current financing criteria, the mortgage equity technique was employed
and an overall capitalization rate of 8.25% was indicated. The second technique used was the
debt coverage ratio method which also uses current financing criteria. However, the debt
coverage ratio method also utilizes the debt coverage ratio typically used by lending institutions.
The indicated capitalization rate based on this technigue is 7.20%. These two rates are further
supported based on figures extracted from RealtyRates.com - Investor Survey for the fourth
quarter of 2015 periodical “Average of All Property Types™. This survey notes a range in overall
capitalization rates, based on these two techniques, using actual market derived information from
consurmmated transactions, as reported by respondents based on actual net operating incomes,
was between 3.37% to as high as 23.60%, with an average for the DCR Technique of 8.98% and
an average of 9.67% via the Band of Investment Technique.

Adding support for the above noted estimated overall capitalization rate is a periodical
from the second quarter of 2015, the PwC Real Estate Investor Survey, published by the

Appraisal Institute, the noted Overall Capitalization Rates for all types of properties ranges from
3.50% to 9.00% with a national average of between 5.30% and 6.13%. Also another study of
overall capitalization rates extracted from RealtyRates.com - Investor Survey for the fourth
quarter of 2015 (latest available), the weighted composite indices was 9.38% which was
basically unchanged from the third quarter rate. Most real estate professionals in New
Hampshire who use this study tend to agree that the average discount rates are high for New
Hampshire, as well as the available returns in altermnative type and risk investments. However, in
any case, the rate utilized should also consider the risk involved with vacant space and the
quality of existing and prospective tenants suitable for the subject property. Therefore, noting
that the subject is a small volume parking lot, it is my opinion a rate nearest to the middle of the
indicated rates, estimated to be between 8.00% and 9.00%, is most applicable.

Based on the preceding, it is my opinion an overall capitalization rate of 8.50%, is most
applicable. Therefore, based on these assumptions, the direct capitalization valuation technique
for the subject property is calculated as follows:

Net Operating Income (NOT) + Capitalization Rate (Ro) = Value (V)
NOI - 88,008 +Ro - 0.085 =V - $94,212
Rounded Value Estimate: $95,000

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 35

RECONCILIATION OF APPROACHES

"Reconciliation is the process of coordinating and integrating relating facts in order to
develop a unified conclusion.” In the estimation of Market Value of the subject property, I have
considered the Sales Comparison Approach, the Cost Approach and the Income Approach. All
of these approaches are established and recognized appraisal techniques used in the valuation of

real estate.

The purpose of reconciliation is to develop the most reliable estimate of value based on
analysis of the quantity, quality, and durability of all the data developed. Thus, reconciliation is

a review of the data and the various procedures in which the data is utilized within this report.

Each of these approaches has been reviewed separately by comparing to the others in
terms of adequacy, defensibility and overall reliability. The results of these appraisal methods

are as follows:

Sales Comparison Approach: ........cccoocvvvevniinneennee Not Applicable
Income Approach: ..o $95,000
Cost APProach: ..o Not Applicable

In my opinion, the /ncome Approach gives the best indication of actions of the buyers
and sellers of properties similar to the subject property. As previously noted both the Sales
Comparison Approach and the Cost Approach have not been utilized, as they are not considered
to be applicable approaches in valuing a property like the subject.

The Income Approach, which is related to investor thinking and motivation, is a basic
tool for valuation of income-producing real estate. It is based on the principal of anticipation
reflected in the definition of value, "as the present worth of all rights to future benefits accruing
to ownership”. The income approach is practical only when an income stream attributable to the
real estate can be estimated. This income estimate may be developed and supported by
comparisons in the local market or, alternatively, by an allocation to real estate of some portion
of the total income derived from operation of an ongoing business in which the real estate is a
contributing component.

Based on the foregoing, with the only applicable approach being the Income Approach, it
is my opinion that the market value of the subject property as of January 14, 2016, is $95,000.
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EXPOSURE TIME

The subject's exposure time is based on a typical effective marketing period for similar
competing properties which have sold. Exposure time is always presumed to occur prior to the

effective date of the appraisal.

Exposure time 1s defined by the Appraisal Foundation, USPAP 2016-2017 edition (page
195), as “the estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value on the
effective date of the appraisal; Exposure time is a retrospective opinion based upon an analysis

of past events assuming a competitive and open market.”

Exposure time is different for various types of property and under various market
conditions. It is noted that the overall concept of reasonable exposure encompasses not only
adequate, sufficient, and reasonable time but also adequate, sufficient, and reasonable effort.

This statement focuses on the time component.

Exposure time 1s one of a series of conditions in most market value definitions. Exposure
time may vary greatly depending upon a number of factors including the motivation of the
owner, the reasonableness of the offering price, the different marketing avenues, as well as the
amounts and willingness of the local financing markets to name just a few. Because all of these
factors greatly affect the exposure period of a property, it is very difficult to accurately measure

the exposure time for the subject property.

The two best methods of estimating an exposure time are one, through actual sales, and
two, through conversations with local real estate brokers. Conversations with local professional
real estate brokers indicted that most properties, if reasonably priced, should sell within a twelve
month time frame. Also, a review of the comparable sales utilized in the sales comparison
approach, revealed that when the sales were marketed at or near the eventual sales price, the

exposure period was typically less than twelve months

Based upon the preceding, it is my opinion that a reasonable exposure time for the subject
property, based on the previously noted reconciled market value conclusion, would be twelve
months or less. This assumes that the subject would be actively marketed by a professional real

estate broker, at or near the final reconciled value estimate.
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COMPARABLE RENTAL ANALYSIS

General throughout|  $55 t0 $85 M. Denise Boutilier the Parking Manager for the City of Manchester noted all City
the City of permonth  jowned open parking lof spaces are rented for $60.00 per morth and spaces i parking
Manchester, NH garages are rented for $75.00 to $85.00 per month. Downtown and Millyard Zone on-
street permiis are rented for $35.00 per month,
23 Vine Street $85.00 This property s ocated approximately one or two blocks offElm Street. The lot is
Victory Parking permonth  javailable at $6.00 per day or on a monthly basis. Overall, considered superior.
Garage
Manchester, NH
61 Middle Street $75.00 This property is located approximately one or two blocks off Elm Street. The lot is
Midde St. Parking|  permonth  |available at $1.50 por howr or on a monthly basis. Overall, considered fitly sirar.
Lot
Manchester, NH
65 Graniie Street, $75.00 This property is focated just off Elm Street. Overall, considered superior as most spaces
Center of NH permonth  |are covered.
Garage
Manchester, NH
99 Lowelt Street $60.00 Tlis property is located approximately ene or two blocks off Elm Street. The lot is
Hartnett Parking permonth  [available at $1.50 per hour or on a monthly basis. Overall, considered fairly similar.
Lot
Manchester, NH
306 Pine Street $60.00 This property is located approximately one or two blocks off Elm Strect. The lotis
Pme St. Parking permenth  |available at $6.00 per day or on a monthly basis. Overall, considered faily sirilar.
Lot
Manchester, NH
Kosciusko St $75.00 This property is located approxinaiely one or two blocks off Bl Street in the sowthem
Koscusko St. permonth  |end. Overall, considered faily similar,
QGarage
Manchester, NH
45 Orange Street $60.00 This property is located approxinalely one or two blocks off Eim Street. The Joi is
Peart! Parking Lot permonth  (available at $1.50 per hour of o a monthly basis, Overall, considered fairly similar.
Manchester, NH
555 Canal Street $60.00 This property is located approximately ene or two blocks off Elm Sweet. Overall,
Wall St. Tower permonth  |considered fairly similar.
(arage
Manchester, NH
Canal Street $635.00 This property is located approximately one or twe blocks off Ein Street. The Totis a
Private parking lot permonth  |private ot in which spaces were rented (o allow for abutters parking,
Manchester, NH
40 Lake Ave. $60.00 This property is located approximately one or twe blocks off Ein Steet. Overall,
lake Ave. Parking| permonth  |considered fairly similar.
Lot
Manchester, NH

All of the parking rentals ere gross leases with the owners of the parking lots paying for all of the operating expenses
atiributable to the parking garage or parking lot.
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SUBJECT ADDENDA
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SUBJECT PHOTOGRAPHS

Street Parking Lot

Maple

king Lot

Maple Street Par
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SUBJECT PHOTOGRAPHS

Hanover Street - westerly
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TAX CARD - SUBJECT PROPERTY
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TAX CARD - SUBJECT PROPERTY
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LEGAL DESCRIPTION — SUBJECT PROPERTY

120017 A0 HAR 2D WAL 26

WARRANTY DEED

. Jason Trefssman, of 5758 Wast 38 hys..Booa Ratan, Fl., far cossitaration paid, grams
13 fhe Stale of Mew Hampshire (C/0 Joter 3., Ratoff, Commissianer, Mew Hampshire Department
“nf Employraent Securty 32 South Makn Stresl, Gonoarns, NH DT, with Wasranty Dovanants,
e following tract or parcel of tand with the s idifigs and improvements therson located o
Hanchestar, Hiilﬁhamugﬁ County, N and more-particularly meustded srddeecibed as follows:

Nernerly, on Hanpver Street, there measwring 70 frat; Easterly: on Maple Street,
{here measuring 180 feat; Suutheny” ona 20 foot passageway thars .0 e S
Wasterly: by & ine paralie with said Maple Sirset and 70 faet distant neraron there measuing
100 fewt.

Meaning ard injghding to describe snd cotway e same pmmisaa comeyed B e

grantor kargin by deedof Boulnghane dated Oitoivar 4, 1365 and recordsd in the Hilsboraugh
+Gounty Registry of Desilh in Book 3380, Page G4E. o '
i Pursuant o RSA 75-B:2(1), no real sts s is dus with respect o this conveyance.
%m&dz Warchis, 2004
£M1 Bl iy
f e § FEISan

State of Flogda
chounty of 1 e BB

" wi?’é«‘fﬁmaﬂ[’y‘ appaared, h%aw e, the undamﬁgﬁﬁ% etz H vathin R
acknowlerdgad the foregiing lo be his fren met and deed.

Pated: Marchih, 2001 -
Motary Publie

o

A

Hame ot hiolury

LLL1I8ESHE

My Commistinn Expias
Y CRRATINE 5, FROSPTE
o PENMIEES ¥ L SRR

% PR RN RN v
Tigr e ¥ MR Pep 3, L7 reltliel
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ENGAGEMENT LETTER

FORM MUMBER P-37 (version A/5015)

H

; Mevice: Thisagreement and all of &s attpchments shall become puldic upon subanission to Govemnor and
i Exevative Counci] for spproval, Any information thar is private, confidentisl or proprietary mist
be alenrly iderzified 1o the apency md agreed Lo in writing prior 1o siening the contracr.

AGREEMENT
Th: State: o New Hampshire snd the Contrasior hereby mteadly agree as followes:

GENERAL PROVISTONS
b IGENTIFRCATION,

LI State Agency Wame 12 Btate Agesicy Address
MH Employment Secoricy 45 South Frait Strat, Concord, WH (330)
L3 Conwactor Name 4 Cemrachsr Address
Cogilab Appraised Avsociatey, fne., WO #3603 128 South Fruit Street, Concord, M
1.5 Comtractor Phone | 15 Avcaunt Nomber 1.7 Complelion Date 1.8 Price Limation
Mumber ;
HUI-Z2R-WH0 DIROZT-BOAE- 300252 Ty 13, UG FADB0.00
L8 Contracting Officer for State Agsrcy L0 Sie Ageney Telophons Number
Ghenrge M. Copadis, Commizsioner #03-228-4000
L1 Confractor Signmters 112 Mame snd Thiz of Contractar Signatory
S WZ,« % N Fimathy R, Daniels, President

3 FBVA.tiEﬁbw]edggmcm: Srate of  KH Coundy of  Mesrimaclk

Qu Dec. L8, 2015 before the undersigned offices, personaily appeared the pereon identfied in Siock 117, or satisfantorily
proven 1o bedbe petson whose name is signed in blok 2,11, and achaowledged that s/he exeouted this document in e capaciy

| ingicated —

it %

' ~m.g
: Wy Comm. B e, g5, 015

1032 Mamg apd Thke of Notary or )

Lagcedle, Mokery .

P Stahe Agefly E‘ﬁimr ‘ 115 Mame and Tile of Staie Ageney Signalory
i B 2‘\/ﬁ'ﬁ’/ Dage: §} "\,:El}!{ Gecrge W. Copedis, Commiasicuer

\ :
1.16 Apprenal by the N.H. Diepartment of Adatinistration, Pivision of Personma] ¥ mpplicoble)

By: Director, Onc

L1Y Approsal by the Attormey Geners) { Form, Siubsiancs and Execution) 3 appiicahie}

B hy

LES Approval by the Governor fnd Cxecotive Saunei] {if wepiizahle}

By i

Page 1 of 4
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ENGAGEMENT LETTER

L EMPLOYMENT OF CONTRACTORSERYICES TO
BE PERFORMED. The Stn of Neve Hampshirs, acting
through the aganey Wentified in block 1.7 (“State™, STEATES
somtracior idemtified in Wock 1.3 £“Contractor™) fo perfoim,
and the Conteattor shall perform, te work or sale of goads, or
hiatty, identified and move partfoularly deseribed in the aftachnd
EXHIBIT A which is incosperated herein by reference
{"Services™),

3. LFFECTIVE DATECOMPLETION OF SERVICES,
A% Negwiflstanding say provision of this Agreement to the
cimteary. and subject fo the approwal of the Governor und
Exeeutive Countd] of the State of New Hempshive
apptivable, thie Agreoment, and ) oblipations of he parties
herewider, shall beoome effertive on the date the Governor
and Exeewtive Comneld spprove (his Agreemont as indizated o
block 198, unless no sush approva] s regsired, in whick cese
the Agreement shall become effective o the date the
Agreement iz sigaed by the State Apeary as shown in block
£14 {*Effeetive Dane™),

3.2 if the Cottractor commenees G Services pricr o the
Effsctive Dus, all Bervices performed by the Contractor prior
to the Effertive Date shall bo performed e the sole zisk of the
Contractor, and inthe event that His Agveement does nog
becgene effective, the State shall have no Tability to the
Cartractor, inchuding withowt Bmiatien, sy ohligation to pay
the Contracter for any coms Inturred or Services perfrmd.
ChntRetne mst compiete alt Services by the Completion Dave
specified in hlock 1.7,

4. CONDITIONAL NATURE OF AGREEMENT.
Neewithatarnding sy provision of this Agmemen to the
congeary. afl obligations of the Staz hereander, inctuding,
without limifathon, the contironance of payments heremmder, are
comtingent wpen the availadility and contmed appropriating
of Bmrds, and e v event shal) the Seate be Hable far oy
payments herender in wxcess of such svaiinble sppragristed
fimads. I the event of & reduction or termpination of
approprised fnds, the Swte shall have the right to withhold
paytaent untl sach fands become wvatiable, i vver, and shall
have the Hizht w torminate this Agreemant immedistely upon
ghving the Contraor netive of such tarmination. The Stare
thell net be requived 4o wansfer finds from any other Fosoilit
& the Account identified fn blodk 1.6 bt the evont fasds i that
Apnoint are reduoed or anavailzble,

5 CONTRACT PRICE/PRICE LIMYTATION,
BAYMIMNT.

3.t The conract price, method of payment, sad s of
paythent ars identified nad more parfoularty desribed Sa
EXHIBIT B which is incorparated herein by roference,

52 The payanent by the Siste of e contraet yrice shall be the
el and the complets reimbursemens o the Contracior Se al)
wepernaes, of whatever natise incorred by the Cungactor in the
performance Ferenf, and shalt be the anily uud the enmphese
compensation i the Contractor fr the Servioes, The Siake
sil] Bmve noe Babdliny so the Corviractor other than the contmes
price,

PapeZ of 4
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5.3 The Ssain reserves the right fo offeet fom aay ansunts
atberwise payable wthe Centractor tnder this Agreermet
thiese Tauidated amourts negeired o parraited by M.H. RS54
80:7 Bwough REA 80:7-c or sy stber provizion of lav,

3.4 Norwithstanding swy yrovision in this Agresment fo the
contrary, atd notwilkstanding unexpectod ciroumstanoss, i
no gvent shall the total of alf payments suthorized, or setally
mate herewnder, exeaed the Price Limitatinn set forth i block
1.5

4. COMPLIANCE BY CONTRACTOR WITH LAWS
AND REGULATIONS' BLUAL BMPLOYMENT
CFPORTUNITY.

4.1 In cemneetion with the performance of the Rorvices, the
Contractor shall voamply with all siatuees, faws, reglations,
and arders of fedeest, stete, county or muritips] authorites
whtieh fmpose any obligation or daty wpor e Contmctor,
inclucieg, Yt nat limited to, civit rights and equal opportanity
faws, This oy inclede the regeiverment 1o ullize aroiiay
aids and sevvioes to ensure that persons with sonrremsation
disarhillizing, incladisg vision, hearing und mpesch, can
engranunicare with, recebve Iformation Troew, amd comvey
snformation 1o the Contractor, Inadditlon, the Comvactar
shall comply with adt apglicable copyrisht bws,

6.2 During the terim of tis Agreament, the Comtractor shill
rul discriminate agafes emplovess o applicais for
srviployment becaise of race, eoler, religion, croed, HEE, SK,
andivap, sexual arientation, or national wririn and will mhe
aifirmative action o prevent such discrimination,

6.3 i this Agreement is Runded in any pars by monfes of the
United States, the Contractor shalf comply witl aif they
prawisiimns of Exechtive Onler Mo, 11245 “Equal
Emplayment Opporsenity™), s suppdemionted by the
regufations of the Unfted Beates Department of Labor {41
C.ER. Fart 60}, and with any rules, regulations and guidefines
%5 the State of Nyw Hawpehivs or dhe United States fsme &
implement thege remulations. The Contractor finther BYTES 10
st s State or Uniled Stetes avcess 10 sy of tha
Cortrnctdr's books, repoeds and acopunts lur the purpose of
asvermmining complisnce witk ol rules, semulations and ordeys,
and the cavenants, teas and sondifons of Sig Agmeemaont,

7. PERSONNEL.

7.8 The Contractor shali at its own axpertss provide all
persnaliE hesessary & perfann the Servives, The Commeror
warsatts that atl personned engaged in the Services shall be
guatified w perform the Semvicss, snd shall be propey
Heensed mnd oherwise sutherized to dp 5o (mder 5l aplicable
Tawg,

.2 Unless otherwise anthorived in writtay, during e torm of
rhis Agreement, and for & pertod of sz {8} months aBey 1w
Completion Diate in bisek £.7, the Comrantor shall mot Hire,
and shall not permit ary subcomiractor or offer perso, finm o
sumparation with whoss it is ergaged i » combined affort o
peelorm the Services t Fire, any person whe &s 2 St
conployes o officisl, who is marerislly nvolbved i the
prizurgment, ademinisiration o perfornmnce of this

b .Ii.! !
Contractor Indtisls _ﬁ:y’zﬁi—ﬁ
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Agreement. This proviston shadl susvive termination of this
Agreemnent,

1.3 The Costracting Officer speeified in block 1.5, ov his or
het sueeersor, shall B the State’s ropreseniive, In the event
of any dispute concerning the inkerpretation of this Asresment,
the Conuactiag Offieasrts derdsion shall be final for the Smte.

& EVENT OF BEFAULT/REMEDIES,

&1 Ay pac or nxore of the Rllewing cots of omlssions of the
Contrazter shall constitute s event of defaut hersunder
{"Everd of Defauic");

8.1 fafluere to performe the Sarvices sasfstactorily or o
scheduter

8.1.2 failure to zubimit any report sequired horennder; andor
5.1.3 Failuge o performy smy other cevenanl, lorm or eondifian
of this Agresrment,

8.2 Upon the geourrence of any Event of Defiet, the State
may take any ong, or more, or 8ll, of the. following actions:
8.2.1 give the Contractor & written notice specifiving the Fvent
uf Defaadt and requiring ¥ to be remsdisd within, in the
ahsence of o greater ar lesser sperification of time, thirty {303
days from the date of the potice: and iF the Event of Defealt is
w0t tmaly vemediod, forminate this Agreement, efective e
{2y days afier giving the Coniraetor potice of terminarion:
$2.2 ghwe the Compractor & writhn notice spoeifying e Event
of Default and sespending sil payments to be marde under this
Agresmmint and ordering that the porton of the eontract price
which waruld etherwize acense o the Contractor during the
preriind fromn the dute of such sotice wril such fme se e State
determines that the Condracior has cured the Event of [efault
shatf never be paid 1o the Contractor:

£.2.3 st off aguinat any ather abligations the Staw may owe to
‘the Canlractor any damages the: $tate seffars by renson of oy
Bwent of Delautt; sndiar

824 treat the Apreemunt 55 breachied and pursse mry of il
remediics at faw or By cguity, o bot.

8 PATAACCISSACONFIDENTIALITYY
PRESERVATION,

BT As used i this Agreement, the word “data” shed] mean all
information and things developest or chiaied durlag the
performages of, of acquired o developed By ronsas nf) tis
Agreement, irotading, bur not limited @, all stedfes, reporss,
files, formalas, sureeys, maps, chas, ssund recordings, video
recordhngs, pictorial reprodustions, dresdiss, mmabyses,
graphie representations, computer rograms, SO
prious, notes, bters, roaorands, plpers, and docusmernts,
att whether finished or unfinished.

2.2 AR dats amd any propery which has been soveived Som
the State or puichased with furds provided for the purpess
umdie this Agroement, shal be e propeny of the Sate, st
shall be returned 1o the Stas upen demend or s
werrnination of this Agresment for any repson,

8.3 Confidentiality of dats shef] be governed by W, RSA
chapier $ieA or other existiag s, Disclozme of date
regquires prior writies sppeoval of the State,

Page 3 ol'4
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1 TERMIMATION. in the event of an exrly termination of
thiz Agreemem for any redson other then the completion of the
Services, the Contractor shall debiver to the Conttacting
Officer, not later than ffteon, (15) days sfier $e date of
termmination, a repert {*Termination Report™) describing in
detsdl all Services performed, and the contract prics eamed, w0
and mcloding the dute of erminarion. The foms, subject
natter, cottal, and mumber of sopies of the Temination
Report shall be idenitical 16 those of mny Finel Report
deseribed in the wizched EXHIBIT &,

L CONTRACTORS RELATION TO THE STATE. In
fhe perftringance of s Agresmest the Contrastor i fe aly
respets an independant contracter, snd is neither un sgent nor
an employee of the Sede. Melther the Contrietor nor amy of it
afficers, amplovess, agenis or members shat] have zutharity
il the State or seceive any benefils, workzrs® compensation
ar other emuluments provided By the State iy Tls smployers,

12 ASSEGNMEN T/ DELEGATIONSUBCONTRACTS,
Fhe Comractor hall net nssign, of othierwise trangler any
inaerest b this Agrecosest without the prior written netice and
congont of the State, Wons of the Serviees shall be
subcontracted by the Conteactor without the mricr written
motice and consent of the S,

13 INDEMSIFICATION. The Contractar shall defind,
indemnily 2nd hold harmbess the Seate, its officers and
empliyss, B and against any and all lngses suffered by the
Stote, its officers and employens, and any snd a1t elaims,
liahilities or penadifes asserted apainst the State, its afficers
ard employess, by or on belsdf of sy person, st acoount of
besed or resulting from, arising out of (or whick may be
claimed fo arise out of) the zets or amissions of the
Conjractor. Notwithstanding the forezaing, notiing hersin
contalivel shul] be desmed to constitute & walver of the
sovereagn ity of the Stete, which imssunity is hereby
veserved wo th Stale This covengnt In paragraph 13 shall
survive the termination of this Asrsemest,

14, INSURANCE.

$4.] The Contracter sholl, at its sole expenss, ohiain and
majntain in force, and shalf require any suhoomeaceor or
mssignee to obtuin md maimaln in force, the following

Insra o

14.3.1 comprehensive genea) labiliny insearance apainsr o
chaims of bodily Biury, death or property damiage, i smounts
ofnot fexs fan $1,000 000per ccasrrense and 52000000
dggrepate ; and

14.1.2 special catse of loss coverage form covering sl
propety subject (o sibaargraph 9.2 hersin, in an St ot
less thaen $0% of the whale Teplaceraent wilue of the preperty,
14.2 The poficies desceibed b subparigraph 14,1 hersin shalt
e om pathey forms and sndorsements approved fir sse in the
State of Mew Humpshive by the J.H, Departuset of
Insurance, amd fasved by insurers Hoenses? in the State of Mew
Hapahire,

- . b T
Contractor Initi eﬂ%m

Date 1273877015
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13,3 The Contracot shali furish to the Conbacting Officer
sdentifted in block 54, or kis or ber sucoessne, 1 certifientels)
of insnrance for all insuzanice cegsrived under this Agresmnent,
Cordeactor shali also furnish so the Contrasting Cloer
identithed in block 1.9, or hig or her secoessor, certificats(s) of
instrance for alf renewal(s) of nsaronse required wader thiz
Agrreernent w Ixter than thirty (305 days priit to the eaplirtion
dere of each of the insurance poliies. The cortificate(s) of
imgprancs s sny renewals thereof shall be attached nud are
memporsted herein by rofierence. Bach eartiticae(s) of
msuranes shall epniain 4 chiuse requiring the insurer to
provide the Contracting Officsr ddentilied in bock 1.9, or his
uy brer siseneasos, i dess thas thirty (303 days prior weitken
aotize of cenzliation or medifiestion of te poliey.

i3 WORKERS' COMPENSATION,

15.1 By sigming this agreevaent, the Contractor ferees,
certifies and warramts thae the Contracey is in comgplance with
or cxesnpt from, the requirements of MK, RSA chaprr 283-A
(" Workers' Compenation ™).

P2 Tothe exion the Crotractor is suiject 1o the
requirements of N.HL RSA chapter 281-A, Coarenctor shal}
saintaim, and neguire any subcontractar or assinnes o serure
and mainrain, payment of Workers' Compansation in
connpeetion with aesdvitles abich the passon proposes to
underiaie passiunt o his Agreement, Contractr shafl
flarnish the Contrseting OfFicer identified In blodk 1.5, or his
or er suceessar, proof o Warkars® Corapensatian i the
mantier desoribed in M, BEA chagter 2814 and any
appiicably renewals) thereof, which shag be artsobed wnd e
incamporated herein by referance. The Siare shall not be
respomsitle Rar payment of any Workers' Compessstion
premiums or for any other tloim or benefie for Cobracsor, or
oy subcantractor o cmploves of Contractor, which mHptit
artse untder applicable State of New Hampshire Workess'
Lompensation laws in comaction with the perfostance of the
wepvicey under this Agrecrent,

B, WAIYER OF BREACH. No fiture Ty thie State 1o
enforce aty provisions hereof after sty Event of Detadt shall
b desmed n waiver of ity viglts with regand to that Bvent of
Defhult, or any subsequent Evend of Defaslt. Mo ERPHEES
failune w0 enforoe amy Bvesst of Dethult shall be deomed &
wealiees' ef e riphe of the Ssat 1o enforcs axch and of of the
provisions hereof wsan any further or otfer Event of Dl
o e part of e Cantractor,

1. NOTICE. Any notice by o pacy heveto te the ober rany
shalk be deemed 1o lave been duly delivered or giver at the
time of mailing by certified ma, poglage prepaid, in o Unitsd
States Fost Office sddrossed to e parties at the addresses
ghven s blocks 1.2 end 1.4, herein,

i, AMENDMENT. This sgresment mey be arended,
waived or discharged nnly by an instrument in writhig siened
by the parties hevets sid wnby ufier approval of soch
amendment, waiver or discharge by die Gavernor and
Bxeeutive Councll of the Ste of Mew Hampshirs unless no

Ingz d of4
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sch ppproval is reaudred under (he checumsiancos PUEsuAIE 5o
State kaw, citle o poliey,

19, CONSTRUCTION OF AGREEMENT AND TERME,
This Agresment shall be constraed in acoordasne with the
fews of the Biats of Now Huowpshive, 2nd is binding spon and
tnures 1o the benefit of the parties and their respective
suceessors and assigns. The wording used in this Asresmens
is U veording <isen by the parties o express their mstusl
ftent, and ne rle of construstion shall ke appliod against or
i fovar of apy party.

20, THIRD PARTLES. The parties hereto do mot inferd o
benefir any third parties and this Agresment shall not be
constreed 1o sonfer sy such benefin,

4. HEADINGS, The beadings srouphiont the Agrreament
ave for veferonce purposes oaly, and the wonds costained
therein shafl & no way bs held to axplain, madify, aaplify or
abd i the Interpretation, constrocting or ndming of tha
provisions of this Agreemont,

22. SPECEAL PROVISIOMS. Additional provisions set
forth i the attached EXHIBIT O sre Ineotpersted herein by
referenne,

23, SEVERADILITY, Inthe event any of the pravisions of
this Agreement oo held by o conrt of cotpetent Jurisdiction o
b coLiteey o any sl o fuderg) Taw, the remaining
provisions of this Agreemer will rernatn in fll faroe aud
effioet.

24, ENTIRE AGREEMENT, This Agresment, whick gy
b executed in a mumber of counterpany, sach of which shal|
b deommd an original, consiitutes dhe entive Agreement and
understatding hetween ihe parties, awd Supersedes alf prige
Agresments end undersiontings refating horeto,

Contactor Elnilis.is%@&

Diate 1271872015

il el e

T
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ENGAGEMENT LETTER

EXHIBIT A

SCOPE

This document defines specifie servives to be provided by Capital Appraisal Associates, Ine.

{"Contractor™} in connection with Commercial Real Estaie Appraisals to be parformed For MNew
Humpshire Employment Secutty,

DESCTUPTION OF WORK/ARFOUIREMENTS

Capital Appraisel Associates, Tnc., hereinalier referred to as Contractor, will provide all phases
of Commercial Real Estate Apgraisal work: provision of factual arsabysis, opinions and
conclusions as to market value presented in a repert format, Work performed will conforin o aif
applicable Federal, State and loval requirements, Includine fhe Uniform Standards of
Professional Appratsal Practice.

Coutractor guarantees quality of work. Contractor agrees to perfonn specified servives in a
professional nanner and in accordsnee with spyropriste standards and spacifications. Cordractor
will be responsible for obtaining alf materials, permits and apprevals, as nesded,

Contractor will prepare Commercisl Resl Estate Appraisals of thyee (33 WH Employment
Security properties located in Manchester, New Hampshire - 300 Hanover Street, 298 Hanover
Street and 436 Maple Street. Contractor will provide NI Employment Secority & complete
Bummary Report for ¢ach proparty being sppraised,

SAFETY ISSUBS AND COMPLIANCE REQUIREMENTS

Safety and protection of WH Employment Securlty personnel, rraperty and information is of
utmost concetn i the performance of work under this agreement. Work will interfeve ax Bitle as
possible with NIT Employment Security business. Work performed will comply with all state
and federal safety laws, rules, regulations and standards 1 ensure the safety of workers, NHES
staff, NHES clients and the peneral public including, but not limited tor, CISHA amd 11,5,
Drepartment of Labor laws and regulstions

CAPITAL APPRAISAL ASSOCIATES, INC.
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§

EXHIBET B
PRICE FOHR SERVICES

Conteactor agrees to provide NH BErmplovment Security with the serviees indicated in Buhibit A
of this Agrecmnent &t prices quoled and shown below, Conwractor agrees o perform services ina
professional manner and w meet sppropriate specifications sy outlined and approved by the
MHES Emplovment Security representative,

Lutation Price

304 Hanover Streel, Manchester, N 03104 BES00

298 Hanover Street, Manchester, NI 03104 FE 50000

436 Maple Street, Manchester, NH 03104 FE .00

TOTAL AGREEMENT NOT TO ENCEED ' 5400000
INVOILES

Contractor will inveice NH Employment Security when services have besn compleied and
approved by the WH Employment Seourily representative. Contractor may hvoice as each
property has been appraised and 1 completz Summary Report has been supplied to NHES.

Invoices must inchade the following:

Brief deseription of work
Liate work was compheted
Paysieal lseation of job site

All invoices must show sufficient detail of work performed. Payment wili be made through
normal State payment processes, which is within thirty (30 days following receipt of an
approved invotes. Aceeptance of the work will be determined by the NH Employment Ssourity
sepsenitEtive.

loveices will be sent fo:
Jill Revels
MHES Tiscal Management

45 Routh Frail Strees
Concoyd, NI 03381

CAPITAL APPRAISAL ASSOCIATES, INC.
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ENGAGEMENT LETTER

EAHIBIT O

TEBM & EXTEMETION

This agrecment is for s term beginning upen NE Emplovment Security approval and terminating
em o belore Januory 13, 2016,

CONFIDENTIALT

o, CRIMINAL BECORD. CERTIFICATE OF GOOD STANDING

Contractor and personme] scheduled to enter MH Employment Secwrity fucilities must submit a
signed BTATEMENRT OF CONFIDENTIALITY OF RECORDS FORMDES 1782 and a
CRIMINAL RECORDS PORM (DES 21350} provided by KH Employment Secusity, if
applicable, prior W enrsnce bt a facility. There i3 $25.00 fee for each erimdnal recond chesk,
In connection with the execution of this agreement, the Contractor must provide a curvent NH
CERTIFICATE OF GOOD STANDING (dated April 2015 ot luter). Fhere is a thirty dollar
($30.00) fee if applied for in person wr a five dollar ($5.00) fee if applied for by mail.

SUBCONTRACTING

Cortractor will not assign, subcontract or otherwise transfer any duties or wiitten performance
obligations under this agreement 10 any other party without the prior writien consent of NHES,

DEBARMENT, SUSPENSION, PRIMARY COVERED TRANSACTIONS

Conteactor cerlifiey that Capital Appraiss] Associztes, Inc. and s officers and directors, to the
bust of their knowledge and belicf, are sot presently debarred, suspended, proposed for
debarment, declared ineligible or volumarily excluded from covered transastions by any Federsl
department or agency. Confractor will inform WHES of any relevant changes in status in
keeping with this seetion,

AMBERICANS WITH DISABIEITIES ACT

The undersigned agrees to comply with il Federal, Sege und Tocg] ADA niles and regulations.

CAPITAL APPRAISAL ASSOCIATES, INC.
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ENGAGEMENT LETTER

State of Nefu Hampshive
Bepariment of State

CERTIFICATE

I, Witliam M. Gardner, Secretary of State of the State of New Fampshire, do berchy
cartify that CAPITAL APPRAISAL ASBOCIATES, INC. is a New Hampshine
corporation Quly incorporated wnder the laws of the Sigte of New Hampshire on
September 12, 1996. 1 further centify that all foes md somul reports required by the
Secretary of State's office have been received and fhet articles of dissolution heve not

been filed.

b TESTIMONY WHEREQDF, I hereio
set my hend and cause to be affixed
the Seal of the Btate of Wew Hampdire,
this 18" day of December, A.D, 2013

William M, Gardner
Becretary of Stafe

CAPITAL APPRAISAL ASSOCIATES, INC.
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ENGAGEMENT LETTER

CERTIFICATE OF VOTE

SPECTAL MEETING OF THE.

BOARD OF DIREC

A special mesting of the Bosrd of Dircetors of Capital Anpraisal Assoctates, fne, was
held on this date at 1100 am at 128 South Fruil Steeet, Concord, New Harpshire, Prosent at
the meeting were all of the mentbars of the board, Timothy R. Daniels and Kathleen T, Daniels.

Timothy R. Daniels took the position of chainnan of the mesting,
On a motion duly made and seconded, ft was manimousty:

RESOLVER: That the Corporation s hersby anthorized to enter into & certain
agreement withi the St=te of New Hampshire to provide real properly appraisal services with
regard 1 three properties located in the City of Manchester and identified as 300 Hanover Street
298 Hanover Street, and 436 Maple Street that Timothy R, Dariels, heing the dudy elested an
qualified President of the Corporation, is hereby suthorzed to exeoute on belalf of e
Corporation said agresrnent and any such other agreements, rmendrnents, instruments,
certifivates, or documents, and to take any stch further action on beball of the Corporation, as
mizy in his sole judgmnent be necessary or desirable to effectuste the purposes of said agreement
and this resolution; snd that any and all actions 1aken rior 1o the date of this resolution by agy
officer, director, employee, or agent of the Cotposation in fartherance of the purposes of said
agreement or this resolution are hereby ratified and confirmed as the duly avthorized actions of
the Corporation,

3

There being ne farther business to be done 3 motion v-ase why made and seconded m
acioum,

124180615 Cﬁﬂ%;/

Diate jdﬁaﬁﬁw R E}&HM frector  §
LIRRRMNS Gregtter - Btbo it o b
Thater é{f’r Yvette T, Lascelle, Netary Public

My Cornmissior

i :Macr‘zz%« §

120182015 E
Diste :

o - ) A /, i
121817015 - ﬁm&» D? LA\ Lt
Date Fvene T, Lascelle, Notary Public #

My Commission expires March 30, 2016
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise stated, this appraisal report is subject to the foliowing assumptions and
limiting conditions:

1. - No responsibility is assumed for the legal description or for matters including legal or
title considerations. Title to the property is assumed to be good and marketable unless
otherwise stated.

2. - The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

3. - Responsible ownership and competent property management are assumed.

4. - The property will be operated in conformance with applicable government regulations,
codes, ordinances and statutes.

5. - The mformation furnished by others is believed to be reliable; however, it cannot be
guaranteed as being certain. Thus, no warranty is given for its accuracy. No single item
of information was completely relied upon to the exclusion of other information.

6. - All engineering is assumed to be correct. No survey of the property has been made by
me and no responsibility is assumed in connection with such matters. The plot plans and
illustrative material in this report are included only to assist the reader in visualizing the
property.

7. - It 1s assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such
conditions or for arranging for engineering studies that may be required to discover them.

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

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

10. - It 1s assumed that all required licenses, certificates of occupancy, consents, or other
legislative or administrative authority from any local, state, or national government or
private entity or organization have been or can be obtained or renewed for any use on
which the value estimate contained in the report is based.

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

12. - The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.

13. - By reason of this appraisal, I am not required to give further consultation, testimony, or
be in attendance in court with reference to the property in question unless arrangements
have been previously made.
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14. - Information relative to sale transactions has been confirmed by either the buyer, seller,
or a third party. Every reasonable attempt has been made by me to verify this
information and it is assumed to be reliable. It is specifically assumed that the sales
information noted herein is correct.

15. - Unless otherwise stated in this report the existence of hazardous material, which may or
may not be present on the property, was not observed by me. [ have no knowledge of the
existence of such materials on or in the property. However, I am not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam
mnsulation, or other potentially hazardous materials may affect the value of the property.
The value estimate is predicated on the assumption that NO HAZARDOUS WASTE or
HAZARDOUS MATERIAL, as defined in N.H. RSA 107-A and 107-B or in any similar
equivalent federal statute, is present on the appraised property and that with respect to
this program embodied in New Hampshire RSA 107-A and 107-B, the Federal Resource
Conservation and Recovery Act and Comprehensive Environmental Response,
Compensation, and Liability Act, and ANY other applicabie state, federal or local
hazardous waste statutes. No responsibility is assumed for any such conditions, or for
any expertise or engineering knowledge required to discover them. The client 1s urged to
retain an expert in this field, if desired.

16. - Disclosure of the contents of the appraisal report is governed by the bylaws and
regulations of the professional appraisal organizations with which I am affiliated.

17. - When the signatory of this appraisal report is a candidate or a member of the Appraisal
Institute, its bylaws and regulations require the member or candidate to control the use
and distribution of the report. Therefore, except as hereinafter provided, the party for
whom this appraisal report was prepared may distribute copies of the report, in its
entirety, to such third parties as may be selected by the party for whom this appraisal
report was prepared. However, selected portions of this appraisal report may not be
given to third parties without the prior written consent of the signatory of the report.
Further, neither all nor any part of the appraisal report shall be disseminated to the
general public by the use of advertising media, public relations media, news media, sales
media or other media for public communication without the prior written consent of the
signatory of the report. Nor shall I, the firm, or professional organization of which I am a
member be identified without my written consent.

18. - Opinions of value contained herein are estimates. There is no guarantee, written or
implied, that the subject property will sell or lease for the indicated amounts.

19. - I have not made a survey or analysis of the subject property to determine whether the
physical aspects of the improvements meet the accessibility guidelines specified under
Americans with Disabilities Act (ADA). Under ADA guidelines, compliance matches
each owner's financial ability with the cost to cure the potential physical deficiencies of
the property. Thus, the requirements for compliance can change with each owner's
financial ability to correct (cure) the no accessibility problems for the property. Specific
studies of the cost-to-cure the deficiencies and the owner's financial ability to afford these
costs would be needed for the Departments of Justice to determine compliance.

20. - The estimate of market value presented herein does not consider the effects of potential
noncompliance.
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21. - All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless
s0 specified within the report. The property is appraised as though under responsible
ownership and competent management.

22,

Unless so specified within the report, T am unaware of any housing or life, health and

safety code violations or deficiencies which may exist in the subject property as of the
date of the inspection. This does not preclude the presence of such violations or
deficiencies; however, inspection for such items is beyond the scope of my assignment
and, therefore, has not been addressed. It should be noted, however, that any physical
defects found within the subject property, which may affect value, are addressed
according to accepted appraisal practice within the body of the report,

General Limiting Conditions

I, -

5.0-

Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purposes by any person other than the party to
whom it is addressed without my written consent, and in any event only with the
proper written qualification and only in its entirety.

The distribution of the total valuation in this report between land and improvements
applies only under the reported highest and best use of the property. The allocations
of value for land and improvements must not be used in conjunction with any other
appraisal and are invalid if so used.

No environmental impact studies were either requested or made in conjunction with
the appraisal, and I hereby reserve the right to alter, amend, revise or rescind any of
the value opinions based upon any subsequent environmental impact studies, research
or investigation,

This report has been specifically prepared for the purpose and function described
within the body of this document. The use of this report for any other purpose or
function, without my full written concurrence, renders this report null and void, and
discharges me from all liability.

Acceptance of and/or use of this appraisal report constitutes acceptance of the

foregoing general assumptions and general limiting conditions.
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APPRAISAL QUALIFICATIONS
OF
ERNEST TOUMPAS

New Hampshire
Certified General Appraiser #731

EDUCATION

University of New Hampshire, Durham, NH

1976 - Bachelor of Science - Business Administration

J M B Real Estate Academy, Inc.

2003 - Basics of Real Estate Appraising

2003 - Appraising 1-4 Family Properties

2003 - National Uniform Standards Of Professional Appraisal Practice
2004 - Appraising Income Properties

2005 - Residential Market Analysis and Highest & Best Use

2006 - Residential Site Valuation and Cost Approach

2006 - Advanced Income Property Appraising

2007 - National USPAP Update Seminar

Massachusetis Board of Real Estate Appraisers

2007 - Appraising Complex Residential Properties
Lemay School of Real Estate

2006 - Real Estate Finance

2008 - Beyond Paired Sales

2008 - National USPAP Update Seminar

2010 - Seminar, 2010-2011 National USPAP Update

2012 - Uniform Appraisal Standards for Federal Land Acquisitions
2012 - Seminar, 2012-2013 National USPAP Update

2013 - The Strange Case on Agile Mountain

2014 - Seminar, 2014-2015 National USPAP Update

2015 - Darker Shades of Gray

2015 - Seminar, 2016-2017 National USPAP Update

Trans-American Institute of Professional Studies, Inc.

2008 - Appraising in the Foreclosure Market
2004 - National USPAP Update Seminar
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McKissock Education

2009 - Private Appraisal Assignments

2010 - Residential Report Writing

2011 - Introduction to Residential Green Building
2011 - Introduction to Regression Analysis

2011 - Deriving and Supporting Adjustments
2013 - Introduction to Expert Witness Testimony
2014 - Appraisal of Self Storage Facilities

PROFESSIONAL EXPERIENCE

December 2007 - Present
Certified General Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.

2005 - 2007
Licensed Residential Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.

2003 - 2005
Appraiser/Trainee - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.

1988 - 2002
New Hampshire Army National Guard
Military Personnel Technician (1993-2002)
Personnel Database and Personnel Records Branch Chief

Property Account Technician (1988-1993)
Ist Battalion 172d Field Artillery

Stock Control & Accounting Supervisor (1982-1988)

1976 - 1982
Sears Roebuck & Company, Concord, NH
Division Manager: Hardware, Paint, Electrical, Lawn & Garden
COURT EXPERIENCE
Qualified Expert - United States Bankruptcy Court, District of New Hampshire

Qualified Expert - State of New Hampshire, Board of Tax and Land Appeal

CAPITAL APPRAISAL ASSOCIATES, INC.




NH REAL ESTATE CERTIFICATE

State of New Hampshire
BEAL ESTATE APPRAISER BOARD
APPROVED TOPRACTICE AS &
CERTIFIFD GFNERAL APPRAISER
IesUED Tor  ERWEST TOUMMPAS

Ceificate Mo ST 31 Exsmcins Dare: 123173017

State of New Hampshire
REAL ESTATE APPRAISER BOARD
AFFROVED TO PRACTICE A% &
Certified Gengral Apprajser
TssUEn T ERNERT TOUMPAS

ertificate _;NP: EXFIRATION DATE:
WHOG-731 12E12RT

For additions] iformation please contact the Board offies x¢ dawn.conturedol.gov or vistt ow web site 3t
hitpryiwmw.nkgoviuhresb
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JEFFRY A. PATTISON P LRCP 12-059
Laglslative Budpot Assistant .
03} 27 1-3181 N
® State of Mot Hampslyive -
MICHARL W, KANE, MPA RICHARD J, MAMONEY, OFA
Deputy Legistavive Budget Asaistant OFFICH OF LEGISLATIVE BUDGET ASSISTANT Direoler, Audit Division
{808} 871.8181 . State House, Room 102 B03) p71.2785

Conecord, New Hampshire 08201

November 28, 2012

George N. Copadis, Commissioner
Department of Employment Security
32 South Main Street

Concord, New Hampshire 03301-4857

Dear Commissioner Copadis,

The Long Range Capital Planning and Utilization Committee, pursuant to the
provisions of RSA 4:40, on. November 27, 2012, approved the request from the
Department of Employment Security, to amend LRCP. 12-042, approved by the Long
Range Capital Planning and Utilization Committee on September 18, 2012, to allow New
Hampshire Employment Security to sell without the services of a real estate. broker, for
the current market value, the following properties located ap 32-24 South Main St
Concord; 10 Wesi St, Concord; 298 Hanover St, Manchester; and 300 Hanover S,
Manchester, assess an Administrative Fee of $1,100 per property, and allow negotiations
within the Commitiee's cugent policy guidelines, as specified in the request dated -
November 14, 201 2. . .

Sipgerely,

e . Pattison

Legislative Budget Assistant

- JAPfpe '
Aﬁac_:hment

TDD Accese: Relay NH 1-800-735-2964




= New Hampshire ADMINISTRATIVE OFFICE

Employment
Securfty : 32 SoUTH MAIN STREET

hnh,gov
“Were working fo kesp New Hampshire working CONCORD, NH 03301-4857

GrorGE N, COPADIS, COMMISSIONER

November 14, 2012

~ Honorable John Graham, Chairman
Long Range Capital Planning and Utilization Committee
Legislative Office Building, Room 201
Concord, NH 03301

Dear Chairman Graham:

Reguested Action

Pursuant to RSA 4:40 the New Hampshire Department of Employment Security (NHES) requests
consent of the Long Range Capital Planning and Utilization Committee to amend the Commitiee's
approval dated September 18, 2012 to allow NHES to sell without the services of a real estate broker

the following properties:

e 32-34 South Main Street, Concord, NH for current market value, assess an agministrative fee of
$1.100, and aliow negotiations within the Committee’s current pelicy guidelines and that the right
of first refusal be treated in the customary manrier. According fo an appraisal of the property
dated July 21, 2011 the property appraised for $1,750,000.

« 10 West Street, Concord, NH for current market value, assess an administrative fee of $1,100,
and allow negotiations within the Committee’s current policy guidelines and that the right of first
refusal be treated in the customary manner, According to an appraisal of the property dated July
21, 2011 the property appraised for $1,700,000. :

o 208 Hanover Street, Manchester, NH for current market value, assess an administrative fee of
$1,100, and allow negotiations within the Committee’s current policy guidelines and that the right
of first refusal be treated in the customary manner. According to an appraisal of the property
dated May 27, 2011 the property appraised for $700,000.

o 300 Hanover Street, Manchester, NH for current market value, assess an administrative fee of
$1,100, and allow negotiations within the Committee’s current policy guidelines and that the right
of first refusal be treated in the customary manner. According to an appraisal of the property
dated May 27, 2011 the property appraised for $1,500,000.

NHES employees currently housed in these buildings will be relocated to the renovated Tobey Building
located in the Hugh Gallen State Office Park at 45 Fruit Street, Concord, NH. The Manchester Local
Office, currently located at 300 Hanover Street, will be relocated to another facility in Manchester which

has yet to be identified.

Summary

On September 18, 2012 the Commitiee voted to approve the NHES request to sell the above described
properties for the current market value, allowing negotiations within the Committee’s current policy
guidelines, assess an $1,100 Administrative Fee per property and that the right of first refusal be treated

in the customary manner.

NHES fs a proud member of America’s Workforce Network and NFH Works. NHES is an Equal Opportunity Employer and complies
with the Americans with Disabilities Act. Auwxiliary Aids and Servives are available on request of individuals with disabilities

Telephore (603) 224-3311 Fax (603) 228-4145 TDD/ TTY Access: Relay 1-800-735-2964  Web gite: www.nhes.nfugov



Subsequent to the Committee voting to approve the request to sell the above properties, the City of
.Concord in & letter to Governor Lynch dated October 2, 2012 confirmed Concord’s intent to exercise its
statutory right of first refusal pursuant to RSA 4:40 to acquire the NHES property located at 32-34 South
Main Street, Concord, NH.

On October 17, 2012 the Governor and Executive Council voted to authorize NBES to sell the above
described properties pursuant fo RSA 4:40 as detailed in the NHES request dated October 8, 2012 and o
relocate the employees currently housad in these buildings, to the renovated Tobey Building located in
the Hugh Gallen State Office Park, Concord, NH. The Manchester Local Office, will be relocated to
another facility in Manchester which has yet to be identified.

Further, as par{ of the Governor and Executive Council's authorization they accepted the City of
Concord's exercise of their statutory right of first refusal to acquire the NHES property located as 32-34
- South Main Sireet, Concord, NH.

NHES is now requesting the Committee to amend its prior approval and allow NHES 1o sell the above
described properties without the services of a real estate broker. n support of this request NHES states

as follows:

o Pursuant fo NH Laws 2011 Chapter 253 Section V “An amount equal fo the proceeds derived
from the sale of any of the [NHES] currently owned real estate shall be applied to the bonds
and notes issued pursuant to subparagraph V." Therefore, NHES is required pursuant to the
Capital Improvement appropriation to apply all proceeds derived from the sale of any NHES
property directly to the bonds and notes in order to quickly pay down the amounts borrowed
far the renovation of the Tobey building and thus reduce borrowing costs,

s Assuming the NHES properties sell for their appraised value, excluding the property located
at 32-34 South Main Street, Concord, NH which the City of Concord has exercised their
statutory right of first refusal to acquire, and also assuming a broker's commission of 6% of
the selling price for sach property then the potential broker's commission for these
transactions wouid be $234,000 which NHES would be unable to apply to the bonds and
notes discussed in NH Laws 2011 Chapter 253 Section V.

e NHES has a fullLegal department with attorneys experienced In real estate sales and
development and is confident that it can appropriately and legally conduct the sales process.

» [f approved to sell without the services of a real estate broker, NHES would handle the
process entirely on its own. NHES would issue a request for proposals for offers to purchase
the properties. NHES would marke! the properties utfiizing online listing services for
commercial property, newspaper advertisements, as well as cutreach {o real estate
developers and brokers, NHES would then conduct fours of the property with interested
parties. NHES would accept sealed bids by a specified deadline and then would negetiate the
terms of a purchase and sale agreement with the highest qualified bidder subject to approval
by the Governor and Executive Gouncil.

e if the offers received by NHES do not meet the requirement contained in RSA 4:40 to sell "at
not less than a current market value” then NHES would have the option of enfisting the
services of a real estate broker at that point in time.

s Further, if the City of Concord were for some reason unabie to complete tha transaction
pursuant to its statutory right of first refusal for 32-34 South Main Street, Concord, NH then
NHES would also look to sell that property without the services of a real estate broker as well.

Background

On June 22, 2011, the House and Senate voted (by voice vote) to adopt the committee of conference
report (2011-2428) on HEB 25; an act making appropriations for capital improvements. The bili includes
the Department's request that capital budget projects include the renovation of the Tobey building and the



construction of the parking garage. The bill also nrovides for the consolidation of four NHES offices. No
general funds are being used for the renovation project and parking garage.

Since then, NHES has retained the architectural firm of Lavallee Brensinger Architects of Manchester, NH
to provide design services for the renovation of the Tobey Buiiding. In addition, NHES confracted with
DEC-TAM Corporation of North Reading, MA for the internal demolition and abatement of the Tobey
Building. NHES expects the construction renovation cortract to go before the Governor and Executive
Cotincit for approval at its meeting on December 19, 2012.

NHES also began the process of galning formal approval for the sale of the four properties. Requests for
Project Review by the New Hampshire Division of Historicai Resources were submitted simultaneousiy for
the properties in Manchester and Concord. Requests for Surplus Land Review Actions were also
prepared and submitted to CORD.

32-34 South Main Street Concord, NH

DHR requested that a NH individual Inventory Form be prepared by an Architectural Historian gualified
under 38 CFR'81. NH Individual inventory Form was completed and submitted by Lisa Mauscif on
October 31, 2011. In addition, DHR requested that a historic context study on Mid-Twentieth Century
Modern architecture in NH be prepared and presented to the public at a workshop or open house. The
study must also be prepared by an Architectural Historian quaiified under 36 CFR 61 and completed prior
to December 31, 2012. NHES has contracted with Lisa Mausoif to prepare the study and workshop. The
study and workshop will be paid by NHES at a cost of $8,000. To retterate that stated above, upon
completion of the historic context study RSA 227-C:9 will be fully safisfied and there will be no additional
studies required or encumbrances on the subject property.

Effective November 10, 2011, CORD took action on the request brought by NHES to seli the property
located at 32-34 South Main Street Concord, NH. CORD voted to recommend approval of the request,
During the 80-day waiting period, no state agency expressed interest in the property.

In a letter dated October 24, 2011 the City of Concord expressed the desire to invoke its "right of first
refusal” under RSA 4:40 to intervene in the final disposal of the property. The City, using a "Request for
Proposals” process, would like the opportunity to select a private developer and enter into a public /
private partnership, to redevelop the property. ' .

On September 18, 2012 the Committee voted to apprave the NHES request to sell the above described
properties for the current market value, allowing negotiations within the Committee's current policy
guidelines, assess an $1,100 Administrative Fee per property and that the right of first refusal be treated
in the customary manner. '

Subsequent to the Committee voiing to approve the request to sell the above properties, the City of
Concord in a letter to Governor Lynch dated October 2, 2012 confirmed Concord’s intent to exercise its
statutory right of first refusal pursuant to RSA 4:4C to acquire the NHES property located at 32-34 South
Main Street, Concord, NH.

On October 17, 2012 the Governer and Executive Council voted to authorize NHES {o sell the above
described properties pursuant to RSA 4:40 as defailed in the NHES request dated October 9, 201 2.

Further, as part of the Governor and Executive Council's authorization they accepted the City of ,
Concord’s exercise of their statutory right of first refusal to acquire the NHES property located as 32-34
South Main Strest, Concord, NH.

10 West Street Concord, NH

As a result of the Request for Project Review by the New Hampshire Division of Historical Resources,
DHR indicated that no historic properties were affected. Therefore, the property is not encumbered and
available for possible sale.

Effective November 10, 2011, CORD took action on the request brought by the NHES 1o seil the property

located at 40 West Street, Concord, NH. CORD voted to recommend approval of the request. During the
60-day waiting period, no state agency came forward to express interest in the property.




In 3 letter dated October 24, 2011 the City of Concord expressed the desire to invoke its “right of first
refusal” under RSA 4:40 to intervene in the final disposal of the property. The City then withdrew its
exercised right of first refusal ina letter dated August 14, 2012

Granite State Independent Living has also expressed interest in acquiring the property.

On September 18, 2012 the Committee voted to approve the NHES request {0 sell the above described
properties for the current market value, allowing negotiations within the Committee’s current policy
guidelines, assess an $1,100 Administrative Fee per property and that the right of first refusal be treaied
in the customary manner. '

On October 17, 2012 the Governor and Executive Councll voted to authorize NHES to seli the above
described properties pursuant to RSA 440 as detailed in the NHES request dated October 8, 2012.

298 Hahover Streef, Manchester, Ni

DHR requested that a NH Individual Inventory Form be prepared by an Architectural Historian qualified
under 36 CFR 81. NH Individual Inventory Form was completed and submitted by Lisa Mauself on
Cctober 31, 2011

DHR responded in a letter dated December 2, 2011 indicating that while the property is a confributing
alement to the Janesville area, a potential historic district identified in the City of Manchester, disposal of

the property would not have the potential to impact the qualities of the district that make if significant. No
additional studies are required. Therefore, the property is not encumbered and available for possible

sale.
Effective Novernber 10, 2011, CORD took action on the request brought by NHES to sell the property

" located at 10 West Street, Concord, NH. CORD voted to recommend approval of the request to sell the
property. During the 60-day waiting petiod, no state agency came forward to express interest in the

property.  +/c>

On September 18, 2012 the Committee voted to approve the NHES request to seli the above described
properties for the current market value, allowing negotiations within the Committee's current policy
guidelines, assess an $1,100 Administrative Fee per property and that the right of first refusal be freated
in the customary manner.

On October 17, 2012 the Governor and Executive Council voted to authorize NHES to sell the above
described propérties pursuant to RSA 4:40 as detailed in the NHES request dated October 8, 2012.

300 Hanover S‘_areet. Manchester, NH

Asa result of the Request for Project Review by the New Hampshire Division of Historical Resources,
DHR indicated that there was no potential to cause affects. i

Effective January 5, 2012, CORD fook actior: on the request brought by NHES to sell or lease the
property located at 300 Hanover Street, Manchester, NH, CORD voted to recommend approval of the
requast to sell or lease the property. During the waiting period, no stale agency cameé forward to exprass
interest in the property. :

On September 18, 2012 the Committee voted to approve the NHES request to seli the above described
properties for the current market value, allowing negotiations within the Commitiee’s current policy
guidelines, assess an $1.100 Administrative Fee per property and that the right of first refusal be treated
in the customary manner.

On October'ﬂ, 2012 the Governor and Executive Councll voted to authorize NHES fo sell the above
described properties pursuant fo RSA 4:40 as detailed in the NHES reguest dated October &, 2012.




Property Descriptions and Acqguisition Cosis

NHES befieves that, given the Department's current use of the four properties as administrative office
space, all four properties should be marketed and sold as commercial office buildings, Per HB-25-FN-A
- subparagraph V, A proceeds from the sale of the buildings shall be applied to the ouistanding bonds and
notes. ‘

32 ~ 34 South Main Sireet

The property contains two parcels of land totaling .74% acres. The first parcel contains .81z acres of land
and includes one building of appreximately 22,780 square feet containing a mix of offices, conference
rooms, utiiity spaces and a majority of the parking lot in conjunction with the office building. The second
narce! containing .13+ acres is utilized as a portion of the parking lot. The building currently nouses the
Department's administrative functions. These groups will be moving to the Tobey Building located in the
Hugh Gallen State Office Park at 45 Fruit Street in Concord upon completion of a renovation project
leaving the building at 32 - 34 South Main Street vacant.

The building at 32 - 34 South Main Street was transferred to the State of New Hampshire on 11211979
from the Fayette Street Realty, Inc. - of the J. Slotnik Company. The J. Slotnik Company, the builder,
was paid $47,000 per year for twenty years for the buiiding after which ownership automatically reverted
to the State of New Hampshire.

32-34 South Main Street
Concord, NH
Original Fund Sources

Federal Funds ' $1,112,594 87.69%
Reed Act Funds : $156,259 12.31%
~ Total $1,268853 . 100.00%

The Federal Funds of $1,112,594 are now restricted and cannot be applied to the bonds and notes used
to finance the renovation of the Tobey Building. The Reed Act Funds are restricted and must be returned
to the state’s account in the Unempioyment Trust Fund. The ameunt credited as Reed Act funds are
restricted and may be used only for authorized Reed Act purposes consistent with Reed Act

requirements.

10 West Street .

The property contains 1.94+ acres of fand and includes one building of approximately 20,334 square feet
containing & mix of offices, conference rooms, and utility spaces. The building currently houses several
of the Department's administrative functions, the Economic and Labor Market Information Bureau, and
the Concord local office. These groups will be moving to the Tobey Building located in the Hugh Gallen
State Office Park at 45 Fruit Street in Concord upon completion of a renovation project leaving the
building at 10 West Street vacant. '

The property at 10 West Street was purchased from Alvan and Kathleen Traffie on February 2, 1898 for
the sum of $2,553,043. Funds to purchase the property came from:

10 West Street
Concord, NH
Qriginal Fund Sources .
Federal Funds $1,345,745.00 52.71%
Penalty and Interest Funds $615,274.52 24.10%
Administrative Contribution Funds $592,023.48 23.19%

Total $2,653,043.C0 100.00%



The Federal Funds of $1,345,745 cannot be applied to the bonds and notes used to finance the
renovaticn of the Tobey Building. The Penalty and Interest Funds may be applied to the bonds and notes
or used to support Unemployment Insurance programs. The Administrative Contribution Funds may be
applied to the bonds and notes or used to suppoert the Employment Services or Unemployment Insurance
programs.

298 HManover Street Manchester

The property contains two parcels of land totaling 0.31+ acres. The first parcel contains 0.15% acres of
fand and includes one building of approximately 9,559 sguare feet containing a mix of offices, training
roomns, conference rooms, and utility spaces. The second parcel located on the corner of Hanover Street
and Maple Street contains 0,16+ acres utilized as a parking lot in conjunction with the office building. The
building currently houses the Department’s Unemployment Insurance Appeals Unit. This group wilt be
moving to the Tobey Building located in the Hugh Gallen State Office Park at 45 Fruit Street in Concord
upon completion of a rencvation preject leaving the building at 298 Hanover Street vacant.

NHES purchased the 298 Hanover Street property on March 29, 2001 for $366,500.0'0 and financed
exclusively {100%) from the NHES Penalty and Interest Fund.

298 Hanover Sireet
Manchester, NH
Original Fund Sources

Federal Funds ‘ $0 0.00%
Administrative Contribution $364,500 100.00%
Total $364,500 100.00%

The Administrative Contribution Funds may be applied to the bonds and notes or used {0 support the
Employment Service or Unemgployment Insurance programs,

300 Hanover Street, Manchester

The property contains four parcels of land totaling 1.18+ acres. The first parcel contains 0.85+ acres of
land and incliides one building of approximately 20,360 square feet containing a mix of offices,
conference rooms, and utility spaces. The other three parcels containing .22+ acres, .14+ scres, and
AT+ acres respectively are used as a parking 16t In conjunction with the office building. The bullding
currently houses a portion of the Department’s Bensfit Adjudication Unit and the Wages and Speciai
Programs Unit. These groups will be moving to the Tobey Building located in the Hugh Gatlen State
Office Park at 45 Fruit Street in Concord upon completion of a renovation project. The building also
houseas the Manchester local office which will move to 2 location vef to be determined in the greater
Manchester area. These relocations will lsave the bullding at 300 Hanover Street vacant.

NHES purchased the 300 Hanover Sireet property on July 27, 1988 from Jascn E. Treisman in the total
-amount of $1,342,556.63 which represents & purchase price of $1,300,000.00, prorated costs of
improvements in accordance with the original lease in the amount of $34,781.31 and prorated taxes for
the first half of the 1998 — 1899 fiscal tax year in the amount of $7,778.32. NHES purchased the property
by exercising an option In its existing lease and was financed exclusively (100%) from the Administrative

Contribution Fund.

300 Hanover Strest
Manchester, NH
Original Fund Sources

Federal Funds %0 0.00%
Administrative Contribution Funds 31,342,560 100.00%
Total $1,342,560 100.00%



The Administrative Contribution Funds may be applied fo the bends and notes or used to support
Employment Services or Unemployment Insurance programs.

Property Appraisals

Each of the four properties was appraised by Capital Appraisal Associates located in Concord, NH in
reporis published on July 21, 2011. The “as is” fee simple unencumbered market values of the properties

as of June 21, 2011 were:

. Appraised
Property Valus
32 — 34 South Main Street, Concord, NH . $1,750,000
10 West Street, Concord, NH 1,700,000
208 Hanover Street, Manchester, NH 700,000
300 Hanover Straet, Manchester, NH 1,500,000
) Total $5,650,000

Sale Transactions

Section 193 of the Workforce Investment Act was amended in 2007 in order to fransfer federal equity in
state real property to the states under certain guidelings. Specifically, upon the sale or disposition of
property in which there Is some degree of federal equily, the proportion of the sale proceeds attributable
to the federal equity must be used solely for program activities authorized under the Workforce
Investment Act, Wagner-Peyser Act (aka Employment Services) or Title 1il of the Social Security Act (aka
Unemployment Insurance). The proceeds cannot be used toward the purchase of real property, nor can
they be usad to supplement the New Harmpshire Generat Fund.

While federal funding continues to be the primary source of funding for New Hampshire Employment
Security, the Department receives supplemental administrative funding under RSA 282-A187 IV,
However, its use is strictly limited to worker training, unempioyment insurance, and employment services
program activities including rent and the purchase of property where these programs are administered.

There is federal interest in only the two Concord properties. The proportion of federal Interest in the 32~
34 South Main Street property is 87.89% while the proportion of federal inferest at the 10 West Street
property s 52.71%. k

The estimated value of the federal interest is derlved by multiplying the proportion percentage against the
appraised value of each property. The appraised value of the 32-34 South Main Street property is -
$%,750,000 while the appraised value of the 10 West Streef property is $1,700,000. The resultant federal
equity in the 32-34 South Main Strest property comes to $1,534,575 while the 10 West Street federal
equity comes to $896,070. The federal equity for both Concord properties totals $2,430,645. However,
the final federal equity interest is directly dependent upon the final sale prices of the two Concord

properties.

Ve truly yours,
@ fi ? K
?\jj&_,\ﬁ; il

Géorge N. Copadis

Interim Commissicner

GNCHI



L & ‘ LRCP 16-006
New Hampshire Council on

Resources and Development

NH Office of Energy and Planning
107 Pleasant Street, Johnson Hall
Concord, N1 03301
Phone: 603-271-2155
Fax: 603.271-2615

TED Access: Relay NH
18007352904

MEMORANDUM
TO: Commissioner Jeffrey J. Rose
' Department of Resources and Eeonomic Development
) o ) . i ) ) . {;ﬂ“‘f} Zj
FROM: Susan Slack, Prineipal Planner j7, epet i

NI Office of Energy and Planntng
DATE: fanuary 22,2016

SURBJECT:  Surplus Land Review, SLR 15-007 WARNER

On January 14, 2016, the Council on Resources and Development (CORD) took action on the
following Surpius Land Review application from the Department of Resources and Fconomic
Development:

Request to convey by competitive bid a portion of the Davisville State Forest
totaling approximately 3 acres, which is encumbered by a utility easement,

CORD members voted to RECOMMEND APPROVAL OF SLR 15-007-WARNER.

e Bill Carpenter, Land Agent, NI Department of Resources and Economic Development
Meredith Hatfield, Director, NH Office of Energy and Planning
Rep. Gene Chandler, Chair, Long Range Capilal Planning and Utilization Commitiee

MEMBER AGENCIES: Office of Enérgy and Plansing « Resources anci_'&'cpnomis Development « Environmental Services
Agriculture, Markets, and Foud » Fish and Game » Safety « Education » Heaith and Haman Serviees » Transportatios
Cultural Resources « Administrative Services » New Hampstilie Housing Finance Asthority



New Hampshire Council on

Resources and Development

NH Office of Energy and Planning
107 Pleasant Street, Johnson Hall
Concord, NI 03301
Phone: 603-271-2155
Fax: 603-271-2615

TDD Access: Relay NH
1-800-735-2964

MEMORANDUM

TO: Commissioner Vicki V., Quiram
Department of Administrative Services

(.aw -»-1; i
FROM: Susan Slack, Principal Planner ¢4 %’(}’J
NH Office of Encrgy and Planning

DATE: January 22, 2016

SUBJECT: Surplus Land Review, SLR 16-001-Concord

On January 22, 2016, the Council on Resources and Development (CORD) took action on the
following Surplus Land Review application from the Department of Administrative Services:

Request from the Department Administrative Services, on behalf of the NH Liquor Commission,
to grant a utility easement to Unitil Energy Systems, Inc. and Northern New England Telephone
Operations, LLC (FairPoint Communications) as tenants in common on state-owned land at 50
Storrs Street in Concord for construction, instaflation, operation, mainienance and replacement of
transmission and distribution lines and associated service poles and supporting facilities and '
apparatus as needed to provide electrical and {elecommunications service to the NI Liquor
Commission Headquarters building.

CORD members voted to RECOMMEND APPROVAL OF SLR 16-001 as submitted,
pending no adverse comments received by the close of the 30-day public comment period,
which was the close of business on January 18,2016, Ne adverse comments were received,

ce! Jared Nylund, NH Department of Administrative Services
Meredith Hatfield, Director, NH Office of Energy and Planning
Chair, Long Range Capital Planning and Utilization Committee

MEMBER AGENGCIES: Office of Energy and Planning » Rescurces and Economic Development « Environmantal Services
Agricuituse, Markets, and Food « Fish and Game « Safety « Education » Health and Human Services « Transporation
Cultural Resoufces » Adminisirative Services « New Hampshire Housing Finance Autharity
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