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The Long Range Capital Planning and Utilization Committee, as establishing by RSA 17-
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2014, at 2:00 p.m. in Room 201 of the Legislative Office Building.
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LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
AGENDA

Tuesday, April 15, 2014 at 2:00 p.m. in Room 201 of the Legidative Office Building

(1)

(2)

3)

Acceptance of Minutes of the March 4, 2014 meeting

Old Business:

RSA 188-F:6, XlI1-a, Authority of the Board of Trustees:

LRCP 14-005 Additional Information Community College System of New Hampshire — signed
Second Amendment to Purchase and Sale Agreement between the Community College System of
New Hampshire and Juliet Marine Systems, Inc., dated March 10, 2014, as required by the
conditional Committee approval granted March 4, 2014 (LRCP 14-005) to amend the expiration
date of the “Due Diligence Period” from December 31, 2013 to April 15, 2014

New Business:

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

LRCP 14-010 Department of Transportation — request approval to sell two (2) portions of the
Limited Access Right-of-Way consisting of 4,320 +/- square feet and 23,315 +/- square feet
located at the southwest corner of Interstate 293 and South Willow Street in the City of
Manchester directly to AutoFair Reaty, LP for $351,100, which includes an $1,100
Administrative Fee, subject to the conditions as specified in the request dated April 1, 2014

LRCP 14-011 Department of Transportation — request approval to enter into a Use and
Occupancy Agreement for the use of a 2,230 +/- square foot portion of State owned land and
Right-of-Way located on the easterly side of the Spaulding Turnpike, south of the Piscatagua
River in Newington, and a 3,990 +/- square foot parcel of State owned land also located on the
easterly side of the Spaulding Turnpike, northerly of the Piscataqgua River in Dover, with Granite
State Gas Transmission, Inc. at no cost, and assess an Administrative Fee of $1,100, subject to
the conditions as specified in the request dated April 2, 2014

RSA 4:40 Disposal of Real Estate:

LRCP 14-007 Department of Administrative Services — request approval, allowing negotiations
within the Committee' s current policy guidelines, to reduce the previously approved sale price of
the former Nashua District Court property located at 25 Walnut Street (including one building of
approximately 19,459 sguare feet and approximately 1.11 acres of land) in the City of Nashua
from $1,000,000 to $800,000, plus an Administrative Fee of $1,100, and to extend the listing
agreement with NAI Norwood Group for an additional six (6) months beyond the current
expiration date of June 24, 2014, as specified in the request dated March 21, 2014 (LRCP 13-
005, originally approved May 14, 2013, and subsequently amended (LRCP 13-042) on
September 24, 2013)
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(4)
()

(6)

RSA 4:40 Disposal of Real Estate, and RSA 228:57 Sale or L ease; Purpose:

LRCP 14-009 Department of Transportation — request approval to sell approximately .12 acres
(5,232.5 sguare feet) on the State-owned Mountain Division Railroad corridor in the Town of
Bartlett to Cabin Fever Property LLC for atota of $13,500, and assess an $1,100 Administrative
Fee, which includes a required $500 deposit already submitted by Cabin Fever Property LLC,
subject to the conditions as specified in the request dated March 18, 2014

RSA 228:57 Sale or L ease; Purpose:

LRCP 14-008 Department of Transportation — request approval to lease Merrimack Valley
Railroad sidings on approximately .87 acres (37,575 square feet) on the State-owned Concord to
Lincoln Railroad corridor in the Town of Northfield at $.10 per square foot for a cost of
$3,757.50 per year, plus $100 per year for the private pedestrian at-grade and electric utility
crossings, for atotal of $3,857.50 per year for a period of five (5) years, with afive-year renewal
provision, and assess a one-time $1,100 Administrative Fee, subject to the conditions as specified
in the request dated March 12, 2014

M iscellaneous:

I nformational:

Date of Next M eeting and Adjour nment




LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES
March 4, 2014

The Long Range Capital Planning and Utilization Committee met on Tuesday, March 4,
2014 at 2:30 p.m. in Room 201 of the Legidative Office Building.

Members in attendance were as follows:
Representative David Campbell, Chairman
Representative Gene Chandler
Representative John Cloutier, Clerk
Representative Alfred Lerandeau
Representative John Graham (Alternate)
Senator David Boutin, Vice Chairman
Senator SylviaLarsen
Senator James Rausch
Senator Nancy Stiles
Gerard Murphy, Governor’s Office

Michael Connor, Department of Administrative Services

Representative Campbell called the meeting to order at 2:42 p.m.

ACCEPTANCE OF MINUTES:

On a motion by Senator Boutin, seconded by Senator Rausch, that the minutes of the
January 16, 2014 meeting be accepted as written. MOTION ADOPTED.

NEW BUSINESS:

RSA 4:39-c DISPOSAL OF HIGHWAY OR TURNPIKE FUNDED REAL ESTATE:

LRCP 14-001 Department of Transportation — Charles Schmidt, PE, Administrator, and
Phillip Miles, Chief of Property Management, Bureau of Right-of-Way, Department of
Transportation presented the request and responded to questions of the Committee.

On amotion by Representative Chandler, seconded by Representative Lerandeau, that the
Committee approve the request of the Department of Transportation, Bureau of Right-of-Way, to
extend the listing agreement with Shea Commercia Properties, Inc. for a term of six months,
keep the current listing price of $3,400,000, allowing negotiations within the Committee’s
current policy guidelines, and assess and Administrative Fee of $1,100, to sell a 28.36 +/- acre
parcel of State owned land located at 55 Range Road in the Town of Windham, subject to the
conditions as specified in the request dated February 3, 2014. This item (LRCP 12-033) was
originally approved by the Long Range Capital Planning and Utilization Committee on June 26,
2012 and subsequently amended on June 25, 2013 (LRCP 13-027). MOTION ADOPTED.
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LRCP 14-002 Department of Transportation — Charles Schmidt, PE, Administrator, and
Phillip Miles, Chief of Property Management, Bureau of Right-of-Way, Department of
Trangportation presented the request and responded to questions of the Committee.

On amotion by Representative Graham, seconded by Senator Rausch, that the Committee
approve the request of the Department of Transportation, Bureau of Right-of-Way, to amend the
listing price from $299,000 to $250,000, allowing negotiations within the Committee’'s current
policy guidelines, assess an Administrative Fee of $1,100, and further extend the listing
agreement with KW Commercial for a term of 6 months, to sell a 3.5 +/- acre parcel located on
the easterly side of US Route 3 in the Town of Bedford, subject to the conditions as specified in
the request dated February 3, 2014. This item (LRCP 12-035) was originally approved by the
Long Range Capital Planning and Utilization Committee on June 26, 2012 and subsequently
amended on June 25, 2013 (LRCP 13-026). MOTION ADOPTED

LRCP 14-003 Department of Transportation — Charles Schmidt, PE, Administrator, and
Phillip Miles, Chief of Property Management, Bureau of Right-of-Way, Department of
Transportation presented the request and responded to questions of the Committee.

On a motion by Senator Boutin, seconded by Representative Lerandeau, that the
Committee approve the request of the Department of Transportation, Bureau of Right-of-Way, to
amend the current listing price from $90,000 to $78,850, alowing negotiations within the
Committee’s current policy guidelines, assess an Administrative Fee of $1,100, and continue its
current listing agreement with Shea Commercial Properties, Inc., to sell a0.75 +/- acre parcel of
State owned land located on the southwest corner of Lamson Road and Roulston Road in the
Town of Windham, subject to the conditions as specified in the request dated February 13, 2014.
This item (LRCP 13-040) was originally approved by the Long Range Capital Planning and
Utilization Committee on September 24, 2013. MOTION ADOPTED.

LRCP 14-004 Department of Transportation — Charles Schmidt, PE, Administrator, and
Phillip Miles, Chief of Property Management, Bureau of Right-of-Way, Department of
Transportation presented the request and responded to questions of the Committee. Glenn
Normandeau, Executive Director, New Hampshire Fish and Game Department, and Lynmarie
Cusack, Assistant Attorney General, Department of Justice, were also present.

On a motion by Representative Chandler, seconded by Senator Boutin, that the
Committee approve the request of the Department of Transportation, Bureau of Right-of-Way, to
transfer a 5,200 +/- square foot parcel of State owned land located on the southerly side of Long
Island Road and also a 280 +/- square foot easement area located on the northerly side of Long
Island Road in Moultonborough to the Harilla Landing Y acht Club Association in exchange for
the Harilla Landing Yacht Club Association transferring to the Department of Transportation a
20,100 +/- sguare foot parcel of land, owned by them, located on the northerly side of Long
Isand Road, at no cost, and waive the $1,100 Administrative Fee, subject to the conditions as
specified in the request dated February 14, 2014. MOTION ADOPTED.
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LRCP 14-006 Department of Transportation — Charles Schmidt, PE, Administrator, and
Phillip Miles, Chief of Property Management, Bureau of Right-of-Way, Department of
Trangportation presented the request and responded to questions of the Committee.

On amotion by Representative Graham, seconded by Senator Boutin, that the Committee
approve the request of the Department of Transportation, Bureau of Right-of-Way, to amend
LRCP 13-039, originally approved September 24, 2013, by correcting a typographical error in the
property location from 4104 to 4014 Brown Avenue, in the City of Manchester, as currently
listed with Prudential Verani Redlty for the sale of a 0.22 +/- of an acre parcel of State owned
land improved with a single-family residence for $130,000, assess an Administrative Fee of
$1,100, and allowing negotiations within the Committee’'s current policy guidelines, subject to
the conditions as specified in the original request dated September 5, 2013 and as amended
February 25, 2014. MOTION ADOPTED.

RSA 188-F:6, XlllI-a, AUTHORITY OF THE BOARD OF TRUSTEES:

LRCP 14-005 Community College System of New Hampshire — Dr. Ross Gittell,
Chancellor, Community College System of New Hampshire, and Greg Sancoff, President/CEO
of Juliet Marine Systems presented the request and responded to questions of the Committee.

On a motion by Senator Boutin, seconded by Senator Stiles, that the Committee
conditionally approve the request of the Community College System of New Hampshire to
amend LRCP 13-033, approved August 6, 2013, by amending the expiration date of the “Due
Diligence Period” from December 31, 2013 to April 15, 2014 for the sale of 89.9 +/- acres,
consisting of a 100,035 +/- square foot building located at 275 Portsmouth Avenue, Stratham to
Juliet Marine Systems, Inc., subject to the conditions as specified in the request dated February
19, 2014. This item (LRCP 13-019) was originaly approved by the Long Range Capital
Planning and Utilization Committee on April 16, 2013, and a subsequent change (LRCP 13-033)
approved on August 6, 2013. MOTION ADOPTED.

Committee approval is conditional upon their receipt, within a week of approval, of
a signed Second Amendment to the Purchase and Sale agreement between the Community
College System of New Hampshire and Juliet Marine Systems, I nc.

DATE OF NEXT MEETING AND ADJOURNMENT:

The next regular meeting of the Long Range Capital Planning and Utilization Committee
was set for Tuesday, April 15, 2014 at 2:00 p.m.

On a motion by Representative Lerandeau, seconded by Representative Cloutier, that the
meeting adjourn. (Where upon the meeting adjourned at 3:03 p.m.)

Representative John R. Cloutier, Clerk
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COMMUNITY COLLEGE
system of New Hampshire

March 10, 2014

Representative David Campbeli, Chairman
Long-Range Capital Planning and Utilization Committee
State House, Rom 102

Concord, NH 03301

Re: LRCP 14-005, Second Amendment to Purchase and Sale Agreement between the
Community College System of New Hampshire and Juliet Marine Systems, Inc.

Dear Chairman Campbeli and Members of the Committee:

The Community College System of New Hampshire (CCSNH) hereby submits a signed
copy of the Second Amendment to Purchase and Sale Agreement between CCSNH, as Seller,
and Juliet Marine Systems Inc., as Buyer.

Background

_ The Community College System of New Hampshire met with the committee on March 4,
2014 to request approval, pursuant to RSA 188-F:6, XllI-a, to amend LRCP 13-033 as adopted
by the Committee on August 6, 2013 by amending the expiration date of the "Due Diligence
Period” from December 31, 2013 to April 15, 2014, The commitiee gave conditional approval
(LRCP 14-005) pending the committee’s receipt of the signed document.

Sincerely,

K< %%ﬁ%

Ross Gittell
Chancellor

Attachment: Second Amendment to Purchase and Sale Agreement

26 College Drive, Concord, NH 03301-7407
Prione {803) 271-2722 1(800) 247-3420 1 TDD Access: relay NH (800) 735-2964 | Fax {603) 271-2725
www.cesnh.edu



SECOND AMENDMENT TO PURCHASE AND SALE AGREEMENT
275 Portsmouth Avenue, Stratham, New Hampshire

This second amendment (the “Second Amendment) is made and entered into as of the _[Qfﬁday
of March 2014 by and between the Community College System of New Hampshire, 26 College
Drive, Concord, NH ("Seller"), and Juliet Marine Systems, Inc. 62 Deer Street, Portsmouth, NH
03801 ("Buyer").

For and in consideration of the mutual agreement herein contained and the consideration herein
expressed, Buyer and Seller agree to amend the Purchase and Sale Agreement executed by them
on March 26, 2013, approved by Long Range Capital Planning and Utilization Comimittee
(LRCPUC) on April 16, 2013 (LRCP 13-019) with an Effective Date of May 15, 2013, the date
of approval thereof by the Governor and Council of the State of New Hampshire (the
“Agreement’”} which Agreement was first amended by a First Amendment to Purchase and Sale
Agreement dated July 24, 2013, epproved by LRCPUC on August 6, 2013 (LRCP 13-033) and
the Governor and Council of the State of New Hampshire on August 14, 2013, as follows:

Section 4, entitled “Due Diligence/Inspections” is hercby amended by changing the first two
sentences of the last paragraph thereof to read in their entirety as follows:

“Between the Effective Date and April 15, 2014 (the “Due Diligence Period”), without prejudice
to Buyer’s ability at any time prior to April 15, 2014 to provide Seller with Buyer’s Natice to
Proceed as defined herein, Buyer may determine if the Premises is suitable for its intended uses
and purposes as determined by Buyer in its sole and absolute discretion. If Buyer determines
that the Premiises is suitable for its intended uses and purposes, in its sole and absolute discretion,
then Buyer shall notify Seller no later than 5:00 p.m. April 185, 2014, time being of the essence,
that Buyer intends to proceed with the Closing on the Premises (“Buyer's Notice to Proceed™).”

This Amendment may be subject to approval by the Long Range Capital Planning and
Utilization Committee and/or by the Governor and Council of the State of New Hampshire. If
approval is required, this Amendment shall be effective as of the date its approval is final.

{2 all other respects the Agreement shall remain in full force and effect.
SELLER: CD pshire
By: . —

BUYER:




As to only the escrow provisions set forth in Exhibit A to the Agreement as modified by this
Second Amendment: :

Doy Ylitisy

Name: David F. Choate, III




STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Ch£;§§2?zcmnwtpe DATE: April 1, 2014

Administrator
AT: Dept. of Transportation
Bureau of Right-of-Way
SUBJECT: Sale of State Owned Land in Manchester
RSA 4:39-c

TO: Representative David Campbell, Chairman
Long Range Capital Planning and Utilization Committee

REQUESTED ACTION

_ The Department of Transportation, pursuant to RSA 4:38-c, requests authorization to sell two
(2) portions of the Limited Access Right-of-Way consisting of 4,320 +/- square feet and 23, 315 +/-
sguare feet located at the southwest corner of interstate 293 and South Willow Street in the City of
Manchester directly to AutoFair Realty, LP for $351,100.00 which includes an $1,100.00 Administrative
Fee, subject to the conditions as specified in this request.

EXPLANATION

The Department of Transportation has received a request from an abutter, AutoFair Realty, LP,
for the opportunity to acquire two (2) contiguous portions of State owned interstate 293 Limited Access
Right-of-Way consisting of 4,320 +/- square feet and 23,315 +/- square feet located at the southwest
corner of Interstate 293 and South Willow Street in the City of Manchester,

Conditions of this sale wouid include:

o No access will be allowed through this parcel to South Willow Street or Interstate 293.

o The purchaser of this parcel would at their expense have a survey pian prepared by a
Licensed Land Surveyor describing the parcel being sold, and record this plan in the
Hillsborough County Registry of Deeds. The Department will use this plan to prepare
deeds for the sale of this parcel.

o The purchaser of this parcel will, at their expense, erect a six (6) foct chainlink fence
around the perimeter of the parcel as well as install concrete bounds at boundary
corners, both in accordance with State specifications.

o The transfer deed(s} would have a deed restriction that these areas could only be used
as green space. Proposed deed language in the transfer fanguage for this condition
wouid be:

« This area will be used for green space only. No permanent sfructures can be
constructed on the above-described area by the Grantee, their successors or
assigns, including but not Emited to buildings, signs, lighting, or parking areas.
This area will remain as green space only and cannot be used for commercial
purposes including but not limited to the display, storage, or maintenance of
any products in connection with the abutting property use.

thfong range\201 Sumanchester larow autofair.doc

ey 14-0190



This reguest haé been reviewed by this Department and it has been determined that this parcel
is surplus fo our operafional needs and inferest.

A staff appraiser from this Department compieted an opinion of value for the subject property for
the purpose of establishing a contributory value for these two (2) conliguous parcels. The appraiser
used (3) sales in Manchester and Bedford as comparables. Based upon the analysis and adjustments
of those sales, it was feit that a reasonable contributory value for the subject as of December 26,2012
was $425,000.00.

AutoFair Reaity, LP also had an appraisal done on this area by Cushman & Wakefield of
Massachusetts, Inc. of Boston, Massachusetts. They determinad a market value for the subject as of
July 15, 2013 to be $275,000.00. The Department did not agree with the conclusions brought forth by
this appraisal as its results did not accurateiy reflect the contributory value of the subject property.

After meeting with representatives from Autofair Realty, LP, the Department agreed to revisit its
appraisal and altached is an addendum te the Department appraisal where the vaiue upon further
analysis was revised to $350,000.00. This was discussed with representatives of AutcFair Reaity, LP
and they are willing to move forward with their purchase at this value.

The highest and best use of the subject is to the abutter. The Depariment proposes to offer the
sale of this parcel fo AutoFair Reaity, LP for $351,100.00, which includes an Administrative Fee of
$1,100.00.

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

CRS/PJIM/dd
Attachments

t:\long range 20 14unanchester larow autofair.dec
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- STATE OF NEW HAM
-- BUREAU OF RIGHT-OF- WAY -

MEMORANDUM
TO: Charles R. Schmidt, P.E., Bureau Administrator
FROM: Steve Bernard, Chief ROW Appraiser
DATE: February 19, 2014
RE: Unit Value Analysis for Contributory Value Estimate: AutoFair Realty L.P., Manchester

The purpose of this memorandum is to provide a contributory value estimate for the
potential sale of the subject Limited Access Right of Way (LARGW) in Manchester, NH. This
memorandum is prepared as a Restricted Use Report in accordance with USPAP (Uniform
Standards for Professional Appraisal Practice, SR#2-2c) based upon my review of an appraisal
completed by staff appraiser Thomas Hughes.

Huphes Appraisal Review Summary

I have completed a review of an appraisal dated March 1, 2013 prepared for the Department of
Transportation, Bureau of Right of Way by staff appraiser Thomas Hughes. The purpose of the
appraisal was to estimate the contributory value of two sections of Limited Access Right of Way
(LAROW) to the abutting land owned by AutoFair Realty of Manchester. The sections of LAROW
are located along the LAROW of Interstate 293 south and approximately 85 feet along South
Willow Street in Manchester. The abutting property is identified as being lots 17 and 18 on tax map
875, owned by AutoFair Realty L.P. Lot 17 is described as being 4.14 acres in area and lot 18 is
described as being 3.23 acres in area. Both sites are currently improved with automobile dealerships
owned and operated by the AutoFair group.

The appraisal by Mr. Hughes was to estimate the contributory value of the two sections of LAROW

“as assembled to the abutting site owned by AutoFair Realty L.P. Tn order to arrive at a contributory
value, the abutting site must first be appraised as if vacant (to establish land values) and then again
as assembled with the sections of LAROW. The values arrived at in the Hughes appraisal are
summarized as follows:

Contributory Value Estimates

4,320 Square Foot Section of LAROW 4,320 SF = $80,600 Rd.
23,315 Square Foot Section of LAROW 23,315 SF = 3345,000 R4,
Total Contributory Value , = $425,080 , rounded

The estimates concluded in the Hughes appraisal were based primarily on the market data available
at the time enabling the use of the sales comparison approach. The sales comparison approach was
employed in order to arrive at an estimated market value for the abutting sttes owned by AutoFair
Realty. Once the abutting site values were estimated, the value of the same abutting sites was
appraised a second time, with the sections of LAROW “assembled” to the abutting sites. The
appraisal concluded that there were measurable differences in market value between the abutting
sites without the additional LAROW land and the abutting sites with the LAROW land. The
difference between the estimated market value in the two scenarios concluded with the values
presented above. Although this is the appropriate methodology to apply for the subject of this



appraisal assignment, [ feel there are some differences in opinion that would result in different value
conclusions.

Contributorv Value Analysis

No separate appraisal or land value appraisal has been prepared for this valuation analysis for the
proposed sale of the subject sections of LAROW. Ihave reviewed the previously mentioned
appraisal and relied on this appraisal and my own market research and sales investigations to arrive
at a reasonable conclusion of value. Points considered in the Hughes appraisal are as follows:

- The sections of LAROW are 4,320 square feet and 23,315 square feet in area; they
abut each other mostly along the LAROW of Interstate 293 south

- The abutting site is two lots of record; one lot being 4.14 acres in area and the other being
3.23 acres in area. These two lots were appraised independently and then again with the
respective section of LAROW assembled to the lots — resulting in 4 different site values.
This is because the appraiser felt there was a measureable increase in market value with
the LAROW land assembled to the two separate lots,

- The sections of LAROW land, if sold to the abutter, will be transferred with deed
restrictions in place that limit the use of the LAROW land to that of open space only.

- One of the sales used in the appraisal was reduced in land area due to the presence of
wetlands, thus increasing the price per unit (acre). This sale established the lower
parameter of the sales comparison.

- Market values concluded in the appraisal ranged from $845,000 to $880,000 per acre.

Additional Adiustments/Consideration

The Hughes appraisal arrived at a contributory value of $425,000 based primarily on the key factors
mentioned above. In my opinion, after review of the appraisal and research into the current market,
I feel the following considerations should be applied to the approach to a contributory value of the
LAROW land.

- Instead of appraising the two sections of LAROW land independently and the abutting
sites independently, there 1s a larger parcel issue that should be addressed. The two
abutting sites have common ownership, common highest and best use and are contiguous
to each other. This supports the larger parcel theory. Based on that, the two sites should
not have been appraised independently, nor should the two sections of LAROW. By
appraising the sites separately, one would arrive at a higher unit value (per acre price)
than would be applicable to the larger parcel, just by the economies of scale. This was
based on the premise by the appraiser that there was a difference in market value by
assembling the sections of LAROW to the smaller individual abutting sites. When you
look at the larger abutting parcel being a total of 7.34 acres and the total area of the two
sections of LAROW being 27,635 square feet, it is questionable whether the assemblage -
would actually be measureable in the market. The LAROW land amounts to less than 9%
of the total area of the abutting larger parcel, which is borderline when attempting to
measure the contributory value. It would be more prudent, in my opinion, to
acknowledge that the additional LAROW land would have the same unit value as the
larger parcel to which it was assembled.

This difference could reasonably result in a 15-20% downward shift in the estimated
range of unit values for the subject land, or approximately $680,000 to $710,000 per acre.



- Another area of consideration in the appraisal is the deed restrictions that will be placed
on the LAROW land if sold to the abutting land owner. The appraiser applied a 5%
discount to the sales used in the analysis for the deed restrictions, citing the zoning
requirements and necessary buffers. This is somewhat of a subjective adjustment based
on experience and market indicators that can be difficult to measure. The appraiser did
provide a good argument for a low adjustment stating the limited use of the land in the
setbacks and buffer required for zoning, that the additional deed restrictions would not
overly burden the LAROW land and that the additional iand does, in fact, push back the
setback limits, permitting additional space to use elsewhere on the site. However, I do
feel that this adjustment should be slightly higher, given the fact that the deed restrictions
will be permanent and that the use of the “prime” frontage would in effect remain as it
was before the assemblage.

Based on this, I would conclude with the opinion that the adjustment for the deed restrictions would
reasonably warrant an adjustment of 20%, bringing the estimated range of unit values to $545,000

to $570,000, rounded, per acre.

Contributorv Value Analvsis

This brief memo 1s considered to be a restricted appraisal report under the Uniform Standards for
Professional Appraisal Practice (USPAP) under standards rule #2-2¢. The NHDOT is the only
intended client for this restricted report.

Based on my review of the Hughes appraisal and my independent research and analysis I have
concluded the contributory vaiue of the subject LAROW land to be as follows:

27,635 square feet x $550,000 per acre ($12.63/sf) = $349,030 or $350,000, rounded.

4,320 square foot area $55,000
23,315 sguare foot area $295.000

Additional Support/Information

In August of 2009, an appraisal of 20,545 square feet of LAROW was performed by former Chief
appraiser Barry Moore. The purpose of the appraisal was to estimate the contributory value of the
20,545 SF of LAROW to the abutting site, which was AutoFair Realty L.P. in Manchester. The
LAROW was located along the frontage of South Willow Street. The sale did not have deed
restrictions limiting the use of the LAROW land, although due to the configuration of the land, the
utility of that land was limited to begin with. The approved appraisal concluded with a contributory
value of $14.85 per square foot. The market has remained relatively stable over the past 3 to 4
years, adding support to my estimated value above of $12.63 per square foot considering the area in
this instance is approximately 33% larger which would imply a lower unit value.

Please feel free to contact me with any questions or concerns you might have regarding this report.

-y MY,

Steve Bernard, NHCG #654
ROW Chief Appraiser




E-Y

Appraiser Certification

I'have no present or contemplated future interest in the real estate that is the subject of this appraisal
report.

1 have no personal interest or bias with respect to the subject matter of the appraisal report or to the
parties involved.

To the best of my knowledge and belief, the statements of fact contained in this appraisal report, upon
which the analyses, opinions and conclusions expressed herein are based, are true and correct.

My compensation is not contingent on an action or event resulting from the analyses, opinions, or
conclusions in, or use of, this appraisal report, :

This appraisal report sets forth all of the limiting conditions affecting the analyses, opinions and
conclusions contained in this report.

No one other than the undersigned prepared the analyses, conclusions, and opinions concerning real
estate that are set forth in this appraisal report.

The appraisal conforms to the Code of Professional Ethics and Standards of Professional Practice and
the Uniform Standards of Professional Appraisal Practice adopted by the Appraisal Standards Board of
the Appraisal Foundation and the Uniform Appraisal Standards for Federal Land Acquisitions
(UASFLA).

This report is to be used only by the State of New Hampshire for negotiating a potential sale of the
subject land.

I have not revealed the findings and results of the appraisal to anyone other than the property officials of
the State of New Hampshire Department of Transportation or officials of the Federal Highway
Administration and I will not do so until so authorized by State officiais, or uniil | am required to do so
by due process of law, or until [ am released by this obligation by having publicly testified as to such
findings, and that;

— The date of this. memorandum report is-February-12,-2014. Subject to the General Assumptions and-—---

Limiting Conditions, the estimated contributory value for the subject fand as described herein is
$397,600.

' ’ "‘: February 19. 2014

Steve Bernard, NHCG #654 Date




- STATE OF NEW HAMPSHIRE —
-~ INTERNAL BUREAU OF RIGHT-OF-WAY MEMORANDUM —

TO: Phillip J. Miles, Chief of Property Management
Bureau of Right of Way

FROM: Thomas P. Hughes, ROW Staff Appraiser

BATE: March i, 28613 '

RE: Surplus Property - Contributory Value Estimates Of:

4,320 Square Foot Section of Vacant Land Abutting Autofair Ford &
23,315 Square Foot Section of Vacant Land Abutting Autofair Hyundai

Abutting Parcels: 1475 & 1477 South Willow Street, Manchester,
Owner: Auiofair Realty, L.P.

Appraisal Problem: This internal memorandum constitutes a summary appraisal report on the
above referenced properties. The effective date of value is December 26, 2012, the date of my on-
site inspection. The purpose of this appraisal is to estimate the contributory values of two proposed
surplus lots to their respective abutter lots.

The mtended recipients and those requesting this report are officials, employees and agents of the
Department of Transportation, Burean of Right of Way. The intended use is to provide support for a
reasonable sales price.

Autofair Realty L.P. owns the two abutting lots and each lot is improved with a car dealership.
Autofair has indicated that they have exceeded the maximum allowable density on each of the lots
and in an effort to bring both properties back into zoning compliance they would like to expand
their existing lots by purchasing abutting portions of the 1-293 Limited Access Right of Way.

The subject property consists of two portions of the I-293 Limited Access Right of Way. The
portions are located to the south of Exit 1°s, eastbound off ramp, in Manchester. The proposed

surplus areas measure 4,320 square feet and 23,315 square feet, They are both land-locked parcels, —

The smaller parcel 1s triangular in shape and the larger parcel has an irregular shape. The size and
the shape of the proposed lots were determined by Autofair Realty L.P., based upon their needs.

AUTOFAIR REALTY, L.P. - SURPLUS LAND PURCHASE

Based on “As Is” and “As Assembled” Sales Comparison Approach analyses reasonable
contribution values for the proposed surplus areas, as of December 26, 2012 are estimated to be:

4,320 Square Foot Ared..cciiiseinaiens $80,0600
23,315 Square Foot Ared.......ovesveenen $345,000
In Aggregate......ouuiennnnenecianennannannn $425,000
Fobs 2-6 Valuation on Autofair Ford & Autofair Hyundai 1
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SUMMARY APPRAISAL REPORT

Intended User and Intended Use: The intended recipients and those requesting this report are officials,
employees and agents of the Department of Transporiation, Bureau of Right of Way. The intended use is to
orovide support for a reascrable sales price.

Property Identification: The subject of this valuation consists of two portions of the 1-293 Limited
Access Right of Way. The portions are located to the south of Exit 1’s, eastbound off ramp, in
Manchester. They are more clearly identified as Proposed Lot A (PL-A) and Proposed Lot B (PL-
B) on the attached Conceptual Lot Line Adjustment Plan.

Per Manchester assessment records, the Abutter parcels are identified as; 1475 South Willow Street
- Map 875, Lot 17 (4.14 acres) and 1477 South Willow Street - Map 875, Lot 18 (3.23 acres). They
are ideniified as Abutier Lot A (AL A) -1475 South Willow Street and Abutter Lot B {AL-B) -1477
South Witllow Street on the attached Conceptual Lot Line Adjustment Plan.

Purpose of Appraisal: The purpose of this appraisal is to estimate the contributory values of two proposed
surplus lots to their respective abutter lots, as of the effective date of value, December 26, 2012. The
client has instructed that the value estimates are to be based upon the contributory values of the fee
simple interests of the Proposed Lots. In order to estimate the contributory value of the Proposed
Lots to the Abutter Lots, 1t 1S necessary to compare the as-is, market value of the Abutter Lots to the
market value of the Abutter and Proposed Lots as-if assembled. This is done using the hppothetical
conditions that as of the effective date:

@) PL-A and PL-B have each been subdivided out from the I-293 Limited
Access Right of Way and exist on their own as legal lots of record.

b) In the “as-if assembled” scenarios AL-A & PL-A have been combined
fo create one unigue lof and AL-B & PE-B have heen combmed tg
creaté one wiigiie 1ot it

¢) AL-A & AL-B are both unimproved, vacant lots.

Property Richts Appraised: The unencumbered fee simple interest in the Proposed Lots has been
appraised. Fee Simple interest is defined in the Dictionary of Real Estate Appraisal, 4th ed.
{Chicago: Appraisal Institute, 2003), 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.

Definitions of Value: There are two types of values used in this report. They are contributory value
or the “value sought” and market value, which is used as an intermediary 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 assernbling the subject property to it
Job 2-6 Valuation on Autofair Ford & Autofair Hyundai
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The term Market Value referenced in the USPAP Advisory opinions 2012-2013 Edition, page A-72
and defined 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:

(1) Buyer and seller are typically motivated,

(2) Both parties are well informed or well advised, and acting in what they consider their
owh best interesis;

(3) A reasonable time is allowed for exposure in the open market;

(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

(3} 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.

Scope of Work: The scope of work is the process of collecting, venifying, and reporting data. My
investigation and research included an on-site inspection and photographing the subject property. I
examined City and County property records including assessment data, zoning regulations, and
reviewed the Conceptual Lot Line Adjustment Plan provided to me by the client (included herein).

~~Tformed anopinion of the site’s highest-and best use based on legal, physical, and neighborhood -

land use characteristics. I compiled comparable land sales data, verified and analyzed the data,
estimated the value of the subject sites. All work was completed in compliance with the most
current version of USPAP, as of the effective date of this report, December 26, 2012.

Property data was collected and compiled from several sources, including the City of Manchester,
and surrounding towns, Hillsborough County Registry of Deeds, New Hampshire Commercial

Property Exchange (NHCPE), Northern New England Real Estate Network (MLS), Real Data, and
local real estate professionals.
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Subject Property Ownership History: Proposed Lot A and Proposed Lot B are both owned by the
state of New Hampshire, as part of the I-293 Limited Access Right of Way. The land was
originally acquired as part of the Commissioner’s Return of Highway Layout, Section One -
Interstate A93, Manchester I-A93-1(12)20 P5373-C, 1958 and recorded in the Hillsborough
Registry of Deeds m Book 1549, Page 208.

Abutter Lot A was purchased by the current owner, on December 15, 1993, as part of the transfer
detailed and recorded in Book 5504 Page 1695. Abutter Lot B was purchased by the current owner,
on December 15, 1993, as part of the transfers detailed and recorded in Book 5504 Page 1695 and
Book 5504 Page 1697. The terms of the sales are not known, however it is believed that they were
arms length transactions with sales prices at or near market value.

Abutter Lot A and Abutter Lot B were then created, in February 2002, by the consolidation of the
ortginal lots and the subsequent subdivision into the current existing lots (Reference Plan 31596).
Neither of the two lots has transferred since the current owner created them and as such no written
legal descriptions have been recorded.

The owner then expanded Abutter Lot B via the purchase of an abutting surplus lot (Surplus-2010)
from the State of New Hampshire, in March 2010. The transaction was arms length, however the
sale price was nof based on market value of the land transferred, as the land had no marketability on
the open market. The sales price was based on the contributory value of the surplus lot when
assembled with Abutter Lot B. For the same reasons, the valuations provided in this report are also
hased on contributory values.

NOTE: Any comparison of this previous sale with the valuations provided in this report must only
consider the contributory values of the lots when assembled to the abutter lots and not any direct
valuation of the individual lots.

LOT IDENTIFICATION

PL-A

\‘

AL-A = Abutter Lot &
AL-& = Abutter Lot B
PL-A = Proposed Lot A
PL-E = Propoesed Lot B
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Market Analysis: Much of the State's population and business activity is located in southern New
Hampshire as contrasted with the more northern and western areas of the state, which are oriented
toward farming, tourism and recreational uses. Consequently, business activity, real estate values
and other economic factors are somewhat homogeneous within the southern portion of the state.
Major cities within the southern portion of the state are Manchester, Nashua and Salem.

Manchester is the largest population center in both the

State and northern New England. Manchester is m},\ _— x
located in the northeast section of Hillsborough Witser 5 1 S ) }
County. It is approximately 16 miles north of the [ Angim o 8L ‘ﬂieé‘rf_{

Massachusetts state border and 53 miles north of ?’Hamf:’ l;mng?r:n;esmw;l " "A.‘gsim?,""_f“‘?m“‘ L %
Boston. Abutting communities include Bedford to the = - = Sréeghole: Moi"? i et

southwest, Goffstown to the west, Hooksett to the Peterbomush styndiaboroigh - Peiy i Wemma

north, Aubum to the east, and Londonderry to the \Sharon T"’“"Eoy‘w.!ton "Mixfm - {i‘h’"’

south. Ljrqew ipswgf Eer::f:gf“’_’""'"e Holtis? ,ﬂ; hiiﬁdsm:;m

. . -‘ Hi ilshoro h Count
Manchester enjoys very good highway access via HiERorough ounty

Interstate 93, I-293, the Frederick E. Everett Tumpike, Route 101, Route 3, Route 28, Route 114, and
Route 3A to name the major state routes. Manchester is also home to the largest commercial and
passenger airport in northern New England known as the Manchester-Boston Regional Airport.

Manchester is the mostly densely populated city in the state with 3,310 persons per square mile
within the city’s 33 square miles of land area, Manchester’s 2010 population was 109,565, up from
107,219 in 2000 but almost unchanged from the 2006 population of 109,497, During the same 10-
year time period Hillsborough County’s population increased 5.2% and the State’s overall
population increased 6.5%.

Population Trends

—Iianchester— '1.0?',005’_ . ;

i ALange: | 3% o
Hillsborough County ! 336073 380841 400 721
hange 2

New Hampshire | 1,109,252] 1,235,786 1,316470

New Hampshire has continually ranked as having one of the lowest unemployment rates in the
country. Unemployment rates rose during the great recession, but they began declining in 2010 and
have remained stable during the past year. The most recent statistics available from NH Department
of Labor reports unemployment rates in December 2012 were: 5.3%* in the Manchester
MetroNECTA; 5.4% in New Hampshire; 7.2% in New England and 8.1% in the United States.

* . Based on an 11 month average
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Historical average annual unemployment rates are shown in the chart below:

Unemployment Rate Trends
10.0%

59.0%
8.0%
7.0%
£0% -+
50% +
410%
35%

Average

P

! —— Manchester NH NECTA —&— New Hampshire New England —— United Stales

Source: NH Employment Security

The economic base of the area is diverse and includes sectors such as health care, retail/commercial
industrial, educational as well as national and international concerns. The city’s largest employer is
Elliot Hospital with 3,375 employees. The city’s second largest employer, Catholic Medical Center,
is also in the health services field and they employee 2,100 people. The Mall of New Hampshire
and numerous shopping centers provide the area with national retailer’s products. Eight different
colleges are either based in Manchester or have satellite campuses there, adding an additional
economic base.

The subject properties are situated at the southwest corner of I-293°s Exit #1 (South Willow St.) off-
ramp, approximately two miles southeast of Manchester’s central business district. While both
abutter lots have Scuth Willow Street addresses, neither lot has direct access to South Willow Street &

and only Abutter Lot B has frontage on South Willow Street. Direct access is from Kaye Street, on
which both Abutter Lots have road frontage.

South Willow Street is a divided commercial corridor that generates some of the highest traffic
counts m the region. The immediate neighborhood is fully developed with many retail stores,
automobile dealerships, restaurants, branch banks, jewelry stores, gas stations and other mixed
commercial uses. Directly across South Willow Street is the Mall of New Hampshire; the third
largest indoor shopping center in the State. Anchor stores in the Mall include Sears, JC Penney’s,
Macy’s and Best Buy. Directly across Kaye Street is a shopping center anchored by Hobby Lobby
and Staples.

In summary, the subject properties, 1n both the “as-1s” and “as-if”” assembled scenarios enjoy prime
commercial locations. While the local and national economies remain slaggish they have shown
somie signs of improvement. In addition the subject properties are located, in one of the State’s most
well developed and most sought after commercial areas. Given their prime locations and the lack of
available vacant land in the area, it is my opinion that regardless of the economy they are both
highly marketable and would sell for unit prices at the high end of the market.
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The subject properties are located in the General Business District (B-2). The purpose of the
General Business District is to provide appropriate locations in the city for the development and
operation of a mixture of commercial uses and personal and business services that have a
community-wide or regional market and which require access from major city streets and proximity
to arterial highways, including automotive-oriented uses, larger scale retail, and shopping centers.
The variety, scale and intensity of the permitied commercial uses in the B-2 zone are intended to be
greater than those permitted in the B-1 neighborhood business zone.

The minimum lot area is 12,500 square feet with at least 100 feet of road frontage. Building
setbacks are 20 feet from the front and side property lines and 30 feet from rear boundary line. The
maxinium lot coverage is 75% (includes all impervious surfaces) and the maximum Floor Area
Ratiois 1.0,
Permitted uses in the B-2 District include:

- veterinary hospital;

- telecommunications towers and related uses;

- furniture and major appliance stores;

- convenience retail uses including grocery, delicatessen, drug store, and similar uses;

- sale of general goods and merchandise;

- restaurants and nightclubs including drive-through windows;

- banking, finance, real estate, insurance, and other professional offices;

- medical outpatient healthcare offices and medical laboratories;

- hotels and motels:

- cinemas, concert and dance halls;

- bowling and billiard centers;

- business, furniture, and appliance repair shops;

- sales or rental of motor vehicles, small trucks, motorcycles, and incidental repair;

- automotive repair and service station;

- carwashes and car care centers, commercial parking lots; and

- schools, colleges, adult day care facilities, churches, and municipal offices.

Parcel Descriptions: In the “as is” scenario, Abutter Lot A is approximately 180,321 square feet or
4.14 acres in total area. In the “as if” assembled scenario Abutter Lot A & Proposed Lot A have a
combined area of approximately 184,641 square feet or 4.24 acres. Due to the size and location of
PL-A none of the key property features differ between the “as is” and the “as if “assembled ‘
scenarios and as such, unless otherwise noted, the description that follows will be for the subject
property in both scenarios.

The site is 1regular in shape with approximately 726 feet of frontage along Kaye Street and 820 feet
of frontage along the 1-293 LAROW. In the “as if” assembled scenario, the addition of the long,
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narrow, triangular PL-A results in what amounts to an insignificant change in the I-293 LAROW
frontage.

The site’s primary access point is shared with Abutter Lot B, which as previously noted has the
same ownership. The shared driveway straddles the two lots and appears to slightly favor Abutter
Lot A. Neither of the two lots has transferred since they were created by the current owner and as
such no easement has been recorded for the shared drive. If the parcels were sold separately they
would either need to relocate their driveways or create access easements. Given that the driveway
1s already m place, the most likely solution would the use of access easements; therefore for the
purposes of this assignment it has been assumed the property would be marketed and sold with an
access easement. The site is also encumbered with a 150 square foot loading dock easement and an
access easement involving the site’s secondary access point on the western boundary line. The
loading dock easement is in favor of the abutter to the west and the access easement benefits both
lots. The loading dock is used for a retail business and as such is used only on intermittent basis.
The site has ample frontage along Kave Street, therefore the easement and the shared drive are
considered to have minimal impact on value.

In the “as 1s” scenario, Abutter Lot B is approximately 140,699 square feet or 3.23 acres in total
area. In the “as if” assembled scenario Abutter Lot B & Proposed Lot B have a combined area of
approximately 160,014 square feet or 3.77 acres. Due to the size and location of PL-B none of the
key property features differ between the “as is” and the “as if” assembled scenarios and as such,

unless otherwise noted, the description that follows will be for the subject property in both
scenarios.

The site 1s uregular n shape with approximately 393 feet of frontage along Kaye Street, 474 feet of
frontage on South Willow Street and 395 feet of frontage along the 1-293 LAROW. In the “as if”
assembled scenario, the South Willow Street frontage increases to approximately 559 feet and the I-
293 LAROW frontage to approximately 422 feet. Typically an increase in frontage would correlate
to an increase in value, however in this case the additional frontage can not be used for commercial
— purposes. A stipulation of the-transfer is that the Proposed Lots can only be-used-as-green space.

Due to the site’s topography, the area along the South Willow Street frontage is slightly below
grade and the area along the Kaye Street frontage is significantly above grade. The site’s primary
access point is shared with Abutter Lot B, which as previously noted has the same ownership. The
shared driveway straddles the two lots and appears to slightly favor Abutter Lot A. Neither of the
two lots has transferred since they were created by the current owner and as such no easement has
been recorded for the shared drive. If the parcels were sold separately they would either need to
relocate their driveways or create access easements. Given that the driveway is already in place, the
most likely solution would be the use of access easements; therefore for the purposes of this
assignment it has been assumed the property would be marketed and sold with an access easement.
The site is also encumbered with an easement for highway purposes running along the Kaye Street
frontage. The easement involves the construction and maintenance of Kaye Street and an adjoining
sidewalk. The easement area slopes steeply from the lots level area down towards Kaye Street and
lies mostly in the setback area. The primary benefit of the area is its contribution in green space
calculations. There 1s also a foot traffic signal easement in the northeast comer of the site. This
easement area lies entirely within the setback area and as such has very little impact on the site’s
value.
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Proposed Lots A & B are to be transferred with the following restrictions; the areas will be used for
green space only, in order to facilitate City requirements with building expansion. No permanent
structures can be constructed on the areas by the Grantee, its successors and assigns, including but
not inclusive of buildings, signs, parking arca. The areas will remain as a green space and cannot be
used for commercial purposes, While these limitations appear to be very restrictive, it is important
to note that B-2 zoning regulations allow for a maximum of 75% lot coverage. Therefore the value
of PL-A & PL-B does not necessarily need to come from their potential direct use, but rather can
come mdirectly from their use as green space, which would permit larger portions of AL-A & AL-B
to be improved. This logic is supporied by the Abutier’s intended purpose for purchasing the
proposed lots, which is to allow for further improvements on the existing lots. In addition, in AL-A
& PL-A “as if” assembled scenario the impact of these restrictions is even further lessened when the
City’s 10-foot landscape buffer strip requirement is taken into consideration, as almost all of PL-A
lies within the buffer area. However, it 1s a different case in AL-B & PL-B “as if” assembled
scenario, as the Manchester Planning Board has waived the jandscape 10-foot buffer strip
requirement along the 1-293 LAROW. Therefore, based on the above analysis an adjustment is
warranted for the restrictions placed on PL-B, but not for the restrictions placed on PL-A.
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ABUTTER & PROPOSED LOT PHOTOGRAPHS
(All photos taken on December 26, 2012, by Tom Hughes)

" Abutter Lot A - Northwest correr - facing east - 1283 on left
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ABUTTER & PROPOSED LOT PHOTOGRAPHS

£ :
Proposed Lot B - Easterly aide - facing west - Exat 1 ramp on right Proposed Lot B -~ Westetly side ~ facing east - Exit 1 ramp on left
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ABUTTER & PROPOSED LOT PHOTOGRAPHS

Abuiter Lot B - Southeast cwr - faing north - Willow St. on right
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ABUTTER & PROPOSED LOT PHOTOGRAPHS

5 5 e
Abutter Lot B - Bouthwest comer - facing north - to

S

warés I-9§ St in backgrund

Abutter Lot A - Access diiveway - off of shared access point Abutter Lot B - Access driveway - off of shared access point

Ahutter Lot B - Highway sasement area on right - street kghts out to cuth
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Highest and Best Use: The highest and best use of the subject parcel is “that reasonable and
probable use that supports the highest present value as of the effective date of the appraisal. The
tests that are utilized to develop a property are (1) Physically possible, (2) Legally permissible, (3)
Economically feasible, (4) Maximally productive.

This analys:s of highest and best use relates to both Abutier Lot A and Abutier Lot B. They are
considered to be similar enough that their highest and best use analyses would be the same.

In the “as is” and “as if” assembled scenarios, each of the subject site locations and exposures to
traffic would support prices that would be at the upper-end of the range for 2-5 acre commercial lots
in ihe southern New Hampshire marketplace. However, due to their frontage along South Willow
Street, the AL-B / AT.-B & PL-B sites are considered to have more desirability.

The sites are legally and physically suitable for 2 wide variety of commercial uses. The sites’
locations near a very busy signal-controlled intersection combined with easy on and off freeway
access via Exit #1 make the sites most suitable for retail, restaurant, or service uses. Their signage
and exposure to 80,000+ cars per day along 1-293 make these locations extremely desirable for
commercial users seeking high visibility.

In conclusion, based on the subjects’ locations, current zoning (General Business), availability of
- utilities, access and exposure, and neighborhood land use patterns the highest and best use is
considered to be high visibility, commercial development, such as an automotive-related business,
retail development or a restaurant.

Approaches To Value: There are five generally recognized methods to valuing vacant sites. They
are the sales comparison approach, abstraction (allocation), land residual technique, income
approach (direct capitalization of ground rent), and cost of development (land development)
method. For this analysis, I have relied exclusively on the sales comparison approach. Given the
nature of the subject, the nature of this assignment, and the market data available, the other

- valuation methods-would not-produce-as reliable results as the sales-comparison-approach.-The--- -
approach is based on comparing sales of parcels that are similar to the subject parcel, in order to
arrive at a value indication.

Abutter Lot A Comments on Comparable Sales:

Sale 1- Corner of Granite Street & Second Street, Manchester: The property is 0.80 acres (34,848
sf) i size and transferred as a vacant lot on May 13, 2010 for $600,000. Per the buyer the sales
price was considered to be market value and calculates out to $750,000 per acre or $17.22 per
square foot. The lot has been cleared and leveled and is ready for development. The property has
very good visibility, with road frontage along Granite Street, Second Street, School Street and the I-
293 Exit 5 on-ramp. Access to the site would be from Second Street as the Granite Street and 1-293
boundaries are limited access right of ways (LAROW) and the School Street frontage does not
appear to able to support commercial type access. According to the buyer, at the time of the sale it
was known that there were some underground storage tanks on-site and that some remediation
would be necessary. The buyer indicated that the $30,000 estimated cost for remediation and the
associated environmental study was paid for by grants. The property is encumbered with a 425
square foot drainage easement and a 4,300 square foot sewer easement both of which run along the
Exit 5 on-ramp LAROW boundary. The easements both lie within the rear setback area and as such
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do not have an affect on the overall usability of the lot. The property also lies within a FEMA
designated X500 Flood Zone. However, based on the density of properties within the X500 flood
zone, 1n the subject’s immediate area, it does not appear that being in the X500 flood zone is a
significant negative factor. This sale is most similar in location, in that it also abuts an I-293 access
ramp and has highway exposure.

Sale 2 - 209 South River Rd (Route 3), Bedford: The property is 3.762 acres (163,875 sf) in size, with 355
feet of frontage. It transferred as a vacant lot on April 14, 2010 for $2,100,000. The lot has a significant
amount of wetlands reducing the developable area to an estimated 3 acres. Using the developable area the
sales price calculates out to $700,000 per acre or $16.07 per square foot. The site is located approximately %
mile south of the Route 101 interchange. Its signalized access point is located directly across from the Target
& Lowe’s retail plaza and will eventually be shared with an abutting Jot, which has yet to be developed. The
site was cleared and graded prior to the sale. Since the purchase the Grantee has improved the site with a
Mini Cooper auto dealership. This sale is most similar in size,

Saele 3 - 785 Gaffs Falls Rd, Manchester: The property is 0.59 acres (25,700 sf) in size, with 275
feet of frontage. It transferred as an improved lot on October 25, 2012 for $400,000. The
improvements consisted of 745 square foot, cape style office building, built in 1960, along with an
888 square foot I story attached garage. The Grantee has since razed the structures and is in the
process of constructing a new 2,273 square foot building. A lump sum of $5,000 was estimated for
demolition costs, using Marshall and Swift Valuation Service. After factoring in the demolition
costs, the sales price calculates out to $686,441 per acre or $15.76 per square foot. The Grantee
owns the abutting lot, which has frontage on South Willow Street. Prior to the unification of
ownership, the Goffs Falls lot was used in conjunction with the South Willow Street lot as a used
auto dealership. Upon completion of the new building, the two lots will continue to be used for auto
sales. This sale is the most recent and the most proximate.

Abutter Lot A - Basis For Adjustments: At this point of the sales analysis all further adjustments to
the comparable sales will be applied to the adjusted sale prices as previously noted in the Comments
on Comparable Sales section.

All of the sales used in the analysis are similar in property rights conveyed, conditions of sale and
mvolved no known seller concessions.

Market Conditions - The sales presented occurred between April 2010, and Qctober 2012. Based
on an analysis of the market and comparable sales, no discernable trends were observed. Therefore,
an adjustment for market conditions was not applied.

Location / Expesure — As noted, the subject property is located in a very good location and has
very good exposure. Sales 1 & 2 are both considered to be in inferior locations with somewhat
inferior exposures and Sale 3°s location and exposure is considered be inferior to those of Sales 1 &
2. In order to establish a basis for quantifying the differences in location/exposure between the
subject property and the comparable sales, a matched pair analysis was performed on the unit prices

i 1 T i} . £ . .
of Sales 1 & 3. Sales | & 3 are similar in most aspects with the exception of their locations and the

fact that Sale 1 is located within a 500-year flood plain. After adjusting for the flood plain
inferiority of Sale | and with all other factors being considered equal, the difference in unit sale
prices has been attributed to the difference in the location/exposure between the two sales. This
calculates out to be about a 15% difference.
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A qualitative analysis was then used to determine that the difference between the subject’s
location/exposure and that of Sale 1 & 2 is slightly greater than the difference between Sale 1’s
location/exposure and that of Sale 3. Upon combining the results of this analysis with the results of
the matched pair analysis upward adjustments of 20%, to account for the inferior
locations/exposures of Sales | & 2, were deemed reasonable, Further extrapolation of this logic

indicated that an upward adjustment of 35% be

|
men
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o Sale 3.

Size Adjustments — Economy of scale is a factor when considering the size of a lot. Buyers typically
expect to pay more per square foot for smaller parcels than for larger parcels with otherwise equal
utility. After analyzing the comparable sales and considering the economy of scale, Sale 2 1s

considered to be in the same size category as the subject property. Sales 1 & 3
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smaller and therefore, they are superior to the subject property on a per unit price basis. Pairing Sale
I with Sale 2 indicates a 5 percent size adjustment is warranted.

Easements / Encumbrances - Easements and encumbrances are both factors that can have an
impact on value. The subject property shares iis main access point with an abutting lot. Sale 2 also
has shared access, while Sales 1 & 3 have no such encumbrances. However Sale 1 is located in an
X300 flood zone, which is considered to have an impact on value similar to the subject’s access
encumbrance, thereby negating the need for an adjustment. In order to account for the Sale 37s
slightly superior unencumbered access a downward adjustment of 5% was applied to its sales price.

The three land sales shown in the following grid were considered to be the most recent and

proximate, comparable sales. The sale descriptions include percentage adjustments, based on the

rationale cited in this section. 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 vahie

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. Buyers of commercial sites typically rely on a price per acre or price per square foot as

units of comparison to analyze competing properties. This permits a normalized basis so small
—differences-in lot sizes don’t distort their analysis. I'have elected to-use price per acre as a unit-of- -

comparison in this mmstance.

AL - A “As Is” Sales Grid

: Subject Propenty. S “Sale Sale3

Address 1475 South Willow St Map TRE3, Lot 5 Granite St 209 South River Rd, 785 Goffs Falls Rd,
Marnchester, NH tanchester, NH Bedford, NH Manchester, NH

Book / Page §203 /0542 8184 /1052 B4BB / 1551

Proximity les NW 1.9 miles SW 3 miles S

Sales Price 245 BOGOO0 [ paaa g 2.100,000 sl g ADS 000

Price Feir Acre [EE T SHH 760400 55 695441

Data Source Inspection Real Data Real Data Real Data

Verification Sowce r, Regi Assessor, Registry, Owner Rep. Assessor, Regisiry Assessor, Registry

[tate of Sale : Description Adjustmem Description Adjustiment Description Adjustment

Time Adjustment insp. Dec. 26, 2012 May 13 2010 Aor 14, 210 Ot 25, 2612

Sales of Financing Nat Applicable None None Known Mene Known

Concessions

Location & Exposure  {Very Good Inferior 20%ilinferior 20% Inferior 3%

Site Area facies) 4.14 0.60 -£%[13.00 (.50 5%

Easements ¢ Shared Access X500 Flood Plain Shared Actess None A%

Encnmberances

Net Adjustments (%}

Gross Adjustments (%

indicated § / Acre

nd. § 7 Acre (§ Rnd)

15%

5%

862,500

L= R i ]

B62 500 ¥

%

0%

840 000

840 C00

5%

5%

§ 5530651

§ 858,100
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Sales Comparison Approach Reconciliation — Abutter Lot 4 “As-Is”: After adjustments, the
comparable sales provide a narrow range of value. Sale 2 was given the most weight, as it is most
similar size and had the lowest gross adjustment. Sale 1 is most similar in location, however it is
much smaller in size. Sale 3 is the most recent sale and is most proximate, but is also least similar in
size and location. Sales 1 & 3 were given less weight, but equal consideration.

The indicated value most heavily considered was $840,000 per acre. With $862,500 and $858,100,
given equal consideration. Therefore, a rounded unit value of, $850,000 per acre is considered
reasonable in this instance. At 4.14 acres, this equates to an indicated value of $3,519,000,
therefore, I estimate the site value of Abutier Lot A “as-is”, as of December 26, 2012 to be
$3,520,000,

Sales Comparison Approach Valuation — AL - A & PL - A“As-If”4ssembled: This analysis relies
on the same comparable sales and logic for adjusting the sales as the “As Is” scenario did, therefore

it was deemed unnecessary to reproduce the developmental details in this section.

AL - A & PL -~ A“As-If"Assembled Sales Grid

B

Gaiiin |Subject Propetty debeiSale SSaleZi AiiiSate 3
Adiress 1478 South Willow St il Map TPK3, Lot 5 Granite St 209 South River Rd, 785 Gofis Falls Rd,
Manchester, NH Manchester, NH Bedford, NH danchester, NH
Book / Page B3 /0542 8154 /1082 8488 /1501
Proximity 2.5 miles NW 1.9 miles SW 0.3 miles 8
Sales Price § B600000 § 2300508 1% AR5 O00
Price Per Acre §  7e0006 § 700000 $  EBB8b 441
[rata Seuice Inspection Real Data Real Data Real Data
WVesification Sewrce  [Assessor, Registry Assessor, Registry, Owner Rep, Asgessor, Reqistry Assessor, Registry
Date of Sale E Description Adjustinent | Bescription Adjustiment Description Adjustinent
Time Adiustinent insn. Dec. 26, 2012 Way 13, 2810 Apr 14,2010 Oct 265 2012
Sales or Financing ot Agplicable Mone None Known None Known
Concessions
Location & Exposure Nery Good infarior 20%{Inferiar 20% inferior 3B%
Site Area {acres} 4.24 0.60 -5%}3.00 0.59 5%
~|Easements - -—--18hated-Aocesg - RS -Flood-Plaip—|- - - oo IS hared Access - - ione
Encumberances
Net Adjustments {%} 5% 25%
Gross Adjustmients %) 5% 5%
indicated ¥ / Acre § 862500 858,051
nd. § 7 Acre {§ Rid} § 852500 858,100

Sales Comparison Approach Reconciliafion — AL -~ A & PL - A“4s-If"Assembled: After

adjustments, the comparable sales provide a narrow range of value, Sale 2 was given the most
weight, as it is most similar size and had the lowest gross adjustment. Sale 1 is most similar in
location, however it 1s much smaller in size. Sale 3 is the most recent sale and is most proximate,
but is also least similar in size and location. Sales 1 & 3 were given less weight but equal
consideration.

Once again, the indicated unit value most heavily considered was $840,000 per acre. With

o N T2

$862,500 and $858,100, given equal consideration. Therefore, a rounded unit value of, $850,000
per acre is considered reasonable in this instance. At 4.24 acres, this equates to an indicated value of
$3,604,000; therefore, I estimate the site value of Abutter Lot A & Proposed Lot A “as-if”
assembled, as of December 26, 2012 to be $3,600,0060,
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Sales Comparison Approach Contributory Value Estimate For Proposed Lot - A (PL ~ A}:
Contributory value is the difference between the estimated site value of the Abutter Lot A “as-is”,
and the estimated site value of the Abutter Lot A & Proposed Lot A “as-if” assembled, thus:

AL-A &PL - A“as-1if” assembled.............................. $3,600,000
AL -A"as-18" i e 93,520,000
Coniributory value {(difference).....cciivirinmeeiraisincinennn 380,000

Yob 2-6 Valuation on Auntofair Ford & Autofair Hyundat
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Abutter Lot B - Comments on Comparable Sales: As noted earlier in the report Abutter Lot B is
very similar to Abutter Lot A in most aspects. They are similar enough that the best available
comparable sales for Abutter Lot A are also considered to be the best available comparable sales for
Abutter Lot B. Therefore in an effort to eliminate redundancy, the comments on the comparable
sales will not be repeated in this section.

Abutter Lot B - Basis For Adjustments: With the exception of the location/exposure adjustment, the
basis for the adjusiments made in the Abutter Lot A sales comparison approach, also hold irue for the
Abutter Lot B sales comparison approach. There are some significant differences in their locations and
exposures. The differences are:

e A Li%

Abutter Lot B has exposure along South Willow Street and superior exposure along I-293;

[}

Due to Abutter Lot B’s topography, the area along the Scuth Willow Street frontage 1

slightly below grade and the area along the Kaye Street frontage is significantly above
grade — resulting in an upward sloping driveway

Abutter Lot B’s superior exposure more than offsets its inferior topography, therefore the location
/exposure adjustments made when comparing the comparable sales to Abutter Lot B will be greater
than those made when comparing the comparable sales to Abutter Lot A. An increase of 5%
seemed reasonable in this instance.

Sales Comparison Approach Reconciliation — Abutter Lot B “4s-Is”: After adjustments, the

comparable sales provide a narrow range of value. Sale 2 was given the most weight, as it 1s most
similar size and had the lowest gross adjustment. Sale 1 is most similar in location, however i is
much smaller in size. Sale 3 is the most recent sale and 1s most proximate, but is also least similar in
size and location. Sales 1 & 3 were given less weight, but equal consideration.

Jols 2-6 Valuation on Autofair Ford & Autofair Hyundai
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AL - B“As¢ Is” Sales Grig
i Subject Property Sale: )
Address 1477 South Willow 5% 1 Map TF‘KE Lot 6 Granile St 209 Sauth River Rd, 785 Goffs Fal!s Rd,
Manechester, MH Manchester i Hedford, NH Marnchester, NiH
Book / Page 8203 /0542 8194 £ 1052 8488./ 1591
Preximity 2.5 miles NW 1.8 miles SW 0.3 miles 3
1Sales Price____ 5 BUB000 4 200000 §  ADROU0Y. .
Price Per Acie § 750008 = § 700,000 $  b6a6 441
Hata Source Inspecticn Real Data Real Datz Real Data
Vesification Soutce  |Assessor, Regisiry Assessor, Registry, Owner Rep. Assessor, Registry Assessor, Registry
Date of Sale Description Adjustment | Description Adjustment Hescription Adjustment
Time Adjustinent Insp, Dec, 26, 2012 May 13,2010 Apr 14, 2010 Oct 25 2012
Sales or Financing Not Applicabie MNone Nang Known Mone Known
Concessions
Location & Expesure |Very Good Inferior 25%linferior 5% Infericr 40%
Site Area {acres 3.23 0.85 -5%43.00 10.59 £%
Easements ¢ Shared Accass ¥500 Flood Plain Shared Access None 5%
Encumberances
fet Adiustmenis {%) 20%;: 25% 0%
Gross Adjustinents (%) 30%:: 5%, 509,
Indicated § / Acre § 800000 $ B75080 1% BO2 373
nd. § 7 Acre {$ Rnd) § 9000008 § 875000 1§  BI2400



The indicated value most heavily considered was $875,000 per acre. With $300,000 and $892,400,
given equal consideration. Therefore, a rounded unit value of, $880,000 per acre is considered
reasonable in this instance. At 3.23 acres, this equates to an indicated value of $2,842,400;
therefore, I estimate the site value of Abutter Lot B “as-is”, as of December 26, 2012 to be

$2,840,000.

Sales Comparison Approach Valuation ~ AL - B & PL - B“As-If"Assembled: With the exception

of the easement / encumberances adjustment, the basis for the adjustments made in the AL-B sales
comparison approach, also hold true for the AL ~B & PL - B sales comparison approach. Therefore
only the developmental details for the additional adjustment will be provided in this section.

As noted in the Parcel Descriptions section, PL-B will be transferred with certain restrictions that
affect its usage. When considering an adjustment for these restrictions, it is important to note that
the market would react not to how the restrictions impact PL-B, but rather to how they impact the
assembled lot (AL ~B & PL — B). Other factors considered when making this adjustment, are the
scarcity of lots in similar prime locations and that the majority of the highest and best uses for the
lot would not be adversely affected by the restrictions. If the use were retail development or a
restaurant the outer portions of the lot would be used for customer parking and it would be
preferable to have the parking closer to the building and the green space on the outer edges. After
taking all of the above mto consideration, it would not be unreasonable for the typical buyer to
expect a 5% discount. Therefore a downward adjustment of 5% will be applied to all the
comparable sales. It should be noted that this adjustment is in addition to the 5%
easement/encumbrance adjustment that has already been discussed and applied to Sale 3.

AL - B & PL - BYAs-If" 4ssembled Sales Grid

[Siibject Froperty . -

Sale 1

Salg 2

Addr.éss

Wap TPIJ, Lot 6 Granite St.

1477 Scuth Willow 21, 209 South River Rd,
Manchester, NH Manchaster, NH Bedford, NH Wanchesier, BH
Book / Page MR i : 8203 /0542 8194 /1052 8488 /1591
Proximity 2.5 miles N 1.9 miles SW 0.3 miles &
Sales Pice g & BOD.O0D-o -3 2,100,000 G-~ 405.000-]
Price Per Acre 5 750000 § 700,000 1§ BEB 441
Data Source inspection Real Data Real Data Real Data
Verification Sowce sor, Registry Assessor, Registry, Owner Rep. Assessor, Registry Asgsessor, Registry
Date of Sale B Sl Description Adiustment Description Adjustment Description Adjustment
Time Adjusinent Ihsp. Dec. 26, 2012 hay 13, 2010 Apr 14,2010 Qet 25, 2012
Sales or Financing Mot Applicable MNone None Known Mone Known
Concessions
Location & Exposure  |Very Good Infetior 25%fiinferior 25% inferiar 40%
Site Area {acres) 3,77 0.688 S%i3.08 i0.59 S%
Easements / Shared Access X500 Flood Plain -E%Shared Access -5%IMone -10%
Encumberances Restrictions on PL-8
Het Adjustiments {%)} 15% 20%]|> 25%
Gioss Adjustments (%} 35%8: E 0%} 55%]
Indicated ¥ / Acre §  BE2A00 4§ 840000 §  B58051
Ind. § 7 Acre (} Rnd) § 882500 4§ 840,000 § 858,100
Sales Comparison Approach Reconciliation — AL - B & PL - B “As-If” Assembled: After
adjustiments, the comparable sales provide a narrow range of vajue. Sale 2 was given the most
weight, as it 1s most similar size and had the lowest gross adjustment. Sale 1 is most similar in
location, however it is much smaller in size. Sale 3 is the most recent sale and is most proximate,
but is also least similar in size and location. Sales | & 3 were given less weight, but equal
consideration.
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Once again, the indicated unit value most heavily considered was $840,000 per acre. With
$862,500 and $858,100, given equal consideration. Therefore, a rounded unit value of, $845,000
per acre is considered reasonable in this instance. At 3.77 acres, this equates to an indicated value of
$3,185,650; therefore, | estimate the site value of Abutter Lot B “as-is”, as of December 26,
2012 toe be $3,185,000,

Sales Comparison Approach Contributory Value Estimate For Proposed Lot - B (PL — B):
Contributory value is the difference between the estimated site value of the Abutter Lot B “as-is”,
and the estimated site value of the Abutter Lot B & Proposed Lot B “as-if” assembled, thus:

AL ~-B &PL -B “as-if"assembled...........ccccooonnvnnnn. $3,185,000
AL - B as-18" i . 32,840,000
Contributory value (difference)......ccoiveciiiiiciinncionnnn $345,000

Reconciliation and Final Value Estimate: This assignment involved estimating an aggregate sales
price for two proposed surplus lots, located along the I-293 Exit 1 off ramp in Manchester, NH. The
valuation is as of December 26, 2012, the date of my on-site inspection. An “As Is” and “As
Assembled” Sales Comparison Approach analysis was applied to each of the proposed lots resulting
i estimated Contributory Values of $80,000 and $345,000.

Therefore, as of December 26, 2012, I estimate the subjects’ aggregate sales price to be:
Four Hundred and Twenty Five Thousand Dolkars.......ccoveevnennn $425,000

Thank you for the opportunity to be of service. If you have any questions regarding this appraisal,
‘please do not hesitate to contact me at 271-2644.

Respectfully submitted,

/e

Thomas P. Hughes, NHCR#655
Staff Appraiser, NHOLHOT
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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 are true and correct.

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

» Ihave no present or prospective interest in the property that is the subject of this report
and no personal interest with respect to the parties involved.

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

¢ My engagement in this assignment was not contingent upon developing or reporting
predetermined results,

e 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.

¢ Thave made a personal inspection of the property that is the subject of this report.
No one provided significant real property appraisal assistance to me.

e [have performed no services, as an appraiser or in any other capacity, relating to the
property that is the subject of this report within the 3-year period immediately
proceeding acceptance of this assignment,

/ﬁ M/é;/———”‘ March 1, 2013

Thomas P. Hugh%s, NHCR #655 ' Date
Staff Appraiser, NHDOT
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General Assumptions And Limiting Conditions

General Assumptions

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

The Proposed Lot areas given to me have been properly calculated;

Broker and assessor information is reliable and correct; and

Information from all sources 1s reliable and correct unless otherwise stated;

e @ e B8

Limiting Conditions

e 1 have relied upon the legal interpretations of others and have assumed their decisions
are correct and valid.

e [ have not performed a survey of the property or any of the sales, and do not assume
responsibility in these matters.

e 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 mull and void.

¢ This appraisal is made based on information furnished by the requesting party. 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.

e 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
limiting conditions and underlying assumptions.
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COMPARABLE SALES MAP
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QUALIFICATIONS OF THOMAS P. HUGHES

PROFESSIONAL EXPERIENCE:

NH DEPARTMENT OF TRANSPORTATION, BUREAU OF ROW (May, 2012 to Present)
Staff Appraiser

AMOSKEAG APPRAISAL COMPANY (2002 to 2012)
Certified Residentiai Appraiser

THOMSON FINANCIAL TREASURY SOLUTIONS (1998 - 2001)
Financial Software Analyst
Product Consultant/Account Manager

FEDERAL HOME LOAN BANK OF BOSTON (1995 - 1998)
Senior Accouniant

Accountant -~ Investments

Internal Auditor (Intern)

UNITED STATES ARMY RESERVES (1992 - 2006)
Captain (INF) - Assistant Battalion Plans Officer ( 368th Engineers )

EDUCATION:

Masters of Science in Management: Computer Information Systems
BENTLEY COLLEGE - Waltham, MA

~ Bachelors of Science in Business Administration: Accounting
UNIVERSITY OF MASSACHUSETTS - Lowell, MA

Associate in Engineering:
WENTWORTH INSTITUTE OF TECHNOLOGY - Boston, MA.

CERTIFICATIONS:

Certified Residential Appraiser (NH ~ # NHCR-655)

Certified Public Accountant (IL. — # 99626)

Job 2-6 Valuation or Autefair Ford & Autofair Hyundal
1473 & 1477 South Willow St, Manchester, NEH
Ovwner: Autofair Realty, LP
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APPRAISAL OF REAL PROPERTY

293 Limited Aeccess Right of Way

1477 South Willow Street
Manchester, Hilisborough County, NH 03103

IN A SELF-CONTAINED APPRAISAL REPORT
As of luly 15, 2043

Prepared For:

AutoFair

200 Keller Street
Manchester, NH 03403

Prepared By:

Cushman & Wakefield of Massachusetts, Inc.
Valuation & Advisory

225 Franklin Street, Suite 300

Boston, MA 02410

C&W File ID: 13-27001-200406-001
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CUSHMAN & WAKEFIELD OF MASSACHUSETTS, INC.
225 FRANKLIN STREET, SUITE 300
BOSTON, MA 024140

293 Limited Access Right of Way
1477 South Willow Street
Manchester, Hillsborough County, NH 03103
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225 FRANKLIN STREET, SUITE 360

BOSTON, MA 02110

July 24, 2013

H. Andy Crews
President & CEQ

b1 Lt

- AutoFair

200 Keller Street
Manchester, NH 03103

Re: Appraisal of Real Property
In a Self-Contained Report

293 Limited Access Right of Way
1477 South Willow Street
Manchester, Hillshorough County, NH 03103

C&W File ID:  13-27001-900406-0C1

Dear Mr. Crews:

In fulfiliment of cur agreement as outlined in the Letter of Engagement, we are pieased io fransmit our appraisal
of the above property in a self-contained report dated July 24, 2013. The effective date of value is July 15, 2013.

This appraisal report has been prepared in accordance with our interpretation of your institution’s guidelines, Title
XI of the Financial institutions Reform, Recovery, and Enforcement Act of 1889 (FIRREA), and the Uniform
Standards of Professional Appraisal Practice (USPAP).

The property to be appraised is identified as the 293 Limited Access Right of Way. The subject is comprised of
two parcels with a total land area of 27,6835 square feet. Our client is negotiating the purchase of this property
subject to a deed restriction that preserves the subject as open space with development of any fashion being
prohibited.

Based on the agreed-to Scope of Work, and as outlined in the report, we developed the following opinion of
Market Value:

b Fhor e init fs = S B ] S S S W N i e s
" Market Value As-ls Fee Simple 7115/2013 $275,000
Compiled by Cushman & Wakefield of Massachuselfs, inc.

The value opinion in this report is qualified by certain assumptions, limiting conditions, certifications, and
definitions, as well as the following extraordinary assumptions and hypothetical conditions, if any.

By, CUSHMAN &
828 WAKEFIELD.
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H. ANDY CREWS CUSHMAN & WAKEFIELD OF MASSACHUSETTS, INC.
AUTOFAIR

JULY 24, 2013

PAGE 2

EXTRAORDINARY ASSUMPTIONS

For a definition of Extracrdinary Assumptions please see the Glossary of Terms & Definitions. The use of
extraordinary assumptions, if any, might have affected the assignment resuits.

This appraisat does not employ any extraordinary assumptions.

HYPOTHETICAL CONDITIONS

For a definition of Hypothetical Conditions please see the Glossary of Terms & Definitions. The use. of
hypothetical conditions, if any, might have affected the assignment resulis,

This appraisal does not employ any hypothetical conditions.

This letter is invalid as an opinion of value if detached from the report, which contains the text, exhibils, and
Addenda.

Respectfully submitted,

CUSHMAN & WAKEFIELD OF MASSACHUSETTS, INC.

Btidh (Fouonerr?.

Randell L. Harwood, MAl, FRICS, CRE
Senior Managing Director/Regional
Manager

NH Certified General Appraiser
License No. NHCG-565
randy.harwood@cushwake.com

(817) 204-4189 Office Direct

{6817) 330-9489 Fax

1By CUSHMAN &
ke WAKEFIELD.
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293 LIMITED ACCESS RIGHT OF WAY CLIENT SATISFACTION SURVEY (]

CLIENT SATISFACTION SURVLEY

As part of our guality monitaring campaign, attached is & short survey pertaining to this appraisal report and the
service that you received. Would you please take a few minufes to complete the survey to help us identify the
things you liked and did not like?

Each of your responses will be catalogued and reviewed by members of our national Quality Conirol Commitiee,
and appropriate actions will be taken where necessary. Your feedback is critical to our effort to continuously
improve our service to you, and is sincerely appreciated.

To access the guestionnaire, please click on the link here:

hitp:/Avww. surveymonkey.com/s.asox?sm= 2bZUxc1p1iiDWisn 2fswh1KQ 3d 3d&c=13-27001-300406-001

The survey is hosted by Surveymonkey.com, an experienced survey software provider. Alternatively, simply print
out the survey attached in the Addenda of this report and fax it to (716) 852-0890.

e
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293 LIMITED ACCESS RIGHT OF WAY

SUMMARY OF SALIENT FACTS AND CONCLUSIONS Y

Summary of Salient Facts and Conciusions
The property to be appraised is identified as the 293 Limited Access Right of Way. The subjact is comprised of

two parcels with & total land area of 27,635 square feet. Our client is negotiating the purchase of this property
subject to a deed restriclion that preserves the subject as open space with development of any fashion being

prohibited.

HE, b AES i “ A
Common Property Name:
Address:

County:
Property Ownership Entity:

L
29

3 Limited Access Right of Way
1477 South Willow Street
Manchester, NH 03103
Hillshorough

State of New Hampshire

Land Area:
Proposed Land A
Proposed Land B

Total Land Area:

Site Shape:

Site Topography:
Frontage:

Site Utility:

guare Feet Acres

4320 0.09
23,315 G.54
27,635 0.83
irregularly shaped

Gently sioping

NO

Poor

Assessing Authority
Assessor's Parce! ldentification
Current Tax Year

Taxahle Assessment

Current Tax Liability

Are taxes current?

Is a grievance underway?
Subject’'s assessment is

Zoning information:
Municipality Governing Zoning
Current Zoning
is current use permitted?
Current Use Compliance
Zoning Change Pending
Zoning Variance Applied For

City of Manchester
Not Applicable

2013

$0

30

N/A

Not to our knowledge
N/A

City of Manchester

General Business District (B-2)
Yes

Complying use

No

No

As Vacant:
open space

As Improved:
open space

4B, CUSHMAN &
5F WAKEFIELD.
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293 LIMITED ACCESS RIGHT OF WAY

SUMMARY OF SALIENT FACTS AND CONCLUSIONS Vv

Land Value
Indicated Value:
Per Sguare Foot:

$275,000
$8.85

Real Property Interest:”
Concluded Value:

- Fee Simple-
$275,000

Per Square Foot (NRA).

Marketing Time:

i 12 Months

12 Months

EXTRAORDINARY ASSUMPTIONS

For a definition of Extraordinary Assumptions please see the Glossary of Terms & Definitions. The use of
extraordinary assumptions, if any, might have affected the assignment results.

This appraisal does not employ any extreordinary assumptions.

HYPOTHETICAL CONDITIONS

For a definition of Hypothetical Conditions please see

the Glossary of Terms & Definitions. The use of

hypothetical conditions, if any, might have affected the assignment resulis.

This appraisal doss not employ any hypothetical conditions.

CUSHMAN &
WANEFIELD.

VALUATION & ADVISQRY
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293 LIMITED ACCESS RIGHT OF WAY PROPERTY PHOTOGRAPHS VI

Property Photographs - | | |
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Plannad Lot-A & Planned Lot-B
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293 LIMITED ACCESS RIGHT OF WAY INTRODUCTION 1

lntroduction
SCOPE OF WORHK

This appraisal, presented in a self-contained report, is intended to comply with the reporting requirements outlined
under the USPAP for a seff-contained appraisal report. The report was also prepared to comply with the
requirements of the Code of Professional Ethics of the Appraisal Institute and the Financial Institutions Reform,
Recovery and Enforcement Act of 1989 (FIRREA), Title Xl Regulations.

Cushman & Wakefieid of Massachusetts, inc. has an intemal Quality Control Oversight Program. This Program
mandates a “second read” of all appraisals. Assignments prepared and signed solely by designated members
{MAlg) are read by another MAI who is not participating in the assignment. Assignments prepared, in whole or in
part, by non-designated appraisers require MAI participation, Quality Centrol Oversight, and signature,

For this assignment, Quatity Control Oversight was provided by Robert N. Skinner, MAL MRICS.

The scope of this appraisal is o determineg the market value of the fee simple interest. This required collecting
primary and secondary data relevant to the subject property. Vacant land was rasearched in the subject’s market
and the input of buyers, sellers, brokers, property developers and public officials was considered. A physical
inspection of the property was made. In addition, the general regional eccnomy as well as the specifics of the
subject's local area was investigated.

The data have been thoroughly analyzed and confirmed with sources believed to be reliable, leading to the value
conclusions in this report. The valuation process used generally accepied market-derived methods and
procedures appropriate to the assignment.

This appraisal employs only the Sales Comparison Approach. Based on our analysis and knowiedge of the
subject property type and relevant investor profiles, it is our opinion that this approach would be considered
necessary and applicable for market participants. Typical purchasers do not generally rely on the Cost or Income
Capitalization Approaches when purchasing a property such as the subject of this report. Therefore, we have not
empioyed the Cost Approach or the Income Capitalization Approach to develop an opinion of market value. The
absence of these approaches does not diminish the reliability of the analysis.

il cCusHMAN &
s

108 WAKEFIELD.
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293 LIMITED ACCESS RIGHT OF WAY INTRODUCTION 2

Common Property Name: 293 Limited Access Right of Way
Location: The subject properiy is located at the intersection of 1477 South Wiilow Street and

interstate 293 in Manchester, Hillsborough County, New Hampshire 03103

Assessor's Parcel Parcel numbers have not been assigned to these lots.
Number{s}.

R

Current Qwnership: State of New Hampshire

Sale History: To the best of our knowledge, the property has not transferred within the past three
years.
Current Disposition: Our client, the current owner of the adjoining dealerships, proposes to buy the subject

property encumbered by a deed restriction in order to meet the open space
requirements of the B-2 zoning ordinance.

Effective Date(s) of

Valuation:
As s July 15,2013
Daie of Inspection: July 15, 2013

Property Inspected by: Randell .. Harwood, MAI, FRICS, CRE

Client: AutoFair

Intended Use: This appraisal is intended to provide an opinicn of the Market Value of the Fee Simple
interest in the property. This appraisal is intended to support negotiations with the
State of New Hampshire over the purchase of the subject property.

intended User; This appraisal report was prepared for the exclusive use of AutofFair. Use of this

report by others is not intended by the appraiser.

EXTRAORDINARY ASSUMPTIONS

This appraisal does not employ any extraordinary assumplions,

HYPOTHETICAL CONDITIONS

This appraisal does not employ any hypothetical conditicns.

Al cusHMANS
5 WAKEFIELD.
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SOQUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS

293 LIMITED ACCESS RIGHT OF WAY

g?i;:;

re Regional Analys

ew Hampshi

s

%@%‘z@m

Bore - 2ol We

Antrim

Benington .
E -Featicestdwed

Hlenih Padk
rlsnatnack S, S
Hasenieih 3 R o
Lypdeberough . T EN) o e
B . S X ‘Meimack Lmidahdem.yg%é\
Hels R

Hallis
Bronkiine

; - Cheliisly
;U Wastiopd e
o .

a_rdwi.ﬁ; SA s : ; 5 .
il - Morihborpigh . o
iy CUSHMAN &
a8 WANKEFIELD.
VALUATION & ADVISORY



293 LIMITED ACCESS RIGHT OF WAY SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS 4

INTRODUCTION
MARKET DEFINITION

The Southern New Hampshire region is located in the northern section of the Greater Boston Combined
Statistical Area. The region is comprised of five counties; Belknap, Hilisborough, Merrimack, Rockingham and
Strafford. The Southern New Hampshire region has a geographical area of approximately 3,486 square miles.

Located in the southeastern portion of the State of New Hampshire, the region's southerty border is the
Commonwealth of Massachusetits.

Further considerations are as follows:

#  The Southern New Hampshire region is the most populous area in the State of New Hampshire.

With a current population of approximately 1.0 million, the Southern New Hampshire region accounts
for 78.0 percent of the tota! state population.

®  The City of Manchester is known as the business capital of New Hampshire. Located in Hillsborough

County, Manchester has a population of approximately 110,000, making it the largest city in the
State of New Hampshire.

& The City of Concord in Merrimack County is the State Capital of New Hampshire. With a population
of 43,100, Concord is a popular tourist destination, with its histerical landmarks, museums and
cultural and art centers.

The following map highlights the counties that construct the Southern New Hampshire region:

SOUTHERN NEW HAMPSHIRE COUNTIES
s

Source: Claritas, Ing., Cushman & Wakefield Valuation & Advisory

CURRENT TRENDS

With a February unemployment rate of 5.6 percent (2.1 percentage points below the national rate), Southern New
Hampshire’s labor market has recovered from recessionary unemployment. On a year-over-year basis, the

iy CUSHMAN &
ka2 WAKEFIELD.

VALUATION & ADVISORY



293 LIMITED ACCESS RIGHT OF WAY SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS 5

Southern New Hampshire region saw slight improvement by adding approximately 1,500 new jobs to the region.
Looking forward, Southern New Hampshire's weli-educated population and the linkage to the Boston tech scene
will aid the region’s stability. Employment is expected to reach pre-recession levels by late 2015, due fo stronger
factory sales boosting service sector employment.

Further considerations are as follows:

' In June 2012, the Simon Property Group’s Merrimack Premium Outlet Center officially opened. With
a total price of $100.0 million, this 430,000 square foot outlet center features approximately 100
stores. With an estimated 100,000 shoppers attending the four-day grand opening, this center is
forecast to bring additional employment and tourism to the region. T ;

®» The City of Manchester's fiscal year 2012 budget has made many spending cuts combined with fax
increases to combat the effects of declining tax revenues resulting from a decline in property vaiues.
Included in the budget are layoffs for up to 50 city employees as well as major cuts to city-run
programs and personnel, Additionally, the city plans a 3.4 percent tax increase. Mayor Ted Gatsas
stated that fiscal year 2013 wili be even more difficult, with a projected budget deficit between $19.0
million and $22.0 millicn.

m  Similarly, the state legislature passed the 2012 budget with many drastic cuis to education and
hesithcare, as well as heaith and human service programs. The legislature cut $110.0 miilion from
public colleges and universities. This will result in double-digit tuition increases with fewer students
able to afford college tuitions.

u  Additionally, over the next two years there will be more than $250.0 million in state funding cuts to
hospitals. These funding cuts will most fikely result in the reduction of support to community
programs and services, salary cuts, higher rates to insurers and possibie layoffs.

s Aspen Technology opened a new 41,000 square foot office in Nashua's Technology Park in October
2012. The expansion is being used to accommodate its growing workforce and the office will house
about 150 employees. With the arrival of Aspen, Nashua hopes that it will lure other companies and
the facility wili eventually have over 700,000 square feet of office space, as well &s some housing
and retail space.

= In the Manchester Millyard, 110 new apartment units in The Lofis at Mill Number One will be ready
for oceupanay in March 2013. Two-bedroom units will lease for about $1,400 a month and there are
more than 400 hames on the waiting list aiready. Other nearby construction projects include a 300-
unit apariment building across the Millyard calied Mill West and a 50-unit multi-family building near
the Elliot at River's Edge, The construction of these housing projects are a push to help revitalize
Manchester's downtown area.

DEMOGRAPHIC TRENDS
DEMOGRAPHIC CHARACTERISTICS

Southern New Hampshire’s median age of 40.0 years is three years older than the U.S. median age of 37.0
years. Southern New Hampshire’s population is well-educated with 33.3 percent of residents having attained a
Bachelor's Degree or higher. This is 5.4 percentage points higher than the U.S. average of 27.9 percent. Both
age and educational attainment serve as factors increasing the income levels of the Southern New Hampshire
region.

Al CUSHMAN &
€8 WAKEFIELD.
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293 LIMITED ACCESS RIGHT OF WAY SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS 8

Further considerations are as follows:

= The 40.1 percent share of Southern New Hampshire households with annual incomes above
$75,000 significantly exceeds the national average of 30.1 percent.

»  According to 2012 estimates, Southern New Hampshire’s median household income was $63,035,
27.2 percent higher than the national average of $49,540.

& Over the next four years, median household incomes within the region are forecast to experience 4.1
percent annual growth. The nation as a whole is projected to experience 3.7 percent annual
household income growth through 2017.

The following table details demographics of Southern New Hampshire as compared to the U.S.:

o

"Me fan Ageears) - i ' 40.0 37.0

Average Annual Household Income | $78,9685 : $67,303

Median Annual Household Income 563,035 | $48,540

Households by Annual income Level:
<§25,000 C1B3% 23.8%
$25,000 o $49,998 : 22.8% : 26.7%
$50,000 to $74,969 Co219% | 19.5%
$75,000 to $99,999 C1B5%  11.9%
$100,000 pius U 2468% | 18.2%

Education Break down. -

| < High Schoo C B5% 1 14.9%
High School Graduate T 88% | 287%
Coliege < Bachslor Degree P 28.5% . 28.5%
Bachelor Degree 21.8% 17.6%
Advanced Degree : 11.5% 10.3%

Source: Claritas, inc., Cushman & Wakefield Valuation & Advisory

POPULATION

Southern New Hampshire's population growth rates have historically lagged behind national averages. Population
growth in the last decade was mainly fueled by the technology-boom in the region. Southern New Hampshire was
seen as a desirable alternative for businessss and had lower costs of living compared to the highly taxed
Commonwealth of Massachusetts. With a close proximity to Boston, ranked 2™ in tech employment, and a lack of
sales, income and capital gains texes, the region aftracted some Massachusetts and national companies to
relocate into the area.

Further considerations are as follows:;

® Southern New Hampshire's population, currently at just over 1.0 miliion, grew at an average annual
rate of 0.4 percent over the ten-year period from 2002 to 2012. The population of the U.S. grew at a
higher rate of 0.9 percent per year, overthe same time period.

Ak
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293 LIMITED ACCESS RIGHT OF WAY SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS 7

= Southern New Hampshire's population growth rates are expected to remain steady, with an annual
average of 0.4 percent over the next four years. in comparison, the forecast national average annual
population growth is 1.0 percent over the corresponding time period,

The following chart illusirates population growth within Southern New Hampshire and the U.S.:

POPULATION GROWTH BY YEAR
Southern Mew Hampshire vs. United States, 2002-2017

1.6%

4 pns
T

1.2%
1.0%
0.8%
0.6%
0.4%
0.2%
0.0%

Blnited States B Southern New Hi:a Forecast

Annual Percent Change

0z 03 04 a8 o153 o7 08 09 10 11 12 13 14 15 18 17

Source: Data Courtesy of Moody's Anaiytics and Cushiman & Wakefield Valuation & Advisory
Note: Shaded bars indicate periods of recession

The following table details population growth in Southern New Hampshire and the U.S.:

i e"‘q :
314,600.5 317,6563 330,006.0

| G AR Brtn e b
United States 287,625.2

Southern New Hampshire 891.2 1,033.9 1,028.0 1.066.7 0.4%
Rackingham County 286.2 298.1 2607 305.3 0.4%
Swafford County 115.8 125.1 126.3 130.2 0.8%
Merrimack County 140.9 1477 148.9 153.0 0.5%
Belknap County ’ 5B.6 60.7 61.2 82.7 0.3%
Hiltsborough County 389.7 402.3 402.9 405.6 0.23%

Source: Data Courtesy of Moody's Analylics, Cushman & Wakefield Valuation & Advisory

HOUSEHOLDS

Over the past decade, household formation growth frends in Southern New Hampshire have been higher than
overall population growth. There are several outside sociological factors that can be altributed to household
growth increasing at a higher rate than the population, such as: longer life expectancies, increasing divorce rates
and young professionals postponing marriage. Household formation growth is expected to mirror the regional
population growth over the next four years, at a rate significantly below the United States average.

Further considerations are as follows:

5 From 2002 to 2012, the average annual household formation rate of 0.6 percent in Southern New
Hampshire was slightly below the national household growth rates of 1.0 percent over this time
period.

&  Through 2017, Southern New Hampshire's annual household formation growth rate is expected to
remain steady at 0.6 percent. Contrastingly, through 2617 the nationat annual household growth rate
is forecasted at 1.3 percent.

(B, cusHMAN &
W5 WAKEFIELD.
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293 LIMITED ACCESS RIGHT OF WAY SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS 8

e iower household growth has resulted in part by “doubling up’, as some people combined
households to save money during difficult financiat times or possibly due to loss of their home by
foreclosure.

The below graph details household formation growth in Southern New Hampshire and the U.S..

HOUSEHOLD FORMATION BY YEAR
Southern New Hampshire vs, United States, 2002-2017

1.8%

BUnfed States  BSouthem New H I Forgeast

1.5%

1.2%

0.9%

0.6%

Aanual Percent Change

0.3%

0.0%

D2 03 04 O35 068 07 DB 09 10 H 12 13 14 15 18 17

Source: Data Courlesy of Moody's Analylics and Cushman & Wakefield Valuation & Advisory
Mote: Shaded bars indicate perieds of recession

ECONOMIC TRENDS
GROSS METRO PRODUCT

Following seven consecutive years of posntsve gams growth in Scuthern New Hampshire's gross metro product
(GMP) slowed considerably as a result of the recession that began in late 2007. Throughout 2008 and 2008,
Southern New Hampshire's GMP declined 0.8 percent and 2.1 percent, respectively. In comparison, the nation
recorded negative 0.3 parcent and negative 3.1 percent in GMP over the corresponding time period. By 2010, the
region as well as the nation, recovered from recessionary declines, showing positive 4.4 percent growth in GMP.
This trend continued throughout 2011 (1.6 percent) and 2012 (2.4 percent), with further improvement expected in
the near term.

Further considerations are as follows:

s The region’s concentration of high-tech production has traditicnally ied fo the outperformance of the
nation as a whole (in terms of GMP growth). The farge amount of electro-medical instruments,
computer systems and semiconductors produced in Southern New Hampshire will enable the
regional economy to rebound more rapidly than the LL.S. as a whole.

s From 2002 to 2012, Southern New Hampshire's GMP and the nation's GMP grew at an average
annual rate of 1.6 parcent.

= Over the next four years, Southern New Hampshire’s annual GMP growth rate is predicted io
increase at an average annual rate of 3.2 percent, 40 basis points below the forecasted national
annual average growth rate of 3.6 percent.

,eﬁiﬁ CUSHMANS
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293 LIMITED ACCESS RIGHT OF WAY SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS

The below graph details gross metro product growth in Southern New Hampshire and the U.S.;

REAL GROSS PRODUCT GROWTH BY YEAR
Southern New Hampshire vs. United States, 2002-2017

6,0%

BUpited States B Southen New
4.0%

2.0%

8.0%

Annual Percent Change

-2.0%.

Forecast

-4.0%

a2 a3 04 a5 06 07 08 09 10 i 12 13 14 15 i6 17

Source: Dala Courtesy of Moody's Anaiytics and Cushman & Wakefield Vaiuation & Advisory
Note: Shaded hars indicate pericds of recession

EMPLOYMENT DISTRIBUTIONR

Trade, Transportation and Utilities is Southern New Hampshire's targest employment secter, containing 22.0
percent of total nonfarm employment. Another significant employment base in the region is Education and Health
Services, which amounts to 18.5 percent of total nonfarm employment. With the state's capital and three largest
cities in the region, Government rounds out the top three employment sectors, accounting for 14.1 percent of total

nonfarm employment in Southermn New Hampshire.

Further considerations are as follows:

The Trade, Transportation and Utilities and Construction sectors, combined, comprise 25.5 percent
of the region’s total employment. These sectors have seen consisten{ decreases in employment
from 2007 through 2010, as a result of the national recession. However, these seclors showed
minimum growth in the foliowing years and with new state infrastructure improvements, such as the
widening of Interstate 93 and Spaulding Turnpike, resteration of the commuter rail fine from Boston
to Concord and the new construciion of the Little Bay Bridge, positive employment growth is
expected to commence over the next four years.

With historically consistent positive employment growth, the less-cyclical Education and Health
Services sector has helped to stabilize employment in the region. Over the last four years this sector
has averaged an annual growih rate of 1.5 percent. Looking forward, growth in this indusiry is
projected to continue, at an annual average of 2.8 percent through 2017.

Empleyment in Professional & Business Services (which currenily accounts for 12.2 percent of iotal
regional employment} declined 8.1 percent in 2009 as a result of the recession, foliowed by 16
percent average annual growth in 2010 and 2011. By year-end 2012, Professional & Business
Services employment is projected to experience 3.7 percent yearly growth through 2017 due to
improving econcmic conditions within the region.
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The following chart presents employment distribution in Southern New Hampshire and the U.S.:

EMPLOYMENT BY SECTOR
Southern New Hampshire vs. United States
2013 Estimafes
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Source: Data Courtesy of Moody's Anaivtics and Cushman & Wakefield Valuation & Advisory

MAJOR EMPLOYERS

Southern New Hampshire's employment picture is dominated by several hospitals located within the MSA. The
Education and Health Services Sector, which accounts for 16.2 percent of total nonfarm employment in the
region, is largely accounted for by four of the top ten employers in Southern New Hampshire. Top employers in
this sector include: Elliot Hospital, Saint Joseph Hospital, Southern New Hampshire Medical Center and Cathoiic
Medical Center.

Further considerations are as follows:

Elliot Hospital is the keystone of Elfiot Heailth Systems, the largest comprehensive health services
provider in New Hampshire. Eliiot Health Systems was selected as a winner in the New Hampshire
Business Review's 2012 Best of Business Awards. Ellioi Health Systems was honored in a
statewide readers’ survey as the stale’s top healthcare faclility.

Due to recent state budget cuts, the State of New Hampshire has cut funding to hospitals and
increased the hospital bed tax. As a result, Southern New Hampshire Medica! Center laid-off 6.0
percent of its warkforce and Elliot Hospital laid-off nearly 200 employees throughout 2011. Both
hospitals are part of a 10-hospital lawsuit suing the State, claiming that the budget uses more than
$200.0 million in Medicare funds that should go io hospitals. The lawsuit is still ongoing.

BAE Systems, the third largest employer in the Southern New Hampshire region, has a tremendous
impact on New Hampshire's economy. In 2011, BAE generated an economic impact of more than
$586.0 million in the State of New Hampshire. This figure refiects $491.0 million in payroll and more
than $90.0 million awarded for subcontracts and purchase orders o more than 400 suppliers
throughout the state. Over the past year, the company and its employees also contributed $2.4
million in cash and in-kind services to area civic, charitable, and educational institutions.
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FairPoint Communications has invested more than $111.0 mitlion in infrastructure and technology to
bring VantagePoint, a fiber-based, high-capacity network, to the State of New Hampshire. With aid
from @ federal government grant, FairPoint has brought high-speed broadband internet to more than
50 New Hampshire communities. VantagePoint's increasing availability in the state will lead to faster
and more efficient communication for residenis and businesses alike. That being said, in fourth
guarter 2011, FairPoint laid-off approximately 375 employees {in Maine, New Hampshire and
Vermont), The workforce reduction is estimated to have saved $34.0 million in operating expense in
2012,

The foilowing table details the largest private employers. in Southern New Hampshire:

DeMoulas Super Markets inc. 6,092; Retail

Hannaford Brothers 4,817 Retail

BAE Syslemns Electronic Solutions 4,500 Aerospace & Defense
Eliiaot Hospital 3,375 Healthcare

Southern New Hampshire Medical Center 2,200 Healthcare

Catholic Medical Cenier 2,100 Healthcare

Public Service Co. of New Hampshire 1,800 Technology

Target Corp. 1,345 Retail

FairPoint Communications 1,300 Technology

St Joseph Hospital 1,200 Healthcare

Source: New Hampshire Business Review and Cushmian & Wakefisld Valualion & Advisory

EMPLOYMERNT GROWTH
Due to the recent national recession, regiona! and national employment figures declined from 2008 through 2010.
Total nonfarm employment in Southern New Hampshire declined 3.9 percent over this time petied, while nationai
employment registered a 5.7 percent decline. By 2011, employers gained confidence in the markets recovery,
and as such, regional and national employment recorded positive annual growth of 0.5 percent and 1.2 perceni,
respectively. Looking forward, the market's continued recovery is expected to sustain continued positive
empioyment growth in the near term.

Further employment characteristics are as follows:

=

Over the past decade, Southern New Hampshire showed an average annual job growth rate of 0.2

percent . The nation as a whole also an average annual growth of 0.2 percent from 2002 through
2012,

Going forward, Southern New Hampshire empioyment growth is projected {0 increase {6 a rate that
is slightly below the national average. Regional employment is expected to grow at a 1.9 percent
annual average through 2017, Similarly, the nation as & whole is forecast t0 experience 2.1 percent
employment growth over the corresponding tire period,

According fo the U.S. Tax Foundation 2012 report, New Hampshire ranks sixth amongs! the best
states in terms of business-tax climate. Businesses don’t have to pay sales, inventory, capital gains,
estate, broad base personal income or internet tax. Besides the low tax burdens, the state also
offers credit, grants and business services as incentives to have a business in New Hampshire.
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The following graph compares employment growth for Southern New Hampshire and the U.S.:

TOTAL EMPLOYMENT GROWTH BY YEAR
Southern New Hampshire vs. United States, 2002-2017
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As of February 2013, Moody's Economy.com reported the unemployment rate for Scuthern New Hampshire at
5.6 percent. Following the recession that began in fate 2007, the unemployment rate in the region pesked in 2009
with an annual average rate of 6.3 percent. After the peak in unemployment, job growth in Southern New
Hampshire resumed in 2010 and continued through 2012. Recent job growth within the region was driven
primarily by hiring within the trade, transportation and utilities industry.

Further considerations are as follows:

From 2004 through 2007, Southern New Hampshire's unemployment rate remained relatively stable,
staying helow 4.0 percent.

Due to the recession, Southern New Hampshire's unemployment rates increased, particularly

between 2008 and 2009 as the local economy experienced downward pressure. Both county and
state levels remained naarly 3.0 percentage points below national levels throughout the recession.

After peaking at a 8.3 percent annual sverage in 2009, the Southern New Hampshire unempioyment
rate began its descent in 2010. This decrease is expected to continue throughout 2017, reaching a
predicted low of 3.2 percent.

The following graph compares historical and projected unemployment levels for Southern New Hampshire, the
State of New Hampshire and the U.S. as a whole:

UNEMPLOYMENT RATE BY YEAR
Scuthern New Hampshire vs. New Hampshire vs. United States, 2002-2017
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CONCLUSION

Though Southern New Hampshire felt minimized effects of the recent national recession, the past three years
have shown positive employment participation rates, leading to the evident initia!l stages of a recovery. Beginning
in 2010, the region commenced a slow, but steady progression fowards improvement and continued through
2012. Looking forward, the Southern New Hampshire region is expected to show positive momentum in the near

term, as increasing factory orders sustain service sector employment growth.

Further considerations are as follows:

The New Hampshire State Government's dedication to workforce development has.-kept the state
unemployment rate as one of the nation’s lowest (ranked the ninth lowest In the country). Continued
efforts, through various state programs, to improve the business environment and employment
opportunities within the state will aid in high workforce participation rates in coming years.

Southern New Hampshire's concentration of high-tech manufacturing, such as semiconductors,
computer systems and electro-medical and control equipment, will aid in the region’s recovery due to
projected increases in defense contracts and global semiconductor sales. Additionally, the high
value-added nature of the region’s manufacturing industry will assist income growth in Southern New
Hampshire.

One negative for the Scuthern New Hampshire region is the lack of significant population growth.
There is an expected continued out-migration of Southern New Hampshire residents due to the
region's inability to retain young professionals that are looking for rebust urban amenities, such as:
vibrant neighborhoods, bustling downiowns, good parks and alternatives fo driving everywhere. This

weak growth will hinder the long-term prospects for a strong housing market, labor force growth and
consumer industries.
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LOCATION OVERVIEW

The property is located in the southern portion of the City of Manchesier. Manchester is the largest city in New
Hampshire with an estimated 2011 population of 108,845. The city contains 33.0 square miles and the
boundaries of the immediate area are Hooksett to the north, Auburn to the east, Londonderry to the south and
Bedford and Goffsiown to the west. Other local landmarks include the Manchester Airport and the Mall of New
Hampshire.

Manchester is approximately 53 miles north of Boston and is the northernmost component of the Boston MSA as
previously described. L S _ .

ACCESS

Local area accessibility is generally good, relying cn the following transporiation arteries:

Route 28: Twe to four lane divided roadway running in a north south direction
connecting Route 3 and Interstate 293 in the Manchester area. In the
southern portion of Manchester, this road is also known as South Willow
Sireet. The subiect is located on this roadway,

Interstate 293/Route 101: Interstate 293 provides regional ingress and egress, and in the
immediate subject area serves as a connector route between inferstate
83, Route 3 and Route 101, with the nearest access point being
approximately 100 yards north of the subject at exit 1.

Interstate 93; Interstate 93 provides regional ingress and egress, with the nearest

access point being less than 2 miles northeast of the subject via
Interstate 283.

In addition fo the primary and secondary rocadways mentioned, the subject market area is serviced by the
Manchester Transit Authority (MTA) which runs 13 bus routes throughout the Manchester area. Also, the
Manchester Arport is located approximately two miles south of the subject. This airport offers flights from major
air carriers across the U.S. and Canada.

NEIGHBORHOOD ANALYSIS

Manchester is considered a blue-collar area with an active local business community and associated supporting
retail and office uses. Most services can be found within the greater downtown area, with retail uses located along
major roadways. Some of Manchester's largest employers include the national utility service of Verizon,
Demoulas and Hannaford Supermarkets, TD Bank, Fidelity Investments, Liberty Mutual, and the defense and
aerospace company of BAE Systems.

Total 2010 employment in Manchester was 58,216, This includes cencentrations in Manufacturing {7.888),
Whelesale and Retail Trade (10,015), Finance, Insurance and Real Estate (5,088) and Services {21,650).

NEARBY AKD ADJACERT USES

The subject’s local area is composed of a mix of commercial uses, most of which are retall and specificaily auto
related. The subject itself is focated on South Willow Street (Route 28), the premier local retail location. The
most significant nearby property is the Mall of New Hampshire. This is an enclosed mail of approximately
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775,000 square feet. The mall is anchored by Macy’s, Sears, J C Penney and Best Buy. The mall's tenant mix
and orientation is traditional and the property is owned and operated by Simon Properties.

Cther major uses in the area inciude a Home Depot store, Sam’s Club store, several muiti tenant retail centers
and auto related businesses. The local area has several free standing retail stores and many of the nation's fast
food outiets are located in the immediate area.

In addition to the heavy concentration of retall utilization, there are multiple hotels and motels within proximity of
tha intersaction of South Willow Street and Interstate 283.

There are some noted résidential USEs in the subject’s local area:; This is in-areas east and west of the South
Witlow Street corridor. The housing stock in the immediate area is largely multi-family developments.

The subject property is surreunded by AutoFair Hyundai, AutoFair Ford and interstate 283.
NEIGHEORHOOD MAP

SPECIAL HAZARDS OR ADVERSE INFLUENCES

We observed no detrimental influences in the local market area, such as landfills, fiood areas, noisy or air

polluting industrial plants, or chemical factories.
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LAKD USE CHANGES

The South Willow Street corridor connects the intense retail areas in and around the Mall of New Hampshire with
the city’s central core. The corridor has heavy traffic counts and many of the nation’s most significant retailers are
in the immediate market area. There are no foreseen land use changes apparent.

CONCLUSION

The City of Manchester is an established community and is New Hampshire's largest city. The subject's focal
area around South Willow Streel/Route 28 is a high density retail location. Manchester is located just 17 miles
from Concord and 53 miles from Boston, with exgellent access. The subject properly is located. in a major
destination retail area, located just off of Route 28. Due to the excallent access fo this area, off both Interstates
93 and 293, this area has seen major retail development within the past ten years. As such, the neighborhood
experiences very high traffic counts.

Despite weakening demand for retail propetties locally and nationwide during the recent financial crisis the
Manchester area appears o be stable. This can most likely be aftributed to its good access to Interstate 93 and
293. This good location should keep the demand for this area competitive, as users and investors will eventually
return to good quality properiiss accessible to Interstate 293/Route 101, Also, given the lack of developable land
in this area and the high retail concentration demand is likely fo continue for commercial sites. Given the
subject’s iocation, the property shoutd benefit fram retail demand in the area.
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INTRODUCTION

The domestic automnobile industry has just gone through a period unlike any other before it. After experiencing
historic decreases in unit sales and the bankruptcy of two of the three domestic automakers just four years ago,
the industry has roared back to life, with substantial sales gains, record profils and renewed optimism throughout
the industry. In the following discussion, we will explore the macro-economic trends affecting the market for light
vehicles (cars and light trucks) in the United States, as well as the micro-economic influences of the iocal and
regional market, as they impact the demand for automobile dealerships in general, and the subject property in
particular.

VEHICLE SALES TRENDS

Coming out of the early 1920s recession, light vehicle sales increased rapidly from 12.77 million units in 1891 to
14.95 million in 1994, Between 1994 and 1998, unit sales held steady at approximately 15.0 million units, on
average. Beginning in 1999, largely as a result of a rapidly expanding national economy and rising household net
worth, new light vehicle sales accelerated again, peaking at 17.4 million units in 2000, While one might have
expected a substantial decrease in unit sales as a result of the recession of 2001 and 2002, historically fow
interest rates and the rapid expansion of subprime credit allowed light vehicle sales to remain in a relatively tight
range of 16.15 to 16.99 milfion units, annually, between 2002 and 2007. When the financial crisis of 2008 hit, a
verfect storm of sorts affected the automobile industry. The magnitude of the economic decline and the leck-up in
credit markets caused unit sales to decrease rapidly from 16.15 million in 2007 to 13.25 million in 2008, and then
fo 10.42 million units in 2009 (a decline of 35.4 percent over two years). However, since this nadir, sales have
rebounded sharply, up 1.1 percent in 2010, 10.3 percent in 2011, and 13.4 percent in 2012,

The following chart compares new Domestic and Import vehicie sales between 1890 and 2012:
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Between year~end 2007 and year-end 2009, the decline in sales was sharpest among the Domestic brands (44.6
percent), in comparison to Foreign brands (at 25.5 percent). Domestic brands were primarily focused on
marketing larger, high margin automobiles and light trucks, at a time when the refatively high costs of gasoline
were nudging consumer fastes toward smaller, more fuel-efficient automebiles, an area in which Foreign
manufacturers excelled. Significantly, the recession accelerated the long-term trend of the Domestic brands
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losing market share to their Foreign competition. Over the iast twenty years, Domestic market share has fallen
steadily from 67.0 percent in 1991 to 47.0 percent in 2011, and the frend continues. As of year-end 2012,
Domestic share stood at 44.8 percent.

The following graph displays new vehicle sales by manufacturer between 2002 and 2012:
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Ameng the major manufacturers, as of year-end 2012, General Motors continued to have the greatest market
share in the United States (at 17.9 percent), followed by Ford (15.5 percent), Toyota {14.4 percent), Chrysler
(11.4 percent), Honda (2.8 percent), Hyundai-Kia (8.7 percent) and Nissan (7.9 percent). Significantly, Nissan and
Hyundai increased their market share by 7%.4 percent and 139.3 percent, respectively, between 2002 and 2012,
Toyota and Henda also increased their market share substantially, at 37.9 percent and 32.6 percent, respectively.
GM, Ford and Chrysler, on the other hand, experienced significant decreases in market share of 37.3 parcent,
27.1 percent and 12.9 percent, respectively, over the same period.

Moving forward, sales of new cars and trucks are fooking up for all manufacturers. Consumer confidence is rising,
and the United States is making modest but steady progress in its recovery from the latest recession. Lenders are
freeing up more cash, and consumers are drawn in by historically low interest rates and longsr loan terms. As of
year-end 20112, annual unit sales were only 10 percent lower than 2007, prior to the financial crisis, and sales are

expected to fully recover within 18 to 24 months, completing a dramatic reversal of fortune in a relatively short
period of time.

The turnaround has been even more significant for the Domestic automakers. Largely as a result of the
bankruptcy of Chrysier and General Motors in early 2009, the fabor cost structure for the domestic automakers fell
much more in line with their foreign competition. At the same time, each of the major domestic automakers was
beginning to reap the benefits of an increased focus on quality and design. This combination, aiong with some
luck in the form of major product recalls from Toyota, their number cne foreign competitor, breathed significant life
into the domestic automobile industry over the past 24 months, Between 2009 and 2012, sales increased by 25
percent at GM, 35 percent at Ford, and a substantiai 78 percent at Chrysler.
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Moving forward, economists expect continued strong growth in new car sales over the next three years. There
are fwo factors working in the industry’s favor. First, at over 14 years old, the average vehicle in the United
States is nearing the end of its useful life and will need to be replaced. Second, based on the nation’s popuiation,

they figure that total sales should approximate 16.5 million, annually. Forecasts call for this level {o be reached
by 2014 or 2015,

DEALERSHIP COUNT AND PRODUCTIVITY

As previously discussed, the automobile industry suffered tremendously as a result of the financial crisis and
. fecession in 2008 and 2009, with a dramatic decrease in sales. While the foreign manufacturers were clearly
affected by the decline in sales (30.0 percent between 2007 and 2009), they were able to adjust production,
manage their expenses and rely on their financial strength to carry them through. For the domestic automakers,
however, it was a completely different situation. Between 2007 and 2009, units sales decreased by almost 38.0
percent.

For two of the three “Big Three” domestic automobile manufacturers, the decline was simply toe much, too fast,
While substantial efforts were made {o reign in variabie costs, bloated fixed costs and overly generocus and
inflexible labor contracts caused all three manufacturers to hemeorrhage cash at an alarming rate. While Ford was
able to hold off bankruptcy due to its prior issuance of debt and resuling cash hoard, General Motors and
Chrysler weren't so fortunate. They did not have enough cash to pull them through, and private funds were simply
unavaiiable. The fresze-up in the credit markets sharply reduced access to private capital, and even if funds were
available, there were plenty of doubts about the viability of their long-term business plans. Ultimately, a pre-
packaged bankruptcy, funded by the United States government, was the only way to avoid a liguidation of the
companies. The bankruptey filings allowed Chrysler and General Motors to get their iabor costs in-line with their

foreign-hased competition, allowed them to shed unprofitable brands, and sharply reduced the number of
dealership franchises.

As indicated in the following graphic, the number of franchised new car dealerships in the United States was
already in steady decline prior 1o the latest recession. Increasing competition from foreign brands simply forced
many dealerships out of business. The pace of dealership closures, however, accelerated dramatically as a result
of the Chrysier and General Motors bankruptcies. Bankruptcy allowed both companies to cancel franchise
agreements quickly and efficiently. While many dealership owners have won subsequent appeals to retain their
franchises, many others simply had to close.

However, in 2012 a state of normaicy returned to the dealership market. As vehicle sales rose, additions and
eliminations to dealsrship counts remained nearly level. Between 2011 and 2012, dealership count in the U.S.

actually increased modestly, by 1.0 percent, to 17,859, according to a census conducied by the Aufomotive
News.
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The following graphic illustrates trends in dealership numbers over the past three decades:
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Dealership closures, since 2005, have been concentrated in the domestic brands. In fact, while the number of
Import dealerships has remained relatively level since year-end 2008, at approximately 6,500 dealerships, the
number of Ford dealerships has decreased by 810, or 15.0 percent. Comparatively, the number of General
Motors dealerships decreased by 1,208, or 18.0 percent, and the number of Chrysler dealerships decreased by
1,249, or 35.0 percent. The number of dealerships is expected to level off in coming years, as increased auto
sales help current dealerships remain afloat.

The following graph highlights dealership counts between 2005 and 2012:
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While the decline in the number of dealerships over the past three years might give one pause if they were
considering an investmant in such a properly, # is important to note that the contraction in dealerships is
beginning to have the intended impact of improving the viability of those dealerships that remain. As indicated in
the following chari, the average number of new cars sold per dealer, after decreasing steadily from its peak of 782
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units in 2000 fo ifs low of 510 units in 2009, has increased in the last two years by 41.9 percent fo 724 units in

2011, and is expected to be even higher in 2012, This puts average unit sales just above the 10-year average of
707 units between 2001 and 2011,

The following graph displays the average sales per dealer between 1991 and 2012:
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DEALERSHIP DESIGN AND LOCATION
Automobile dealerships have undergone considerable change since their inception. The first dealerships were

small businesses, usually located in downtown areas, which sold one product line and offered no anciliary
services.

As consumer demand increased and sales hit record levels in the 1950s, dealer networks expanded and these
retailers were encouraged to locate in the burgeoning posi-war suburbs. Accompanying this movement was a
trend toward larger sites and deailers that carried a wider product line and expanded services. Dealership design
was also standardized and improved beginnhing in the late 1950s and early 1960s.

The “science” of dealership design is now advanced to the point that most manufacturers produce guidelines for
development that are based upon the anticipated sales at a facility (also known as “planning potential”). Minimum
street frontage, building size (including showroom space, parts and service, back office, etc.), and general fayoui
parameters can be included in these guidelines.

The design standards are aimed af improving the customer experience and enhancing efficiency, and inciude:
« large, atiractively-finished receptions areas
s Customer lounge area
s Fewer service stalls (resulting from improved vehicle guality)

¢ Standardized exterior appearance to promote branding
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In terms of location, many dealerships historically chose sites contiguous to or near existing dealerships to gain
market acceptance and exposure, This led to the development of “autoc rows,” in which several different
dealerships are located along the same arterial, in close proximity to each other. The critical mass achieved is
convenient for customers and helps increase traffic for all dealerships.

Owners can also market several different vehicle lines, either from a single outlet or several points located along
an auto row. In fact, the ability o market muiiiple brands, typically through a “dealer group,” is a critical factor for
the survival of an operator in the current environment. The need to lower per-unit cosis through economies of
scale makes it increasingly difficuit for small, single-line operators o survive.

As part.of the ongoing fétailing .évoiuﬁon, aﬁtor.na'lls, or b'iannéd clusters of automobile dealership sites, were
developed. The automall is distinct from an auto row in the foliowing ways:

o Planned overall development

+ Highly visibie

e  Accessible from major arterials

+  Automotive uses only

e An interior roadway design that allows the consumer to shop many dealers within a confined geographic
area

The success of automalls is dtiven by presenting the consumer with a more extensive product fine in a
convenient, centralized location. In addition, the individual dealerships benefit from the purchasing power of the
overall automall in ferms of advertising and promotion. Since these costs average over $30,000 per month, and
are the second largest variable expense, the automall atiraction for a dealer is significant.

Dealers have also implementad non-traditional methods of marketing, with Internet sites and fixed-price selling
becoming more commonplace. For many retail dealerships, the Internet has become a primary source for
obtaining new customers. in fact J.D. Powers and Associates estimates that more than two-thirds of new vehicle
buyers now employ the internet in some facet of the shopping process.

Internet use also reduced the significance of dealer location to a degree, as buyers are typically willing to travel
cut of their way to obtain a favorable price. This facior reduced the importance of a dealership's geographic
proximity o customers, such that only one in five consumers now purchases at the dealer closest to him or her.
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COMPETITION/COMPETITIVE POSITION OF THE SUBIJECT

The subject property is located in Manchester, NH. Presently, competition within a one-mile radius includes nine
dealerships covering nine brands. To determine the supply of locally competitive new car dealers, we consulted
an internet directory, which showed the following fistings for new car dealers within a one-mile radius of the
subject,

‘Closest Branded Competition - City,; State - Distance - Direction
Team Nissan Manchester, NH 1,000 feet T West
AutoFair Honda Manchester, NH 1,500 feet Southwest
Ira Toyota of Manchester ~ Manchester, NH 1,000 feet South
Mass Market Brands Within 1 Mile Within 5-Miles Within 10 Miles

1 Chrysier X
2 Jeep X
3 Dodge
4
5 Buick X
6 GMC X
7 Chevrolet X
8 Ford S
g Toyota X
10 Honda X
| Nissan X
12 Hyundai S
13 Kia X
14 Subaru X
15 Volkswagen X X
16 Mazda
17 B S
17 Mini X
19 Scion X
Luxury Brands
20 l.and Rover X
21 1] e L
22 Mercedes Benz X
23
24
25
26
27
28 Volvo X
29
30
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As indicated previously, there are a large number of automobile dealerships considered primary competition to
the subject properties. In addition to the above primary competition, automobile dealerships are also available in
other neighboring communities.

Based upon our inspection of the subject properiy and its environs, the immediate neighborhood is recognized as
an automobile sales and service area.

The closest competitor offering the subject’'s Ford car line is located 8 miles from the subject in Goffstown, NH
and the closest Hyundai dealership is located 20 miles north of the subject in Bow, NiH.

CONCLUSION

In the face of overall economic distress, restrictive credit terms, and volatile gas prices, consumers substantially
reduced expenditures on automobiles in 2008 and 2008. As the economy improved in 2010 and 2011, sales
have bounced back to approximately 80.0 percent of their pre-recessionary levels. Significantly, with the number
of dealerships deckining as much as they have in recent years, the average new car sales per franchise has
bounced up to the relatively high levels of 2000 to 2007, and dealerships are as profitable as they have ever
been. Moving forward, there is clearly more optimism in the automobile dealer network. However, continued
sconomic uncertainty, volatile gas prices, and increased demands by manufacturers to update dealerships will
continue to be factors influencing vaiues moving forward.
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TRADE AREA ANALYSIS
DEFINING THE TRADE AREA

An automobile dealership’s trade area contains people who are likely to patronize that particular dealership. A
trade area analysis looks at the area’s demographics and economic profile to provide key insight into the area’s
potential for the subiect property. The first step in a trade area analysis is o define the trade area.

Amaong the factors considered in selecting the appropriate trade radii are the following:.

» The location of competing dealerships of the same brarid.” All else being equal, a primary trade area will-
extend to one-half the distance fo a competing dealership of the same brand. A secondary irade radius
might extend the iull distance to a competing dealership of the same brand, while a tertiary trade radius
might extend some distance beyond that. The shape of the trade radii can also be impacted by access o
regional highways (i.e., travel time).

o The regional drawing power of the local area for automcbile sales and service. The higher the
concentration of competing dealerships, the larger will be its regional draw.

» The regional drawing power of the local retail market. If a dealership is located in close proximity to a
regional shopping destination, it is more likely to enjoy the benefits of an extended trade radius.

Having given consideration to all of the above factors, we believe the subject property’s primary frade area would

likely span an area encompassing about 3 miles, while the secondary and teriiary trade areas are estimated io
span 5 and 10 miles, respectively.
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2000 69,222 126,156 240,228 107,000 1,235,678 281,394,317
2013 69,966 130,800 251,722 109,845 1,319,553 314,841,431
2018 69,742 131,403 252,838 110,054 1,322,546 325,300,853

Compound Annuai Change
2006 - 2093 5.08%  T0.28% 0.38% 0:20% 0.51% 0.87%

2013 - 2018 -0.06% 0.08% 0.07% 0.04% 0.05% 0.66%

2000 28,067 50,279 80,373 44,243 474,662 105,466,823
2013 28,743 53,081 97,623 46,245 522,808 119,185,327
2018 28,872 53,668 98,541 46,745 526,857 123,394,220

Compound Annual Change
2000 - 2013 0.18% 0.42% 0.59% 0.34% 0.75% 0.85%

2013 - 2018 0.09% 0.22% 0.21% 0.22% 0.15% 0.65%

2000 $48,222 §55484  $64,380 $50,587 $61,404 $66,674
2013 364,866 $73,796  $85.513 $65,998 $79,367 568,636
2048 $70,334 $80,174  $62,519 371,444 $83,926 $71.918

Compound Annual Change
2000 - 2013 2.21% 2.22% 2.21% 2.07% 1.88% 1.60%

2013 - 2018 1.63% 1.67% 1.69% 1.60% 1.12% 0.85%

Qwner Occupied 48.14%  55.07%  65.21% 47.40% 70.95% 65.00%
Renter Cceupied 51.86% 44.93%  34.78% 52.60% 25.06% 35.00%

SOURCE: Claritas, Inc.

DEMOGRAPRPHIC TRENDS
Having established the subject's trade area, our analysis focuses on the frade area's population, household and
income trends. Notable demographic trends are as follows:

POPULATION
« Between 2000 and 2013, the population withir the primary trade area (radius of 3} increased by a total of
0.28 percent. This compares to an increase at the State level of 0.51 percent and an increase at the

National level of 0.87 percent.

» Between 2013 and 2018, the population within the subject’s primary trade area is expecied to decrease
by 0.06 perceni, compared to total popuiation growth at the State and National levels of 0.05 and 0.66,
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respectively, Expanding to the secondary trade area (radius of 5), population growth is expecied to be
C.08 percent over the same period.

HOUSEHOLDS

A household consists of a person or group of people occupying a single housing unit, and is not necessarily a
family unit. When an individual purchases goods and services, these purchases are a reflection of the entire
household's needs and decisions, making the household a critical unit to be considered when reviewing market
data and forming conclusions about the trade area as it impacis the retail center. Critical observations regarding
households includes the following:

+ Between 2000 and 2013, the number of households within the primary trade area (radius of 3) inc‘réas'ed
by a totat of 0.18 percent. This compares o an increase at the State level of 0.75 percent and an
increase at the National level of 0.95 percent.

» Beitween 2013 and 2018, the number of households within the subject's primary irade area is expected to
increase by an additional 0.09 percent, compared to totat population growth at the State and National
levels of 0.15 and 0.89, respectively. Expanding fo the secondary trade area (radius of 5), househoid
growth is expected fo be 0.22 percent over the same period.

s Generally, the smaller the househaold, the higher the disposable income. In 2013, there were 2.44
persons per household in the subject’s primary trade area. This compares to 2.5 at the State level and
2.6 at the National levei,

TRADE AREA INCOME

Income levels, either on a per capita, per family or household basis, indicate the economic level of the residents
of the trade area and form an important component of this total analysis. Average household income, when
combined with the number of househoids, is a major determinant of an area’s retail sales potential.

Trade area income figures for the subject support the profile of a broad middle-income market. According to
Claritas, inc. average household income in the primary trade area in 2013 was approximately $73,798, 111.82
percent of the City of Manchester average (365,996) and 92,98 percent of the State average ($79,367).
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Further distribution of household income is summarized as follows:

$150,000 or more
$125,000 to $149,999
$100,000 {0 $124,998
$75,000 to $99,209
$50,000 to $74,589
$35,600 to $49,999
$25,000 tc $34,999
$15,000 to $24,989

3.36%
4.21%
7.44%
13.87%
20.07%

14.24%

10.52%
11.54%

4.65%
5.47%
8.13%
14.17%
18.82%
13.80%
8.31%
9.94%

6.93%
7.24%
10.87%
14.72%
18.58%
12.79%
8.28%
8.05%

/gl
3.63%
4.25%
7.81%
14.13%
20.55%
14.94%
10.20%
11.08%

6.11%
5.74%
9.58%
14.156%
19.22%

T 14.03%

0.26%
8.88%

4.88%
4.07%
7.35%
11.73%
18.11%
14.35%
10.94%
11.58%

Source: Clarifas, Inc,

CONCLUSION

Based on the preceding discussion and analysis, it is our opinion that that the subject property is located in a
primary new car dealership location. Most major brands are represented in the iocal area. With increasing
populations and household incomes coupled with continued decreases in persons per household figures
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Property Analysis
SITE DESCRIPTION

L.ocation:

Shape:
Topography:
Land Area:
Frontage:

Access:

Visibiity:

Seoil Conditions:

Utiiities:
Site Improvements:

Land Use Restrictions:

Flood Zone Description:

Wetlands:

Hazardous Substances:

Overall Site Utility;

Location Rating:

1477 South Willow Street, Manchester, Hillsborough County, New Hampshire 03103

The subject properiy is located between AutoFair Ford, AutoFair Myundai and the |-
293 easthound exit ramp, at the intersection of 1-283 and South Wiilow Sireat.

irregularly shaped

Genily sloping

0.63 acres / 27,835 square feel

The subject propetty has no frontage along interstate-203.

The subject property will be restricted and have no access via Interstate-293, South
Willow Street or the abutting dealership iots.

The subject property has good visibility.

We were not given a soil report to review. However, we assume that the soil's load-
bearing capacity is sufficient to support existing and/or proposed structure(s). We did
not observe any evidence to the contrary during our physical inspection of the
property. Drainage appears to be adequate.

All utilities are available at the subject property.
There are no improvements on the site.

We were not given a title report to review. We do not know of any easements,
encroachments, or restrictions that would adversely affect the site's use. However,
we recommend a litie search to determine whether any adverse conditions exist.

The subject property is iocated in flood zone X (Areas determined o be outside the
500 year flood plain} as indicated by FEMA Map 33011C0383D, dated September
25, 2008.

We were not given a wetlands survey to review. If subsequent engineeting data
reveal the presence of regulated wetlands, it could materially affect property value.

We recommeand a wetlands survey by a professional engineer with expertise in this
field,

We abserved no evidence of toxic or hazardous substances during our inspection of
the site. However, we are not trained to perform technical environmental inspections
and recommend the hiring of a professional engineer with expertise in this field.

The subject site is functional for its current use as green space.

Good

ily custman s
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REAL PROPERTY TAXES AND ASSESSMERTS
CURRENT PROPERTY TAXES
The subject property is located in the taxing jurisdiction of the City of Manchester.
The assessment and taxes for the property are presented below:
Aszeessor's Parcel Number: F’?_-A LB
Assessing Authority. . .. City of Manchester
Current Tax Year: 2013
Assessment Ratio (% of market Value): 100%
Are taxes cumrent? N/A
Is there a grievance underway? Not to our knowledge
The subject's assessment and {axes are: NfA
Assessed Value Totals
_A ‘s Implied Market Value _ o $0
Total Property Taxes $0
Compiled by Cushman & Wakefield of Massachusells, inc.
REAL PROPERTY TAX CONCLUSION
As state owned tand, the properties have not been assessed for tax purposes.
ilBy cusHMAN &
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ZONING

GENERAL INFORMATION

The property is zoned General Business District (B-2) by the City of Manchester. A summary of the subject's
zoning is provided below:

Muniipality Governing Zoning: City of Manchester

Current Zoning: o General Business District (B-2)

Current Use: - Highway o S

Is current use permitted: Yes

Proposed Use: Green Space

Is proposed use permitted: Yes

Change In Zone Likely: No

Zoning Change Applied For: No

Zoning Variance Applied For: No

Permitted Uses: Permitted uses within this district include most retail uses including car
dealerships.

Prohibited Uses: Prohibited uses within this district include industrial uses.

Minimum Lot Area: ’ 12,500 sguare fagt I Complying
Lot Frontage: 100 feet Complying
Maximum Fioor Area Ratio (FAR): 4.0 times lot area Complying
Maximum Lot Coverage (% of ot area): 75.0% Complying
Minimum Yard Setbacks
Front (feet): 20 Not Applicable
Rear (feet): 30 Not Applicabie
Side (feet): 20 Not Applicable

Compited by Cushman & Wakefield of Massachusetts, inc.

ZONING COMPLIANCE

Property value is affected by whether or not an existing or proposed improvement complies to zoning regulations,
as discussed below.

Complying Uses

An existing or proposed use that complies fo zoning regulations implies that there is no legal risk and that the
existing improvements could be replaced "as-of-right.”

Pro-Existing, Hon-Compiving Uses

In many areas, existing buildings pre-date the current zoning regulations. When this is the case, it is possible for
an existing building that represents a non-complying use to still be considered a legal use of the property.
Whether or not the rights of continued use of the building exist depends on local laws. Local laws will also
determine if the existing buiiding may be replicated in the event of loss or damage.
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Hon-Comolying Uses
A proposed non-complying use fo an existing building might remain legal via variance or special use permit.

When appraising a property that has such & non-complying use, it is imporiant to understand the local laws
governing this use.

OTHER RESTRICTIOKS

We know of no current deed restrictions, private or public, that further limit the subject property's current use. The
research required to determine whether or not such restrictions exist is beyond the scope of this appraisal
assignment. Deed restrictions are a legal matter and only a title examination by an attorney or titie company can
usually uncover such restrictive covenants. We recommend a tifle examination tc detefmine if any such
restrictions exist.

ZONING CONCLUSIONS

We analyzed the zoning requiremenis in relation to the subject property, and considered the compliance of the
existing or proposed use, We are not experts in the interpretation of complex zoning ordinances but based on our
review of public information, the subject property appears to be a complying use.

Detailed zoning studies are typically performed by a zoning or land use expert, including attorneys, iand use
planners, or architects. The depth of our study correlates directly with the scope of this assignment, and it
considers &ll pertinent issues that have been discovered through our due diligence.

We note that this appraisal is not intended to be a detailed determination of compliance, as that determination is
beyond the scope of this real estate appraisal assignment.
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Valuation

HIGHEST AND BEST USE

HIGHEST AND BEST USE DEFINITION

The Dictionary of Real Estate Appraisal, Fifth Edition {2010), a publication of the Appraisai Instituie, defines the
highest and best use as:

The most probabie use of a properly which is physically possibie, appropriately justified,
legally permissible, financially feasible, and which results in the highest value of the property
being valued.

To determine the highest and best use we typically evaluate the subject site under two scenarios: as vacant land
and as presently improved. In both cases, the property’s highest and best use must meet the four criteria
described above. Since this property is land only, evaluating it as presently improved is not applicable.

HIGHEST AND BEST USE OF PROPERTY AS VACANT

Logally Permissible

The zoning regulations in effect at the time of the appraisal determine the legal permissibility of a potential use of
the subject site. As described in the Zoning section, the subject site is zoned General Business District (B-2) by
the City of Manchester. Permitied uses within this district include most retail uses inciuding car dealerships. In
addition, we understand that our client is negotiating to buy these properties subject to a deed restriction that they
must be preserved as open space and cannot be developed in any fashion.

Fhysicaily Possibie

The physical possibility of a use is dictated by the size, shape, topography, availability of utilities, and any other
physical aspects of {he site. The subject site contains 0.63 acres, or 27,635 square feel. The site is irregularly
shaped and gently sioping. It has no frontage, no access, and good visibility. The overall utility of the sile is
considered fo be poor as improvements will not be permissible.

Fingncially Feasiple and Maximally Productive

in order to be seriously considered, a use must have the potential to provide z sufficient retum to attract
investment capital over alternative forms of invaestment. A positive net income or acceptable rate of return would
indicate that a use is financially feasible. Financially feasible uses are those uses that can generate a profit over
and above the cost of acquiring the sile, and constructing the improvements. Of the uses that are permitied,

possible, and financially feasible, the one that will result in the maximum value for the property is considered the
highest and best use.

CONCLUSIOR

We considered the legal issues related to zoning and legal restrictions of the propesed sites. it is our opinion that
the Highest and Best Use of the proposed subject site as vacant will be cpen space.
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VALUATION PROCESS
METHODOLOGY

There are three generally accepted approaches to developing an opinion of value: Cost, Saies Cornparison and
Income Capitalization. We considered each in this appraisal {o develop an opinion of the market value of the
subject property. In appraisal practice, an approach to value is included or eliminated based on its applicabiiity to
the property type being valued and the quality of information available. The reliability of each approach depends
on the availability and comparakility of market data as well as the motivation and thinking of purchasers.

The vaiuation process is conciuded by analyzing each approach to valiie used in the appraisal. When more than
one approach is used, each approach is judged based on its applicability, reliability, and the guantity and quality
of its data. A final value opinion is chosen that either corresponds to one of the approaches to value, or is a
cotrelation of all the approaches used in the appraisal.

We considered each approach in developing our opinion of the market value of the subject property. We discuss
gach approach below and conclude with a summary of their applicability to the subject property.

Coet Approach

The Cost Approach is hased on the proposition that an informed purchaser would pay ne more for the subject
than the cost to produce a substitute property with equivalent utility. This approach is particularly applicable when
the property being appraised invoives relatively new improvernents which represent the Highest and Best Use of

the tand; or when refatively unigue or specialized improvements are located on the site for which there are few
improved sales or leases of comparable properties.

In the Cost Approach, the appraiser forms an opinion of the cost of all improvements, depreciating them to reflect
any vaiue loss from physical, functional and external causes. Land vaiue, enirepreneurial profit and depreciated
improvemnent costs are then added, resulting in an opinion of value for the subject properiy.

Smies Comparisoen Approach

In the Sales Comparison Approach, sales of comparable properties are adjusted for differences to estimate a
value for the subject property. A unit of comparison such as price per square foot of building area or effective
gross income multiplier is iypically used to value the property. When developing an opinien of land value the
analysis is based on recent sales of sites of comparable zoning and utility, and the typical units of comparison are
price per square foot of land, price per acre, price per unit, or price per square foot of potential building area. In
both cases, adjustments are applied to the unit of comparison from an analysis of comparable sales, and the
adjusted unit of comparison is then used fo derive an opinion of value for the subject property.

incume Capitalizetion Approash

in the Income Capitalization Approach the income-producing capacity of a property is estimated by using contract
rents on existing leases and by estimating market rent from rental activity at competing propetties for the vacant
space. Deductions are then made for vacancy and collection loss and operating expenses. The resulting net
operating income is divided by an overall capialization rate to derive an opinicn of value for the subject property.

The capitalization rate represents the relationship beiween net cperating income and value. This method is
referred to as Direct Capitalization.

Related to the Direct Capitalization Method is the Yield Capitalization Method. In this method periodic cash flows
{which consist of net opetating income less capital costs) and a reversionary value are developed and discounted

to a present value using an internal rate of return that is determined by analyzing current investor yield
requirements for similar investments.
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SUMMARY

This appraisal employs only the Sales Comparison Approach. Based on our analysis and knowledge of the
subject property type and relevant investor profiles, it is our opinion that this approach would be considered
necessary and applicable for market participants. Typical purchasers do not generally rely on the Cost or Income
Capitalization Approaches when purchasing a property such as the subject of this report. Therefore, we have not
employed the Cost Approach or the Income Capitalization Approach to develop an cpinion of market value. The
absence of these approaches does not diminish the reliability of the analysis.
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LAND VALUATION

We used the Sales Comparison Approach to develop an opinion of land value. We examined current offerings
and analyzed prices buyers have recenily paid for comparable sites. If the comparable was superior to the
subject, a downward adjustment was made io the comparable sale. if inferior, an upward adjustment was made.

We attempted fo find similar open space transaciions in the focal market. We searched databases and
interviewed local market paricipanis. All of the trades we were able fo identify were either too old to remain
relevant or displayed economies of scale issues due to their larger size. We came o a wide range of data points
that were deemed to vast for us to determine a reliable conclusion,

As a result, we have relied on more conventional sales in the local area and made adjustments for access and
overall utility. After the subject trades, there will be no direct access or improvements of any kind allowed on the
site, severely fimiting the overall utility. As you will see, we have made an across the board 40 percent adjustment
to all of the comparables in our set to account for the limiting characteristics of the proposed subject.

The most widely used and market-oriented unit of comparison for properties with characteristics similar to those
of the subject is price per square foot of land. All fransactions used in this analysis are based on the most
appropriate method used in the local market.

The major elements of comparison used to value the subject site include the property rights conveyed, the
financial terms incorporated into the transaction, the conditions or motivations surrounding the safe, changes in
market conditions since the sale, the lecation of the real estate, its utilily and the physical characteristics of the
property.

The comparables and our analysis are presented on the following pages. Comparable land sale data sheets are
presented in the Addenda of this repori.
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Pubiic Property Rights | Saie .
Mo. jLecation Size (sf} Proposed Use Zoning Site Dtility | Utilities Grantor Grantee Conveyed Date Sale Price $/5F Land COMMENTS !

S {Subject Property 2?.833 (Graen Space General Poor Al
Business Distict avaflable
i ) (B-2) _

1 1840 Second Sirset, 20,909 Retail- Generat Good Al ranite Realty | Aragon O, Fee Simple 4113 $500,000 $23.91 [This 7,800 square foot Midas Muffisr Shop and related
Manchestor, NH Commercial Business B2 Available ine, paved parking lot was bulit in 1970. According to
planning dlepartment records the improvemants are to
be demolished and replaced with a new aufo-related
use and a 1,000 square foot retail use along the front
of the buiiding. Traffic count on Second Street is in the
range of 16,000 cars per day. With an estimated
demoliion cost of 330,000, the price was $25.35 per
sguare font

2 129 Cilley Road, 35,284 Relail General Good Al John Byme Northway Fee Simple 81z 1,150,000 $32.59 | This proparly is identified on tax map 372 - Lot 26. It
Manchester, NM Commercia] Business -2 Avaliiable Bank was originglly lofs 1, 2, 5, 6 and 28, The properly was
approved in Saptember 2042 for a 2,500 saquare foot
bank branch with 3 drive-hru lanes,

3 {15 Leavy Drive, 87,556 Retail- Commercial - Good All AV Bedford, | Copper Door Feo Simple 4111 $500,000 S5.71 |This propery is identified onfex map 10 as ot 23-7, 2
Bedford, MH Commercial co Available [HEH Restaurant fot within the Bedford Hills & Bediord Springs mixed-
uge developmen! park. Upon completion, the park will
consist of a bank, restaurant, coffes shop, medical
offices, business offices, a pharmacy and musti-family
tiving, This fot has sinoe been improved with a 7,860
square faot single story restaurant with 137 parking
spaces with visibility on Route 101,

4 17 Leavy Drive, 43,360 Retail- Commercial - Good Al AV Bedford, Bellwether Fee Simple 414 $375,000 $8.61 |This progesly is within the Bedford Hills & Bedford
Bedford, NH Commercial co Available e Community Springs mixed-use development park. Upon

Credit Union completion, the park will consist of 2 bank, restaurant,
coffee shop, medical offices, business offices, &
pharmacy and multi-family living, a1 situated on a knoll
on the wist side of Route 101 This lot has since been
improved with a 7,860 square foot single story
restaurant with 137 parkirig spaces with visibility on
Rotte 101 on a former 37.963 are parcel that has been
subdivided into vanious lols,

5 468 South Willow Streel, 32,870 Retaik Genersl Good Al The Helderness|  Trio Real Fee Simple 410 $500,000 £15.30 | This ot is at the comer of South VWillow and Parkview
Manchester, NH Comnmarciat Busingss B-2 Available School Estate Strests. A 2,0000 square font batteries Plus retall store
wanagement has sino? been built on the front twe thirds of the
property as the back third is zoned R-1B. The propery
was formerly used as & used auto sales lot and was
listed for $549,000.

Low 20,809 . 4119 53750001 $5.71
High 87,556 4113 $1,150000 | §32.59
Average 43,996 911 3605000 | $17.23

Compifed by Gusfiman & Wakefield of Massachuselis, inc.
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?roperty Adj.
Price PSF Rights Conditions Market'™ PSF Land Public Price
Na. Land & Date Conveyed of Sale Financing Conditions Subtotal Location Size Liilities Utility‘z’ Other P3F Land Overall
1 $23.91 Fes Simple | Arm's-Length Naone Similar $523.91 Similar Simitar Sirnilar Superior Inferior $15.54 Superior
4/13 0.0% 0.0% 0.0% 0.0% £.0% 0.0% 0.0% 0.0% 40.0% 5.0% ~35.0%
2 $32.59 Fee Simple Arm's-Length Nonie Similar $32.59 Similar Similar Similar Superior - Similar $19.56 Superior
612 0.0% 0.0% C.0% 0.0% 0,0% 0.0% 0.0% 0.6% -40.0% 0.0% -40.0%
3 $5.71 Fee Simple 1 Arn's-Length None Similar $5.71 Inferior Larger Similar Superior Similar $4.85 Superior
4111 0.0% 0.0% 0.0% 0.0% 0.0% 10.0% 15.0% 0.0% -40.0% 0.0% -15.0%
4 58.61 Fee Simple | Army's-Length Nene Similar $8.61 Inferior lLarger Sirnilar Superior Sirnilar $6.46 Superior
411 0.0% 0.0% 0.0% 0.0% 0.0% 10.0% 5.0% 0.0% -40.0% 0.0% -25.0%
5 $15.30 Fee Simple | Arm's-Length None Similar $15.30 Similar Similar Similar Superior Similar $9.18 Superior
410 0.0% 0.0% 0.0% 0.0% 0,0% 0.0% 0.0% G.0% -40.0% 0.0% -40.0%
$5.71 -Low Low - $4,85
$32.59 |- High High - $19.56
$17.23 |- Average Average - $11.12
Compiled by Cushman & Wakefield of Massachusetts, Inc.
[1) Market Conditions Adjustment Footnole (z) Utility Footnoie
Compound annual change in market conditions: 0.00% Utility includes shape, access, frontage and visibifity.
Dale of Value (for adjustment calculations). 7/15/13
By CUSHMAN &
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DISCUSSION OF ADJUSTMENTS

Broperty Rights Conveyed

The property rights conveyed in a transaction typically have an impact on the sale price of a property. Acquiring
the fee simple interest implies that the buyer is acquiring the full bundie of rights. Acguiring a leased fee interest
typicaily means that the property being acquired is encumbered by at least one lease, which is a binding
agreement transferring rights of use and occupancy to the tenant. A leasehold interest involves the acquisition of
a lease, which conveys the rights tc use and occupy the property. fo the buyer for a finite period of time. Al the
end of the lease term, there is typically no reversionary value to the leasehold interest. Since we are valuing the

fee simple interest as reflected by each of the comparables, an adjustment for property rights is not reguired.

Conditions of Salg

Adjustments for conditicns of sale usually reflect the motivations of the buyer and the seller. In many situations
the conditions of sale may significantly affect transaction prices. However, all sales used in this analysis are
considered to be "arms-length” market transactions between both knowledgeable buyers and sellers on the open
market. Therefore, no adjustments were required.

Financial Terms

The financial terms of a transaction can have an impact on the sale price of a property. A buyer who purchases
an asset with faverable financing might pay a higher price, as the reduced cost of debt creales a favorabie debt
coverage ratio. A iransaction involving above-market debt will typically involve a lower purchase price tied to the
lower equity returns after debt service. We analyzed all of the transactions to account for atypical financing terms.
To the best of our knowledge, all of the sales used in this analysis were accompiished with cash or markei-
oriented financing. Therefore, no adiustments were required.

Market! Conditions
The sales that are inciuded in this analysis occurred between April 2010 and April 2013. As the market has
remained stable over this time period, we applied an annual adjustment of 0.00 percent.

Location

An adjustment for location is required when the locational characteristics of a comparable property differ from
those of the subject property. The subject property is rated good in location. An upward adjustment of 10 percent
was made fo comparables 3 and 4 as Bedford s considered inferior to Manchester in regards to retail locations.

Size
The adjustment for size generally reflects the inverse relationship between unit price and lot size. Smailer lots

tend to sell for higher unit prices than larger lots, and vice versa. Therefore, upward adjustments ranging between
5 and 15 percent were made to comparables 3 and 4 for their larger size.

Pubtic UtiHities

The availability of public utilities has a significant impact on the value of a property. Municipal utility providers
often, but not always, provide utilities such as gas, water, electric, sewer, and teiephone. 1t is therefore important
to understand any differences that may exist in the availability of public utilities to the subject property and its

comparables. All of the sales, like the subject, had full access to public utilities at the time of sale. Therefore, no
adjustments were reguired.

Ih
éf& 4

WAKEFIELD.

YALLIATION & ADVISORY

[l cusSHMAN &
n%&g



293 LIMITED ACCESS RIGHT OF WAY LAND VALUATION 43

Bttty

The subject parcels are inadequately shaped to accommodate a typical building. After the sale the parcels will be
deed restricted and have no access via the Interstate 293 exit ramp, South Willow Street or the abutiing
dealerships. Although the parcels have good visibility they will have no frontage. Therefore, it has been
determined that the site has poor utility. Our across the board, downward 40 percent adjustment is based on the
limited access and development potential for the subject site, and is derived from our discussions with market
participants and experience in appraising restricted assets.

Dthar

in some cases, other variables Will have an impact on the price of a land transaction. Examples inciude soif or
slope conditions, restrictive zoning, easements, wetlands or external influences. In our analysis of the
comparabies we found that comparable one had $30,000 worth of demolition costs razing the old improvement.
As a result we made an upward adjustment of 5 percent.

DISCUSSION OF COMPARABLE SALES

Comparable Szle No, 4

This comparable property is located at 840 Second Street, Manchester, NH,
within the General Business B-2 zoning district. The parcel containg 20,509
square feet, or 0.48 acres, with a maximum FAR, as per current zoning, of
1.00 times the lot area. The maximum fof coverage is 75 percent. Granite
Realty sold this property to Aragon Oil, Inc. in April 2013 for a iotal price of
$500,000, or $23.91 per square foot of land area. This property has good
tility, and all available public utilities. Its intended use at the time of sale was
a retail-commercial use. This 7,800 square foot Midas Muffler Shop and
related paved parking lot was built in 1870. According to planning depariment records the improvements are to be
demolished and replaced with a new auto-related use and a 1,000 square foot retail use along the front of the
building. Traffic count on Second Street is in the range of 16,000 cars per day. With an estimated demolition cost
of $30,000, the price was $25.35 per square foot.

Comparable 1 required a downward adjustment of 40 percent to account for its superior utility in comparison to
the subject properties. We also made an upward adjustment of 5 percent for demolition costs asscciated with
razing the existing improvements. After all adjustments this sale indicated a value of $15.54 per square foot.

Comparable Sate No, 2

Comparable No. 2 is located at 29 Cilley Road, Manchester, NH, in the
General Business B-2 zoning district. it contains 35,284 square feet, or 0.81
acres, and its maximum FAR by current zoning is 1.00 times the ot area. The
maximum floor area ratio is 75 percent. John Byme sold this property to
Northway Bank in June 2012 for a price of $1,156,000, or $32.59 per square
foot of land area. Public utilities on this site are all available and its utifity is
good. The intended use of this site at the time of sale was retail-commercial
This property is identified on tax map 372 - Lot 29. 1t was originafly lots 1, 2, 5,
6 and 29. The property was approved in September 2012 for a 2,500.square foot bank branch with 3 drive-thru
lanes.

Comparabie 2 required a downward adjustment of 40 percent tc account for its superior utiiity in comparison to
the subject properties. After all adjustments this sale indicated a value of $19.56 per square foot.

iy CUSHMAN &
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Gomparable Sale Bo. 3

sy i Located at 15 Leavy Drive, Bedford, NH within the Commercial - CO zening
district, this property was sold from AV Bedford, LLC to Copper Door
Restaurant in April 2011 for $500,000, or $5.71 per square foot of land arsa.
At the iime of sale, this site was intended for an retaii-commercial use. [t
contains 87,556 square feet, or 2.01 acres and has a maximum floor area
ratio of 75 percent. The site has good utility, and pubiic utilities are all
available. This properiy is identified on tax map 10 as lot 23-7, a lot within the
... ... Bedord Hils & Bedford Springs mixed-use development park. Upon
completion, the park wilt consist of a bank, restaurant, coffee shop, medical offices, business offices, a pharmacy
and multi-family tiving. This lot has since been improved with a 7,860 square foot single story restaurant with 137
parking spaces with visibility on Route 101,

Comparable 3 required upward adjustments of 10 and 5 percent for its inferior location and larger size. We also
applied a downward adjustment of 40 percent to account for its superior utility in comparison to the subject
properties. After all adjustments this sale indicated a value of $4.85 per square foot.

GComparable Sale No. &

This comparable property is located at 7 Leavy Drive, Bedford, NH within ihe
Commercial - CO zoning district, and it encompasses 43,560 square feet, or
1.00 acres. As per current zaning, the maximum floor area ratio is 75 percent.
At the time of sale the intended use of this site was retail-commercial. AV
Bedford, LL.C sold the property to Bellwether Community Credit Union in April
2011 for a price of $375,000, or $8.61 per square foot of land area. This sife
has good utility, and public utilities are all avaitable. This property is within the
Bedford Hills & Bedford Springs mixed-use development park. Upon
completion, the park will consist of a bank, restaurant, coffee shop, medical offices, business offices, a pharmacy
and multi-family living, all situated on a knoll on the west side of Route 101 This lot has since been improved with
a 7,860 square foot single story restaurant with 137 parking spaces with visibility on Route 101 on a former
37.983 are parcel that has been subdivided into various lots.

Comparable 4 required an upward adjustment of 10 percent for its inferior location and a 5 percent adjustment for
its farger size. We also applied a downward adjustment of 40 percent to account for its superior utility in
comgparison to the subject properties. After all adjustments this sale indicated a value of $6.46 per square foot.

Comparable Sale o, B

This lot is located at 468 Soush Willow Street, Manchester, NH in the General
Business B-2 zoning district. Its size is 32,670 square feet, or 0.75 acres and
its maximum zoning FAR is 1.00 times the lot area. According io the current
zoning, the maximum fioor area ratio is 75 percent. Trio Real Esiate
Management acquired this property from The Holderness School in April 2010
for $500,000, or $15.30 per square foot of land area. The ulility of this site is
geod with all available public utiiities. The intended use of this site at the time
of sale was retail-commercial. This lot is at the corner of South Willow and
Parkview Streets. A 2,0000 square foot batteries Plus retail store has since been built on the front two thirds of
the property as the back third is zoned R-18. The property was formerly used as a used auto sales lot and was
listed for $548,000.
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Comparable 5 required a downward adjustment of 40 percent to account for its superior utility in comparison to
the subject properties. After all adjustments this sale indicated a value of $9.18 per square foot .

CONCLUSION OF SITE VALUE

After a thorough analysis, the comparable land sales reflect adjusted unit values ranging from a low of $4.85 per
square foot to $19.56 per square foot, with an average of $11.12 per square foot. We understand that the sale of
this land is being negotiated subject to a deed restriction requiring the parcels be preserved as open space and
that development of the parcels in any fashion wili be prohibited.

We placed- greatest reliance on Land Sale.5.due to its similar size, zoning and proximity to the subjects,
Therefore, we concluded ihai the indicated land value by the Sales Comparison Approach is:

Indicated Value " §10.00
SQFT Measure X 27,635
Indicated Value $276,350
Rounded to nearest $5,000 $275,000
$/SF Basis $8.95
LAND VALUE CONCLLUSION $275,000
$ISF Basis $9.95

Compiled by Cushman & Wakefield of Massachusetts, Inc.
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RECONCILIATION AND FINAL VALUE OPRPINION
VALUATION METHODOLOGY REVIEW AND RECONCILIATION

This appraisal employs only the Sales Compariscn Approach. Based on our analysis and knowledge of the
subject property type and relevant investor profiles, it is our opinion that this approach would be considered
necessary and applicable for market participants. Typical purchasers do not generally rely on the Cost or Income
Capitalization Approaches when purchasing a property such as the subject of this report. Therefore, we have not
empioyed the Cost Appreach or the Income Capitalization Apnproach to develop an opinion of market value. The
absence of these approaches does not diminish the reliability of the analysis.

The appreach indicated the following:

Land Vaiuation
Land Value 275,000
Land Value PSF $9.85

Compn'ed by Cushman & Wakefield of Massachusetts Inc.

We gave scle weight to the Sales Comparison Approach because this mirrors the methodology used by
purchasers of this property type.

E 3, = A ERRES SR s s e L LA
Market \lalue As-ls Fee Simple 7/‘1 512013 $275,000

Compiled by Cushrman & Wakefield of Massachusetts, Inc.

EXPOSURE TIME AND MARKETING TIME

Based on our review of national investor surveys, discussions with market participants and information gathered
during the sales verification process, a reasanable exposure time for the subject property at the value congluded
within this report would have been approximately twelve (12) months. This assumes an active and professional
marketing plan wouid have been employed by the current owner.

We believe, based on the zssumptions employed in our analysis, as well as our selection of investment
parameters for the subject, that our value conclusion represents a price achievable within tweltve (12) months.
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ASSUMPTIONS AND LIMITIRG CONDITIONS
“Report" means the appraisal or consulting report and conclusions stated therein, to which these Assumptions and Limiting
Conditions are annexed.

"Property” means the subject of the Repert.

"CAW" means Cushman & Wakefield, Inc. or ifs subsidiary that issued the Report.

"Appraiser(s)’ means the employee{s) of CAW who prepared and signed the Report.

The Report has been made subject to the following assumptions and limiting conditions:

No opinion is intended to be expressed and no responsibility is assumed for the jegal description or for any matiers ihat are iegal
inREtre” or redire legal expertise or specialized knowledge beyond-that of ‘& real estate appraiser.-Title to the Property is
assumed to be good and marketable and the Property is assumed {o be free and clear of all fiens unless othenwise stated. No
survey of the Property was undertaken.

The information contained in the Report or upon which the Report is based has been gathered from sources the Appraiser
assumes to be reliable and accurate. The owner of the Property may have provided some of such information. Neither the
Appraiser nor C&W shall be responsibie for the accuracy or completeness of such information, inciuding the correciness of
estimates, opinions, dimensions, sketches, exhibits and factuat matters. Any authorized user of the Report is obligated to bring fo
the attention of C&W any inaccuracies or errors that it believes are contained in the Report.

The opinions are only as of the date stated in the Repori. Changes since that date in externai and market factors or in the
Property itself can significantly affect the conclusions in the Report.

The Report is fo be used in whole and not in part. No part of the Report shall be used in conjunclion with any other analyses.
Pubtication of the Repori or any portion thereof without the prior written consent of C&W is prohibited. Reference to the Appraisal
Institute or to the MAI designation is prohibited. Except as may be otherwise stated in the letter of engagement, the Report may
not be used by any person(s) other than the party(ies} to whom it is addressed or for purposes other than that for which it was
prepared. No part of the Report shall be conveyed to the public through advertising, or used in any sales, prometion, offering or
SEC material without C&W's prior writien consent. Any authorized user(s) of this Report who provides a copy fo, or permits
reliance therson by, any person or entity not authorized by CEW in wrifing to use or rely therson, hereby agrees 10 indemnify and
hold C&W, its affiliates and their respective shareholders, directors, officers and employees, harmiess from and against ail
damages, expenses, claims and costs, including attormneys' fees, incurred in investigating and defending any claim arising from or
in any way connacted to the use of, or refiance upen, the Report by any such unauthorized persan(s) or entity(ies).

Except as may be otherwise stated in the letter of engagement, the Appraiser shall not be required to give testimony in any court
or adminisirative proceeding relating to the Property or the Appraisal.

The Report assumes (a) responsible ownership and competent management of the Preperty; (b} there are no hidden or
unapparent conditions of the Property, subsoll or structures that render the Property more or less valuable (no responsibiiity is
assumed for such conditions or for arranging for engineering studies that may be required to discover them); {c) full compliance
with all applicable federal, state and local zoning and environmental reguiations and faws, unless noncompiiance is stated,
defined and considered in the Report; and (d) all required ficenses, certificates of occupancy and other governmental consents
have been or can be obtained and renewed for any use on which the value opinion contained in the Report is based.

The physical condition of the improvements considered by the Report is based on visual inspection by the Appraiser or other
person identified in the Report. C&W assumas no responsibility for the soundness of structural components or for the condition of
mechanical equipment, plumbing or electrical components.

The forecasted potential gross income referred to in the Report may be based on lease summaries provided by the owner or
third parties. The Report assumes no responsibliity for the authenticity or completeness of iease Information provided by others.
C&W recommends that legal advice be obtained regarding the interpretation of iease provisions and the contractual rights of
parties.

The forecasts of income and expenses are not predictions of the future. Rather, they are the Appraiser's besi opinions of current
market thinking on future income and expenses. The Appraiser and C&W make no warranty or representation that these
forecasts will materialize. The real estate market is constantly fluctuating and changing. It is not the Appraiser's task to predict or
in any way warrant the conditions of a future real estate market; the Appraiser can only reflect what the investment community,
as of the date of the Report, envisages for the future in terms of rental rates, expenses, and supply-and demand.
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Unless otherwise stated in ihe Repon, the existence of potentiaily hazardous or toxic materials that may have been used in the
construction of maintenance of the improvements or may be located at or about the Property was not considered in arriving at
the opinion of value. These materials {such as formaidehyde foam insulation, asbestos insulation and other potentially hazardous
materials) may adversaly affect the value of the Property. The Apgraisers are not qualified to detect such substances. C&W
recommends that an environmental expert be employed fo determine the impact of these matters on the opinion of value.

Unless ctherwise stated in the Report, compliance with the requirements of the Americans with Disabillities Act of 1890 (ADA)
has not been considered in arriving at the opinion of value. Failure to comply with the requirements of the ADA may adversely
affect the value of the Property. C&W recommends that an expert in this field be employed to determine the compliance of the
Property with the requirements of the ADA and the impact of these matters on the opinlon of vaiue,

If the Report is submitted to a lender or investor with the prior approval of C&W, such party should consider this Report as only
ohie factor, togéther with its independent investment considerations and underwriting criteria, in its overall investment decision.
Such lender or investor is specifically cautioned to understand alt Extraordinary Assumptions and Hypothelical Conditions and
the Assumptions and Limiting Conditions incorporated in this Report.

In the event of a claim against C&W or its affiilates or their respective officers or empioyees or the Appraisers in connection with
or in any way relating to this Report or this engagement, the maximum damages reccverable shall be the amount of the monies
actually collected by C&W or its affillates for this Report and under no circumstances shall any claim for consequential damages
he made.

If the Report is referred to or included in any offering material or prospectus, the Report shall be deemed referred to or included
for informational purposes only and CE&W, its employvees and the Appraiser have ne liability to such recipients. C&W disclaims
any and all liability to any parly other than the party that retained C&W to prepare the Report.

Any estimate of insurable value, if included within the agreed upon scope of work and presented within this Report, is based
upon figures derived from a national cost estimating service and is developed consistent with industry practices. However, actual
local and regional construction costs may vary significantly from our estimate and individual insurance policies and underwriters
have varied specifications, exclusions, and non-insurable iteme. As such, C&W strongly recommends that the Intended Users
obtain estimates from professionats experienced in establishing insurance coverage for replacing any structure, This analysis
shouid not be relied upon to determing insurance coverage. Furthermore, C&W makes no warranties regarding the accuracy of
this estimate.

Unless otherwise noted, we were not given a soil report to review. However, we assume that the scil's load-bearing capacity is
sufficient to support existing andfor proposed structure(s). We did not observe any evidence to the contrary during our physical
inspection of the property. Drainage appears ic be adequate.

Unless otherwise noted, we were not given a title report to review. We do not know of any easements, encroachments, or
restrictions that would adversely affect the sile's use. However, we recommend a fitle search o determine whether any adverse
conditions exist.

Unless otherwise noted, we were not given a wetiands survey to review. If subsequent engineering data reveal the presence of
regulated wetlands, it could materially affect property value, We recommend a wetiands survey by a professional engineer with
expertise in this field.

Unless otharwise noted, we observed no evidence of toxic or hazardous substances during cur inspection of the site. However,
we are not trained to perferm technical envircnmental inspections and recommend the hiting of a professional engineer with
expertise in this field.

Unless otherwise nofed, we did not inspact the roof neor did we make a defailed inspection of the mechanical systems. The
appraisers are not gualified to render an opinion regarding the adequacy or condition of these components. The client is urged to
retain an expert in this fleld if defaiied information is needed.

By use of this Report sach pariy that uses this Report agrees 1o be bound by all of the Assumpiions and Limiting Conditions,
Hypothetical Conditions and Extraordinary Assumptions stated herein.

i
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CERTIFICATION OF APPRAISAL

We cerlify that, to the best of our knowledge and belief:

The statements of fact containad in this report are true and correct,
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions,
and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions.

We 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.

We have no bias with respect to the property that is the subject of this report or to the parties involved with this
assignment, o : : R

Qur engagement in this assignment was not contingent upon developing or reporting predetermined resulis.

Our compensation for completing this assignment is not contingent upaon the development or reporting of a predetermined
vaiue or direction in value that favors the cause of the client, the amount of the value opinion, the atfainment of a
stipulated resulf, or the cccurrence of a subsequent event directly related to the intended use of this appraisal.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with
the requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal
Institute, which include the Uniform Standards of Professional Appraisal Practice.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized
representatives.

Randell L. Harwood, MAI, FRICS, CRE did make a personal inspection of the property that is the subject of this report.
We have not performed prior services involving the subject property within the three-year period immediately preceding
the acceptance of the assignment.

No one provided significant real property appraisal assistance o the persons signing this report. The following individuals
provided significant real property assistance in preparing this appraisal; Jason Taunton-Righby

As cf the date of this report, Randell L. Harwood, MAI, FRICS, CRE has completed the continuing education program for
Designated Members of the Appraisai Institute.

Randell L. Harwood, MAIL, FRICS, CRE
Senior Managing Directer/Regional
Manager

NH Certified General Appraiser
License No. NHCG-565
randy.harwood@cushwake.com

(617) 204-4189 Office Direct

(617} 330-9499 Fax
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ADDENDUM A:
GLOSSARY OF TERMS & DEFINITIONS

The following defintions of pertinent terms are taken from The Dictionary of Real Estate Appraisal, Fifth Edition (2010}, published by the Appraisal institute,
Chicago, IL, as weli as other sources.

AS IS MARKET VALUE

The estimate of the market value of real property in its current physlical condition, use, and zoning as of the appraisal date, (Proposed Interagency Appraisal and
Evaiuation Guideiines, GCC-4810-33-F 20%)

BAND OF INVESTMENT

A technique in which the capitalization rates attributable to components of a capital investment are weighted and combined o derfve & weighted-average rate
attributable to the total investment.

CASH EQUIVALENRCY

An anaiytical process in which the sale price of a transaction with nonmarket financing or financing with unusual conditions ot Incentives is converted into a price
expressed in terms of cash.

DEPRECIATION

1. In appraising, a loss in property value from any cause; the difference between the cost of an improvement on the effective date of the appraisal and the market

value of the improvement on the same date. 2. in accounting, an aliowance made against the loss in value of an assel for a defined purpose and computed using
a specified method.

DISPOSITION VALUE

The most prebable price that a specified Interest in real property is ikely (o tring Lnder all of the following conditions:

L Consummation of a sate will occur within & imited future marketing period specified by the client.

B The actual market condgitions currently prevadiing are those 10 which the appraised property interest is subject.
" The buyer and saifer is each acting prudently and knowledgeably.

& The selfier is under compaulsion 1o seil,

A The buyer is typically motivated.

® Both parlies are acting in what they consider their hest interest,

= Anadeguate marketing effort will be made in the limited time aliowed for the compietion of a sate.

L Payment will be made in cash in U.S. dollars or in terms of financial arrangements comparable thereto.

The price represents the normal consideration for the property sold, unaffected by special or creative financing or sales concessions granted by
anyone assoclated with the sale.

Note that this definition differs from the definition of market value. The most notable difference relates to the motivation of the seller. in the case of Disposition
value, the seller would be acting under compuision within a limited future marketing period.

ELLWOOD FORMULA

A yield capitalization method that provides a formulzic solution for develaping a capitalization rate for various combinations of equity yields and morigage terms.,

The formula is applicable only to properties with stable or stabilized income streams and properties with income streams expected (o change according (o the J- or
K-factor pattern. The formula is

RO=[YE-M{YE+P 1/Sn~ - RM} - 40 1/S n-}/[1 + &1 ]
where

RO = Overall Capitalization Rate

YE = Equity Yield Rate

M = Loan-to-Value Ratio

P = Percentage of Loan Paid OF

WS n~ = Sinking Furdd Factor at the Equity Yield Rate
RM =Morigage Capitalization Rate

AQ = Change in Total Property Vaiue

Al = Total Ratio Change in Income

J = 1 Factar

Alsc called mortgage-equity formula.
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EXPOSURE TIME

1. The time a property remains on the market. 2. 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; a retrospective eslimate based on an analysis of past events
assuming a competitive and open markel. See also marketing time,

EXTRAORDINARY ASSUMPTIOR

An assumption, directly refated to a specific assignment, as of the effective date of the assignment results, which, i found to be false, could alter the appraiser’s
opinions or conelusions.

Comment: Extracrdinary assumptions presume as fact otherwise uncertain information about physical, legal, or economic characteristics of the subject property:
or about conditions external to the property, such as market conditions or rends; or about the integrity of data used in an analysis.

FEE SIMPLE ESTATE
Absolute ownership unencumberaed by any other interest or estale, subject only to the fimitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat.

HYPOTHETICAL CORDITIONS

A condition, directly relaled 1o 4 specific assignment, which is conirary lo what is known by the appraiser to exist on the effective date of the assignment results,
but Is used for the purpose of analysis,

Comment: Hypothetical conditiens are contrary to known facts about physical, feqgal, or economic characteristics of the subject property; or about conditions
external 1o the prapenty, such as market conditions or trends; or about the integrity of data used in an analysis.

INSURABLE VALUE

A type of value for insurance purposes.

INTENDED USE

The use or uses of an appraiser's reported appralsal, appraisal review, or appraisal consulting assignment opirions and conclusions, as identified by the appraiser
based on commurication with the dient at the time of the assignment,

INTENDED USER

The client and any other party as identified, by name or ype, as users of the appraisal, appraisal review, or appraisal consulting report by the appraiser an the
basis of communication with the client at the time of the assignment.

LEASED FEE INTEREST

A freshold {ownership interest) where the possessory inmerest has been granted to another party by creation of a contractual landlord-tenant relationship {i.e., a
lease),

LEASEHOLD INTEREST

The tenant's possessory interest created by a lease. See also negative leasehoid; positive leasehold,

LIQUIDATION VALUE

The most probabie price that a specified interest in real property Is likely to bring under all of the following conditions:

® Consummation of a sale will ocour within a severely limited future marketing period specified by the ciient.

B The actual marke! conditions currently prevaliing are those 1o which the appraised property interest is subject,
L] The buyer is acting prudently and knowledgeably.

® The seiler is under extreme compulision o sell,

" The buyer is typically maotivated.

= The buyer is acting in what he or she considers his or her best interest,

s Alimited marketing etfort and time will be allowed for the completion of s sale.

L Payment will be made in cash in U.5. dollars or in terms of financial arrangements comparable thereto.

e The price represents the normal consideration for the property sold, unaffecied by special or creative financing or sales concessions granted by
anyone associated with the safe,

Note that this definition differs from the definition of market value. The most notable difference refates 1o the motivation of the seller.  Under market value, the
seller wouid be acting in his or her own best interests. The seller would be acting prudently and knowledgeably, assuming the price is not affected by undue
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stimulus of atypical motivation. In the case of #guidation value, the seller would be acting under extrame compulsion within a severaly limited future marketing
period.

MARKET RENT

The most probable rent that a property should bring in a competitive and open market reflecting all conditions and restrictions of the lease agreement, including
permitted uses, use restrictions, expense obligations, term, concessions, renewal and purchase options, and tenant improvements {Tis).

MARKET VALUE

As defined in the Agencies’ appraisal regulations, the most probable price which a property should bring in a competitive and open market under all conditions
requisite 10 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 are the censummation of a sale as of a specified date and the passing of title from seller 10 buyer under conditions whereby:

L Buyer and seller are typically motivated;

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

L] Areasonable time is allowed for exposure in the open market;

L] Payment is made In terms of cash in 1.5, dollars or in terms of financial arangements comparabie thereto; and

2 The price represents the normal consideration for the property sold unaffected by special or ¢reative financing or sales concessions granied by anyone
associated with the saie.

MARKETING TIME

An opinion of the amount of time it might take to sell a reat or personal property interest at the concluded market value Jevel during the period immediatety after the
effective date of an appraisal. Marketing time differs from exposure time, which is always presumed 1o precede the effective date of an appraisal, {Advisory
Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and Statement on Appraisal Standards No. 6, "Reasonabie Exposure Time in Real
Property and Personal Property Market Vaiue Opinions” address the determination of reasonabie exposure and marketing time.) See also exposure time,

MORTGAGE-EQUITY ANALYSIS

Capitalization and investment analysis procedures that recognize how morigage terms and equity requirements affect the value of income-producing property.

OPERATIKG EXPENSES

Other Taxes, Fees & Permits - Personal property taxes, sales taxes, utility taxes, fees and parmit expenses.

Property insurance - Coverage for loss or damage to the property caused by the perils of fire, lightning, extended caverage perils, vandalism and malicious
mischief, and additional perils,

Management Fees - The sum pald for management services. Management services may be contracted for or provided by the propenly owner. Management
expenses may include supervision, on-site offices or apartments Jor resident managers, telephone service, clerical help, legal or accounting services,
printing and postage, and advertising. Management fees may occasionally be included amang recoverabiz operating expenses

Total Administrative Fees ~ Depending on the nature of the reat estate, these usually inchude professional fees and other general administrative expenses,
such as rent of offices and the services needed to oparate the property. Administrative expenses can be provided elther in the following expense
subcategories or in a bulk total. 1) Professionst Fees - Fees paid for any professional services contracied for or incurred in propenty operation; or 2} Other
Administrative - Any other general administrative expenses incurred in property operation.

Heating Fuel - The cost of heating fuel purchased from cutside producers, The cost of heat is generally a tenant expense in single-tenant, industrial or retalf
properties, and apartment projects with individual heating units. It is a major expense item shown in operating statements for office bulidings and marny
apartment properties. The fuel consumed may be coal, oil, or public steam. Healing supplies, maintenance, and warkers’ wages are included in this expense
category under certain accounting methods.

Electricity - The cost of electricity purchased from outside producers. Although the cost of electricily for leased space is frequently a tenant expense, and
therefore not included in the operating expense statement, the owner may be respansible for ighting public areas and for the power needed [o run elevators
and other building equipment.

Gas - The cost of gas purchased from outside producers. When used for healing and air conditioning, gas can be a major expense item that s either paid by
the enant or reflected in the rent,

Water & Bewer - The cost of water consumed, inciuding water specially treated for the circutating loe water system, or purchased for drinking purposes. The
cost of water Is a major consideration for industrial plants that use processes depending on water and for multifamily projects, in which the cost of sewer
service usually ties ta the amount of water usad, it s also an important consideration for lsundries, restaurants, taverns, hotels, and similar operations.

Cther Utilities - The cost of other wilities purchased from outside producers.

Total Utliities - The cost of utliiies net of energy sales 1o stores and others. Utilities are services rendered by public and private utility companies {e.g.,
electricity, gas, heating fuel, water/sewer and other uilities providers). Utility expenses can be provided elther in expense subcategories or in a bulk total.
Repairs & Maintenance - All expenses incurred for the general repairs and maintenance of the building, including common areas and general upkeep.
Repars and maintenance expenses include elevator, HVAC, electrical and plumbing, structuralfroof, and other repairs and maintenance expense items.

Tu

Interagency Appraisal and Evaluation Guidelines.” Federal Register 76:237 (December 10, 2010 p. 77472.
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Repairs and Mainenance expenses can be provided either in the following expense subcategorles or in a bulk total, 1) Elevator - The expense of the
condract and any additional expenses for elevator repalrs and maintenance. This expense item may also include escalator repairs and maintenance. 2}
HVAC - The expense of the contract and any additional expenses for heating, ventilation and air-conditioning systems. 3) Elecirical & Plurnbing - The
expense of &l repairs and mainterance assotiaied with the property's electiical and plumbing systerns. 4) Struciural/Roof - The expense of all repairs and
maintenance associated with the property's building structure and roof, 5} Pest Control — The expense of insect and rodent control. §). Other Repalrs &
Maintenance - The cost of any other repairs and maintenance items not specificatly included in other expense categories.

Common Area Maintenance - The common area Is the tolal area within a property that is not designed for sale or rental, but is avaliabte for common use by
ail owners, tenants, or their invitees, e.g., parking and its appurtenances, malls, sidewalks, [andscaped areas, recreation areas, public toilets, truck and
service facilifes. Common Area Maintenance {CAM) expenses can be entered in bulk or through the sub-categeries. 1) Utilities - Cost of utilities that are
included in CAM charges and passed through ta tenants, 2) Repair & Maintenance ~ Cost of repalr and maintenance items that are included in CAM charges
and passed through to tenants. 3) Parking Lot Mairlenance — Cost of parking lot maintenance #tems that are included in CAM charges and passed through
to tenants, 4} Snow Removal ~ Cost of snow removal that are included in CAM charges and passed through to tenants. 5) Grounds Maintenance — Cost ot
ground maintenance items that are included in CAM charges and passed through 1o lenants. 6) Other CAM expenses are items that are included In CAM
charges and passed lhrough to tenants.

Pzinting & Decorating - This expense category is refevant to residential properties where the landlord is required 1o prepare a dwelling unit for occupancy in
between lenancies,

Ciganing & Janiterizt - The expenses for building cleaning and janitorial services, for both daytime and night-time cleaning and janitorial service for tenant
spaces, public areas, alriums, elevators, restrooms, windows, etc. Cleaning and Janitorial expenses can be provided efther in the following subcategories or
entered in a bulk tofal. 1) Contract Services - The expense of cleaning and janitorial services contracied for with outside service providers. 2} Supplies,
Matexials & Mise, - The cost any cleaning materials and any other janitorial supplies required for property cleaning and ianitorial services and not covered
elsewhere. 3) Trash Removal - The expense of property trash and rubbish removat and related services. Sometimes this expense item inchudes the cost of
pest control andfor show removat 4) Cther CieaningfJanitorial - Any other cleaning and janitorial related expenses not included in other specific expense
categories.

Advertising & Promofion - Expenses related 1o advertising, prometion, sales, and publicity and all related printing, stattonary, arlwork, magazine space,
broadeasting, and postage related 10 marketing,

Professional Fees - All professional fees associated with property leasing activities including legal, accounting, data processing, and auditing costs to the
extent necessary (o satsfy tenant lease requirements and permanent lender requirements. i}

Tota! Payroit - The payrodl expenses for all empioyees involved in the ongoing operation of the property, but whose salaries and wages are not included in
other expense categories. Payroll expenses can be provided either in the following subcategories or entered in a bulk total. 1} Administrative Payrolt - The
payroli expenses for all employees involved in on-going property administration. 2} Repair & Maintenance Payroll - The expense of alf employees involved in
on-going repairs and maintenance of the property. 3) Cieaning Payroil - The expense of all employees Involved in providing an-going cleaning and janitorial
services to the property 4 Other Payrall - The expense of any other employees involved in providing services to the propery not covered in other specific
categories.

Security - Expenses related o the security of the Lessess and the Property. This expense item includes payroll, contract services and other security
expenses nol covered in other expense calegories. This item also includes the expense of maintenance of security systems such as alarms and closed

circuit television (CCTV), and ordinary supplies necessary lo operale a security prograr, including batteries, control forms, acecess cards, and security
uniforms.

Reads & Grounds - The cost of maintaining the grounds and parking areas of the property, This expense can vary widely depending on the type of property
and its tolal area. Landscaping improvements can range from none fo extensive beds, gardens and trees. In addition, hard-surfaced public parking areas
with drains, lights, and marked car spaces are subject to intensive wear and can be costly to maintain,

Other Operating Expenses - Any other expenses incurred in the operation of the property not specifically covered elsewhere.

Real Estate Taxes - The tax levied on real estate (i.e., on the land, appurienances, improvements, structures and buiidings): typically by the state, county
and/or municipality in which the property is located,

PROSPECTIVE OPINION OF VALUE

A value opinion effective as of & specified future date. The term does not define a type of value. Instead, I identifies a value opinion as being effective at some
specific future date. An opinion of value as of a prospective date is frequently sought In connection with projects that are proposed, under construction, or under
conversion to a new use, or those that have not yet achieved sefiout or & stabilized level of long-term occupancy.

PROSPECTIVE VALUE UPON REACHING STABILIZED OCCUPANCY

The value of & property as of & paint in time when all improvements have been physically constructed and the property has been feased to its optimum level of

long-term occupancy. At such point, all caphai owtlays for tenant improvements, leasing commissions, marketing costs and other carying charges are assumed to
have been incurred,

SPECIAL, UNUSUAL, OR EXTRAORDINARY ASSUMPTIONS

Before completing the acquisition of a property, @ pruden! purchaser in the market typically exercises due difigence by making customary enguiries about the
property. It is normai for a Valuer 1o make assumptions as to the most fikely outcome of this due difigence process and to rely on astuaf information regarding such
matters as provided by the cliert, Special, unusual, or extraordinary assumptions may be any additional assumptions relating to matiers covered in the due
diligence process, or may relate o other issues, such as the identity of the purchaser, the physical state of the property, the presence of environmentat pollutants
{e.g., ground water contamination), or the abllity to redevelop the propenty,

!

o
i
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ADDENDUM B:
CLIENT SATISFACTION SURVEY

Survey Link:  hep/fwww surveymonkey, com/s.aspx?sm=_2bZUxcip1j1DWien_2fswh1K(Q_3d_3d&c=13-
27001-500406-001

~

CaWw Fie tD:  13.2

Fax Option: {716) 852-0890

—- ]

1. Given the scope and complexity of the assignment, please rate the development of the appraisal relative to the
adeguacy and relevance of the data, the appropriateness of the technigues used, and the reasonabieness of the
analyses, opinions, and conclusions:

___ Excellent
___Good
___Average

___ Below Average
__Poor

Commenis:

2. Please rate the appraisal report on clarity, attention to detail, and the extent to which it was presentable to your
internalfexternal users without revisions:

__ Excetfent
__Good
__Average

. Below Average
___Poor

Cormments:

By CusSHMAN &
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3. The appraiser communicated effectively by fistening to your concerns, showed a sense of urgency in
responding, and provided convincing support of his/her conclusions:

___Not Applicable __Excellent
__ Good
___Average
___ Below Average
___Poor
Comments:

4. The report was on time as agreed, or was received within an acceptable time frame if unforeseen factors
occurred after the engagement:

Yes
No

5. Please rate your averall satisfaction refative to cost, timing, and quality:

__ Excellent

_ Good
___Average

___ Below Average
_ Poor

Comments:

6. Any additional comments or suggestions?

By CUSHMAN &
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7. Wouid you like a representative of Cushman & Wakefield's Nationa! Quality Control Committee to contact you?

Yes

No

Your Name:

Your Telephone Number:

Contact information: Scoti Schafer

Managing Director, National Quality Control
(716) 852-7500, ext. 121
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ADDENDUM C:
ENGAGEMENT LETTER
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Randeli L. Harwond, MAl, CRE, FRICS
Senior Managg Director. Regional Manager

June 14, 2013

H. Andy Crews
President & CEQ
AutoFam

200 Keller Sirest
Manchester, NH 08103

iy CUSHMAN &
4258 WAKEFIELD.,

Cushman & Wakefield of Massachusetis, inc.
125 Summer Street, Suke 1500

Baslon, MA, 0211G

617.204-4189 Tel

617-951-1348 Fax

randy. harwood@cushwake.com

Ae: 293 Limited Access Right of Way

Southwest cormer of 1-83
Willow Street
Manchester, NH

Dear Andy:

and South

Thank you for requesting our proposal for appraisal services. This proposal lefier will become, upon vour
acceptance, our letter of engagement to provide the services outlined herein.

. PROBLEM IDENTIFICATION
The Parties To This Agreement:

intended Users:

intended Use:

Type of Opinion and Righis
Appraised:

Date Of Value:

Subject of the Assignment and
Relevant Characteristics:

Assignment Conditions:

TERMS OF ENGAGEMENT

The undersigned Cushman & Wakefield affiliated company and
AutoFam {herein at times referred to as “Client”)

The appraisal will be prepared for AutoFair and is intended only
for the use spedified below. The Client agrees that there are no
other intended Users.

To support negotiations with the Siate of New Hampshire over
the purchase of the subject property

wMarket value of the Fee Simple interest.

¢ Date of inspection

The property ic be appraised is identified as the 293 Limited
Access Right of Way. This is two parcels with a fotal land area
of 27,6835 sguare feel. We understand that owr client is
negotiating to purchase this property subject to a deed restriction
that they must be preserved as open space and can not be
developed In any fashion, The propetty Is located in
Manchester, NH.

The assignment should not incorporate any extraordinary
assumptions or hypothetical conditions.



H. Andy Crews
AutoFair
Jime 14, 2013
Page 2

fl. ANTICIPATED SCOPE OF WORK
USPAP Compliance:

General Scope of Work:

. REPORATING AND DISCLOSURE

Scope of Work Disclosure:
Reporting Oplion:

Fee:

Additional Expenses:
Hetainen
Report Copies:

Start Date:

Acceptance Date:

Final Report Delivery:

Changes to Agreement:

Prior Services Disclosure:

The undersigned Cushman & Wakefield affiiated company
andfor its designated affiliate or subsidiary (herein at times
"C&W™) will develop an appraisal in accordance with USPAP and
the Cede of Ethics and Cenification Standards of the Appraisal
institute.

« - Properly Inspeclion. io the. exient necessary 1o adequately
identify the real esiate

« Research relevant market data, in terms of quantity, quality,
and geographic comparabiiity, 1o the extent necessary 1o
praduce cradible appraisal results

= Consider and develop those approaches relevant and
applicable to the appraisal problem. Based on our
discussions with the Client, we anficipate developing the
following valuation approaches:

= Sales Comparison Approach

The actual Scope of Work will be reported within the report.

The appraisal will be communicated in a Self-Condained report.

All invoices are due upon receipt. The Client shall be
solely responsible for C&W's fees. Acknowledgement of this
obligation s made by the countersignature to this agreement by
an authorized representative.

Fae gquoted is inclusive of expenses related fo the preparation of
the report.

A retainer is not reguired for this assignment in order (o
commence work.

The final report will be delivered in electronic format. Up o three
hard copies will be provided upon request.

The appraisal process will inffiate upon receipt of signed
agreement, applicable retainer, and the receipt of the property
specific data.

This proposal is subject to withdrawal if the engagement letfter is
not executed by the Client within four {4} business days.

Within thirty (30} days of receipt of your writen authorization to
proceed, assuming prompt receipt of necessary property
information. Payment of the fee shall be due and payable upon
delivery of the reporl.

The identity of the Client, intended users, or intended use; the
date of value; type of value or interest appraised; or properly
appraised cannot be changed without 2 new agreement.

The engaging or principal  appraiser  have  not
performed a previous appraisal of the subject property

By CUSHIMAN &
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H. Andy Craws

AutoFair

June 14, 2013

Page 3
involving the subject property within the three years prior o this
assignment.

Confiicts of interest: C&W adheres to a strict internal conflict of interest policy. If we

discover in the preparation of cur appraisal a conflict with this
assignment we reserve the right o withdraw from the

[ JEn— B R e ape Ly I s
dbblgl [EERL-H1E Wit‘i UL Pty .

Further Conditions of Engagement: The Conditions of Engagement atfachied hereto are incorporated
herein and are part 6f this lefter of engagement.
Triank you for calling on us to render these services and we ook forward to working with yow.

Sincaraly,
CUSHMAN & WAKEFIELD OF MASSACHUSETTS, INC.

Rotidh (forcear?

Randell L. Harwood, MAI, CRE, FRICS
Senior Managing Director, Regional Manager

510

Date: L{ ii;li( f‘jgfi’

T H, Andy Crews

Title: President & CEO
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CONDITIONS OF ENGAGEMENT

The Client and any intended Users identified herein should consider the appraisal as only one facior ogsther with its
independent investmen! considerations and undarwriting criteria in its overall investment decision. The appraisal cannot
be used by any parly or for any purpose other than as specifisd in this engagement letler.

Federal banking reguiations require banks and savings and loan associalions to amploy appraisers where a FIRREA
compliant appraisal must be vsed In connection with mongage loans or other ransactions involving federally regulated
lending institulions, including morigage bankersfbrokers, Because of that requirement, this appraisal, i ordered
independent of a financial institution or agent, may not he accepted by a federslly reguiated financial Insttion, This
appraisal will be prepared in accordance with the Uniform Standards of Professional Appraisal Practice of The Appralsal

Foundation, the Standards of Professional Practics and the Code of Ethics of the Appraisal ingtitute,

- The appraisal report will be subject to.our stardard Assumpiions and. Limiting. Contitions, which.will be Incorporated inre

the appraisal. All users of the appraisal repont are specifically cautioned 16 understand any Extraordinary Assumptions
arid Hypothetica) Conditions which may be employed by the appraiser and incorporated inte the appraisal,

The appraisal report or Qur name may not ba used in any oHering memorgnda or other investment material without the
prine written conserd of CEW, which may be given &l the sule diseretion of CAW. Any such congert, if given, shall bo
conditionad upon our receint of an indemnification agresment from & party satisfactory 1o us and in a form salisfactory io
us. Furthermore, Client dgrees lo pay the fees of CAW's legal counse! for the review of ihe material which is the subject
of the requested consent. 1f the appraisal is referred to or included in any offering material of prospactus, the appralsal
shall be deemed retatred to or included for informational purposes only and C&W, s emplovass and the appraiser have
no Hability to such recipients. CBW disclaims any and all liability to any party other than the party which retained CEW
o prepara the appraisal,

in the event the Client provides a copy of this appraisal to, or permiis refiance therson by, any parson or entity not an
whentified Intended User at the tme of the assignment and authorized by TSW In wiiting 10 use or rely thereon, Client
hereby agrees to indemnify and hold C&W, its affiliates and the respeclive shareholders, directors, officers and
empitoyees, harmless from and againgt all damages, expenses, clsims and costs, including atforney's fees, incurred in
investigating and defending any claim arising from or in any way connected to the use of, or reliance upon, the appraisal
by any such unauthorized person or entity,

The balance of the fee for the appraisal wilf be due upon delivery of & report. Payment of the fee is not confingent on
the appraised value, outcome of the consultation report, & loan cloging, or any other prearranged condition.  Additionat
fess wilt be charged on an hourly basis for any work, which exceeds the scope of this proposal, including performing
additional vatuation scenarios, additional research and conference cafls or mestings with any party, which exteed the
time allotted by C&W for an assignment of this nature. I we are requesied 1o stop working on this agsignment, for any
reason, prior to our completion of the appraisal, C&W will be entitled 1o bill the Cllent for the Ume expended to date at
CaW's hourly rates for the personnel invalved,

i C&W or any of tts alfifiates or any of thel respactive employess receives a subpoena or other judiclal command o
produce documents or to provide testimony involving this assigrment in connegtion with a lawsult or proceeding, CAW
will use repsonable effons 1o notify the Client of our receipt of same. Howsver, if CEW or any of itz affiliates are not a
party 1o these procesdings, Client agrees lo compensate C8W or its afliiate for the professional time and reimburse
CBW or its affiliate for the actual expense that # incurs in responding lo any such subpoena or judicial command,
including attorneys' fees, if any, as they are incurred. CAW or its affiliale will be conipensaled at the then prevailing
hotirly rates of the personnel respending to the subpoena or cammand for testimony.

By signing this agreement Client expressly sigrees thal its sole and exclusive remedy for any and all Josses of damages
ratating 10 this agreement or the appraisal shall be fimited o the amount of the appraisal fee paid by the Client. in the
aven that the Chent, or any other party entitted to do su. makes & claim against C&W or any of &is affillates or any of
thelr respactive officers ot empioyess in connaction with or in any way relating to this sngagement or the appraisal, the
maximum damages recoverable from CAW or any of s affillates or thelr respeciive officers or employees shalt be the
amount of the monies actually collected by CEW or any of its affiliates for this assignment and under no clroumstances
shall any claim for sonsequential damages be made.

Itis acknowledged that any apinions and conclusions expressed by the professionals of C&W or s afliliates diuring this
agsignment are representations made ag employees and not as individuals. C&W's or its affiliate’s responsibility is
fimited to the Cliemt, and use of our produst by third parties shall be solely at the tisk of the Client and/or third parties.

) The fees and expenses shall be due C&W as agreed in this letter. i il becomes necessary o place collsction of the

fees and expenses due GA&W in the hands of a collection agent and/or an atlorney (whether or not a legal action is fled)
Client agrees to pay ali fees and expenses including atforney's fees incusred by C8W in connaction with the sollection or
atternptad collection thereal,
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ADDENDUM D:
COMPARABLE LAND SALE DATA SHEETS
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LAND SALE COMPARABLE - 1

840 Second Street
Manchester NH 03103
MSA: Boston
Hiltsborough County

Property Type: Land
Property Subtype: NIA
iD: 256181
APN: N/A,
PROPERTY INFORMATION
Site Area (Acres): 0.48 Public Utilites: All Available
Site Area (SqgFt): 20,909 Electricity: Yes
Zoning: General Business B-2 Water: Yes
Utility: Good Sewer: Yes
Access: Average Gas: Yes
Frontage: Average Proposed Use: Retail-Commerciat
Visibility: Average Maximum FAR: N/A
Shape: Rectangular Building Area: N/A
Topography: Level Potential Units: N/A
SALE INFORMATION
Sale Status: Recorded Sale Price per SqFt $23.91
Transaction Date: 412013 Price per Acre: $1,041,658
Sale Price: $500,000 Price per Building Area: N/A
Grantor: Granite Realty Price per Potential Units: N/A
Grantee: Aragoen O, Inc.
Value Interest: Fee Simple
Condition of Sale: None

VERIFICATION COMMENTS

Assessor Card, Deed

COMMENTS

This 7,800 square foot Midas Muffler Shop and related paved parking lot was built in 1970. Accerding to planning department records
the improvements are to be demolished and replaced with a new auto-related use and a 1,000 square foot retail use along the front of
the building. Traffic count on second street is in the range of 16,000 cars per day. With an estimated damolition cost of $30,000, the

price was $25.35 per square fool.

VALUATION & ADVISORY
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LAND SALE COMPARABLE -2

29 Cilley Road
Manchester NH 03103
MSA: Boston
Hilisborough County

Property Type: Land
Property Subtype: N/A
1D: 256182
APN: N/A
PROPERTY INFORMATION
Site Area {Acres}). 0.81 Public Utilites: All Available
Site Area (SgFi): 35,284 Electricity: Yes
Zoning: General Business B-2 Water: Yes
Utility: Good Sewer: Yes
Access: Average Gas: Yes
Frontage: Average Proposed Use: Retail-Commercial
Visibility: Average Maximum FAR: NIA
Shape: Irregular Buiiding Area: N/A
Topography: Level Potential Units: NiA
SALE INFORMATION
Sale Status: Recorded Sale Price per SqFt: $32.5¢
Transaction Date; 6/2612 Price per Acre: $1,419,737
Sale Price: $1,150,000 Price per Building Area: N/A
Grantor: John Byrne Price per Potential Units: N/A
Grantee: Northway Bank
Value Interest: Fee Simple
Condition of Sale: Nene

VERIFICATION COMMENTS

Assessor's Card, Deed

COMMENTS

This property is identified on tax map 372 - Lot 28. It was originally lots 1, 2, 5, 6 and 29. The property was approved in September

2012 for a 2,500 square foot bank branch with 3 drive-thru fanes.

VALUATION & ADVISORY
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LAND SALE COMPARABLE -3

15 Leavy Drive
Bedford NH 03110
MSA: Boston

" Hillsborough County

Property Type; Land
Property Subtype: N/A
D: 256183
APN: N/A
PROPERTY INFORMATION
Site Area (Acres): 2.01 Pubtic Utilites: All Avaitable
Site Area {SqFit); 87,556 Electricity: Yes
Zoning: Commercial - CO Water: Yes
Utility: Good Sewer; Yes
Access! Average Gas; Yes
Frontage: Average Proposed Use: Retail-Commercial
Visibility: Average Maximum FAR: N/A
Shape: Irregular Building Area: N/A
Topography: Gently Sioping Potential Units: NIA
SALE INFORMATION
Sale Status: Recorded Sale Price per SqFt: $5.71
Transaction Date: 412011 Price per Acre: %248, 755
Saie Price: $500,000 Price per Building Area: N/A
Grantor; AV Bedford, L1L.C Price per Potential Units; N/A
Graniee; Copper Door Restaurant

Vaiue Interest:
Condition of Sale:

VERIFICATION COMMENTS

Fes Simple
None

Assessor's Card, Deed

COMMENTS

This property is identified on fax map 10 as lot 23-7, a lot within the Bedford Hills & Bedford Springs mixed-use development park.
Upon completion, the park will consist of a bank, restaurant, coffee shop, medical offices, business offices, a pharmacy and muii-
family living. This lot has since been improved with a 7,880 squars foot single story restavrant with 137 parking spaces with visibility

on Route 101.

VALUATION & ADVISORY
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LAND SALE COMPARABLE -4

7 Leavy Drive
Bedford NH 03110
MEA: Boston
Hillsborough County

Value Interest;
Conditicn of Sale:

VERIFICATION COMMENTS

Fee Simpie
None

Property Type: Land
Property Subtype: N/A
1D: 256185
APN: NIA
PROPERTY INFORMATION
Site Area (Acres): 1.00 Public Utilites: All Available
Site Area {SgFt): 43,560 Electricity; Yes
Zoning: Commercial - CO Water: Yas
Utility: Good Sewer: Yes
Access: Average Gas: Yes
Frontage: Average Proposed Use: Retail-Commercial
Visibility: Average Maximum FAR: N/A
Shape: Irregular Building Area: N/A
Tepegraphy: Leve! Potential Units: N/A
SALE INFORMATION
Sale Status: Recorded Sale Price per SgFt $8.61
Transaction Date: 412011 Price per Acre; $375,000
Sale Price: $375,000 Price per Building Area; NIA
- Grantor: AV Bedford, LL.C Price per Potential Units: NIA
Grantee: Bellwether Community Credit Union

Assessor's card, deed

COMMENTS

This property is within the Bedford Hills & Bedford Springs mixed-use development park. Upon completion, the park will consist of a
bank, restaurant, coffee shop, medical offices, business offices, a pharmacy and multi-family fiving, all situated on a knoli on the west
side of Route 101 This lot has since been improved with a 7,860 square foot singie story restaurant with 137 parking spaces with
visibility on Route 101 on a former 37.883 are parcel that has been subdivided into various lots.

VALUATION & ADVISORY
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LAND SALE COMPARABLE -5

466 South Willow Street
Manchester NH 03103

MSA: Boston
Hillsborough County

Value Interest;
Condition of Sale:

VERIFICATION COMMENTS

Fes Simple
Nene

Property Type: Land
Property Subtype: N/A
1D 256188
APN: NIA
PROPERTY INFORMATION
Site Area {Acres). 0.75 Public Utilites: Al Available
Site Area {SqFt): 32,670 Electricity: Yes
Zoning: General Business B-2 Water: Yes
- Utility: Good Sewer Yes
Access: Average Gas: Yes
Frontage: Average Proposed Use: Retail-Commercial
Visibility: Average Maximum FAR: N/A
Shape: Rectangular Building Area: N/A
Topography: Level Potential Units: NIA
SALE INFORMATION
Sale Status: Recorded Sale Price per SqFt $15.30
Transaction Dale: 4/2010 Price per Acre: $666,667
Sale Price: $500,000 Price per Building Area: N/A
Grantor: The Hoiderness Schoo! Price per Potential Units: N/A
Grantes: Trio Real Estate Management

Assessor's Card, Dead

COMMENTS

This (ot is at the corner of South Willow and Parkview Streets. A 2,0000 square foot batteries Plus retall store has since been built on
the front two thirds of the property as the back third is zoned R-1B. The property was formerly used as a used auto sales lot and was

listed for $549,0C0,

VALUATION & ADVISORY
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PROFESSIONAL QUALIFICATIONS

Randell L. Harwood, MAI, CRE, FRICS

Senior Managing Director
Valuaton & Advisory

Mt. Harwood is the Senior Managing Director of Cashman & Wakefield’s Valuation & Advisoty in
the New HEngland Area. In this capacity, he manages Cushman & Wakefield’s V&A activities in
Boston, Massachusetts, Manchester, New Hampshire and Pottland, Maine. Pror to jolning
Cushiman & Wakefield, Mr. Harwood was a Director of the PWC Real Estate Group of
PricewaterhouseCoopers, LIP. Before that, he was a Senior Manager with the BE&Y Kenneth
Leventhal Real Estate Group of Emst & Young. During his six years in the public accounting
arena, Mr. Harwood was tesponsible for a wide range of valuation and consulting activides,
including due diligence, expert testimony and complex valuation assignrments.

Mr. Harwood was previously with Cushman & Wakefield as a Senior Appraiser before going to
Ernst & Young, He also spent five years with Jones Lang Wootton, primagly providing due
diligence and other real estate consulting services to offshore investors.

Mt. Harwood holds the MAl designation of the Appraisal Institute is a Fellow of the Royal
Institution of Chartered Sutveyors and has the CRE designation of the Counselors of Real Estate.
He is a membert of the Real Estate Finance Association (REFA). In addition, he is a State Certified
General Appraiser in Massachusetts, Rhode Island, Maine, Vermont and New Harnpshire.

Experience
Mz, Harwood has experience in appraising and consulting on all properties.

Education

Master of Business Adpunistration, Boston College Graduate School of Management, 1982.
Bachelor of Arts - Major in History, Boston University, 1979.

Appraisal Education
Successfully completed all courses and experience requirements to qualify for the MAI

designation. Also, he has completed the requirements of the continuing education program of
the Appraisal Institute.

Memberships, Licenses and Professional Affiliations
e Designated Member, Appraisal Institute
¢ Member, Counselors of Real Hstate
e Fellow, Royal Institution of Chartered Surveyors
#  Member, Real Hsrate Finance Association
¢ Certified General Real Estate Appraiser:
—  Massachusetts License No. 1958
- New Hampshire License No. NHCG-565
~  Rhode Island License No. AG0843G
—  Maine License No. C(G1100
—  Vermont License No. 080.0000142

) CUSHMAN &
58 WAKEFIELD,



PROFESSIONAL QUALIFICATIONS

Randell L. Harwood, MAI, CRE, FRICS
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REP  14-011

STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Charles R, Schmidt, PE O\% DATE: April 2,2014
Administrator

AT: Dept. of Transportation

Bureau of Right-of-Way

SUBJECT: Newington ~ Dover, Use and Occupancy Agreement
RSA 4:39-c

TO: Representative David Campbeli, Chairman
Long Range Capital Planning and Utilization Committee

REQUESTED ACTION

Pursuant to RSA 4:39-c, the Department of Transportation requests authcrization tc enter into
a Use and Occupancy Agreement for the use of a 2,230 +/- square oot portion of State owned land
and Right-of-Way located on the easterly side of the Spaulding Turnpike, south of the Piscataqua
River in Newington, and a 3,990 +/- square foct parcel of State owned land also located on the
easterly side of the Spaulding Turnpike, northerly of the Piscataqua River in Dover, with Granite State
Gas Transmissicn, Inc. at no cost, and assess an Administrative Fee of $1,100.00, subject to the
conditions as specified in this request.

EXPLANATION

The Department of Transportation has received a request from Granite State Gas
Transmission, Inc. (Granite State) to enter into a Use and Occupancy Agreement for the right to use a
portion of Department owned Right-of-Way and land to construct, install, access, maintain, and repair
an interstate natural gas pipeline facility. This natural gas facility will consist of a 10-inch diameter
pipeline installed through the use of horizontal directional driling.

The areas of land in question consist of a 2,230 +/- square foot portion of State owned Right-
of-Way iocated on the easterly side of the Spaulding Turnpike, south of the Piscataqua River in
Newington, and a 3,990 +/- square foot parcel of State owned land also located on the easterly side of
the Spauiding Turnpike, north of the Piscataqua River in Dover.

Granife State is a New Hampshire corporation with a principal place of business in
Portsmeuth. Amang other assets, Granite State owns and operates an interstate bi-directional high
pressure natural gas pipeline that transports natural gas between Haverhill, Massachusetts and
Portland, Maine. The pipeline is 87 miles in length. The pipeline includes a tie-in between Newingion
and Dover; this fie-in consists of a buried pipeline on either side of Little Bay with approximately 1,500
feet of above-ground 10-inch pipe affixed tc and suspended below the Little Bay Bridge.

The Department required the removal of this pipeline from this bridge due to the rehabilitation
of the bridge that the pipeling is currently located on, as well as the construction of additional bridges
and the reconsiruction and widening of the Spaulding Turnpike / NH 16 through this area. After the
Department and Granite State reviewed alternative locations for this utility pipeline inciuding
eliminating this crassing, it was determined that the most feasible alternative was to relocate the
pipeline to this proposed location under the Piscataqua River.

TALONG RANGE20 1 4\newington dover granite state trans use & occupancy.doc



Granile State had previously, in 2012, acquired a 50-foot wide easement from the State of
New Hampshire for the installation of an interstate natural gas pipeline under the Piscataqua River
between Newington and Dover at no cost which was approved by both this Commitiee (LRCP12-028)
and the Governor and Council. This approval was with the condition that there shall be no costs 1o the
Depariment or to the State for any part of the relocation of the pipeline. The requested areas in this
Use and Occupancy Agreement are located on both sides of this previously acquired easement that
will aliow for a connection of the existing gas transmission line to this easement.

The proposed term of the Use and Occupancy Agreement is for an initial 15-year period with
the option to extend this agreement for additional terms of 5 years. The cest for the installation and
maintenance of the natural gas pipeiline shall be the responsibility of Granite State. There shail be no
cosi to the Department or to the State for any part of the relocation of the pipeline.

This request has been reviewed by the Department of Transportation and it has been
determined that the granting of this Use and Occupancy Agreement allowing the installation and
maintenance of the pipeline will not interfere with the operation of the highways.

The New Harmpshire Fish and Game Department (NHFG) has reviewed this request and
determined that the granting of this Use and Occupancy Agreement will not interfere with NHFG's
proposed construction of a new boat ramp in Hilton Park.

For the Committee’s information the Departent also had a staff appraiser complete an
opinion of value for the subject property for the purpose of establishing the value of the 15-year
encumbrance of the 2,230
+/- square foot and 3,890 +/- square feot parcels. The appraiser used eight (8) sales in Dover,
Newington, and Portsmouth as comparables, Based upon the analysis and adjustments of those
sales, it was feit that a reaschable contributory value for the subjects as of April 19, 2013, is
$11,200.00.

With this proposed location of this gas pipeline benefifting the Department and Granite State,
and with Granite State previously acquiring an easement for the relocation of the natural gas pipeline
at no cost, the Department proposes to enter into a Use and Occupancy Agreement for an initial 15-
year period with the option to extend this agreement for additional terms of 5 years at no cost, and to
assess an Administrative Fee of $1,100.00, subject to the conditicns as specified in this request,

Authorization is requested to enter into a Use and Occupancy Agreement for the subject
parcels as outlined above.

CRS/PJM/dd
Altachments

TALONG RANGE\Z01 4\newington dover granite state trans use & occupancy.doc
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DEPARTMENT OF TRANSPORTATION - BUREAU OF RIGHT-OF-WAY - APPRAISAL SECTION

DATE: January 14, 2014
FROM: Laura J. Davies, NHCG #529
Appraiser

SUBJECT: Valuation of property owned by the State of New Hampshire in Newington and
Dover, proposed for use and occupancy by Granite State Gas Transmission, Ine.
for the purpose of constructing, accessing, operating and maintaining new gas
pipeline reguired for the Granite State Gas Transmission Horizontal Directional
Drill Project No. 11C3868 and necessary for continued and uninterrupted regional
supply of natural gas. The Use and Occupancy Agreement involves a 2,230 square
foot area in Newingtoen and 2 3,990 square foot area in Dover, NH,

PROJECT: Newington-Dover 11238-0
Granite State Gas Transmission Horizontal Directional Drill Project No. 11C3860

TO: Charles Schmidt, PE, Administrator Project Manager
Bureau of Right-of-Way

THRU: Stephen Bernard
Chief ROW Appratser

Appraisal Problem: This memo constitutes a summary appraisal report on the above referenced
subject parcels. The intended recipients and those requesting this report are officials, employees and
agents of the Department of Transportation, Bureau of Right of Way. The intended use of this report is
to assist the intended users in determining the market value of the rights to be conveyed to Granite
State Gas Transmission, Inc. through the proposed Use and Occupancy Agreement. This report is in
compliance with the Standard Rule 2-2(a} within USPAP governing Appraisal Reports. '

The two areas governed by the Use and Occupancy Agreement are a 2,230 square foot area in
Newington and a 3,990 square foot area in Dover, NH, The Newington area is located within a 1.28:&
acre parcel owned by the State of New Hampshire and identified as Parcel 29 on the Right-of-Way
plans for Newington-Dover Project 11238-C, as well as areas within the right-of-way, also owned by
the State of New Hampshire. The Dover area is located within a 16 acre parcel at the tip of Dover
Point owned by the State of New Hampshire and known as Hilton Park. Both areas allow the
connection of existing gas lines to the submerged pipeline recently constructed between the two high
water marks of the Piscataqua River in Newington and Dover.

The effective date of value is April 19, 2013, the date of my inspection. The areas for the gas
pipeline are located on property acquired by the State of New Hampshire at various peints in time in
connection with the construction of the Spaulding Tumpike and Hilton Park. The improvements to the
existing Spaulding Turnpike, which include the rehabilitation of the Little Bay Bridge, required the
removal of the existing gas pipeline from the bridge to the subject locations. The Use and Occupancy
Agreement between the State of New Hampshire and Granite State Gas Transmission, Inc. covers the
term, rights and obligations of the State and Granite State Gas Transmission, Inc. with regard to the
preparation, drilling, laying, construction, maintenance, operation, alteration, improvement, repair,
replacement, removal and access to the gas facilities on the land, The Agreement is for a term of
fifteen (15) years with provisions for consecutive five (5) year extensions. There is no limit to the
number of extension terms.

Newinston-Dnver 11238-0 GSGT Use & Oceupancy Aereement Valuation.doc 1



DEPARTMENT OF TRANSPORTATICN - BUREAU OF RIGHT-OF-WAY - APPRAISAL SECTION

The subject of this assignment, the pipeline area covered by the proposed Use & Occupancy
Agreement, represents two very small utility corridors that are entirely within property owned by the
State of New Hampshire located in two communities on either side of the Piscataqua River and within
areas used as a State Park, a Limited Access Right-of-way and a surplus parcel adjacent to the Right-
of-way. In the valuation of Right-of~Way corridors, a variation of the Sales Comparison Approach
known as “Across the Fence” is often employed because there are no comparable sales for a corridor of
this sort.  This methodology is based on the premise that corridor land should be worth at least as
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which the appraiser determines the indicated value to be applied to each of the subject properties in

Newington and Dover in order to arrive at an opinion of market value for the pipeline area “Across the
Fence,”

Based on the comparable sales data analyzed herein, the estimated present value of the market
lease rate for the fifteen-year lease term for the pipeline areas under the proposed Use and Occupancy
Agreement as of April 19,2013 is:

PROPOSED GAS PIPELINE AREA IN NEWINGTON AND DOVER, NH

FEleven Thousornd Two Hundred Bollars......voveeen 31 1,200

Newington-Dover 11238-O GSGT Use & Occupancy Agreement Valuation.doc 2



Purpose of Appraisal: The purpose of this appraisal assignment is to estimate a market value
(based upon an across the fence value) of the rights to be conveyed to Granite State Gas
Transmission, Inc. through the proposed Use and Occupancy Agreement as of April 19, 2013,
the effective date of value.

Definition of Value: The term “Across the Fence (ATF) Value” is defined in The Dictionary
of Real Estate Appraisal, 4th Edition, as:

Ao sl oy ot s

In the valuarion of real estate corridors, the value concluded based on a comparison
with adjacent lands before the consideration of any other adjustment factors. The ATF
value accounts for location and market conditions. Accordingly, this is an infermediate
value without (or prior to) the consideration of the corridor factor.”

NOTE: The corridor factor is only applicable when the highest and best use of the parcel is the
continued use as a corridor. This is not the case with the subject property (ref. Highest and Best
Use section) therefore in the context of this report the ATF value is not an intermediate value,
but rather a final value,

Scepe of Appraisal: My investigations and research included an inspection of both of the
pipeline locations on April 19, 2013, review of ROW plans for the proposed Newington — Dover
Project Number 11238 —C and ( and Granite State Transmission, Inc., plans entitled GSGT Use
and Occupancy Corridor, Little Bay Bridge, Newington and Dover, NH, review of the
Newington and Dover Zoning Ordinances, review of the proposed Use and Occupancy
Agreement, identification of the impacts of the pipeline on the encumbered parcels, including
consideration of vertical division, research of assessment data, tax maps, neighborhood
development proposals and recent trends, traffic counts, and other pertinent public data. 1
compiled the market value indicator land sale data, analyzed these transactions, and inspected the
ones considered to be the most reliable indicators of market value for the subject sites, derived an
appropriate lease rate and calculated the present value of the annual lease payments for the
fifteen year term and prepared this summary report in compliance with USPAP #2-2(b)
gOVerning Summary reports.

Pareel Edentification: The subject parcels consists of a 1.28+ acre parcel owned by the State of
New Hampshire and identified as Parcel 29 on the Right-of-Way plans for Newington-Dover
Project 11238-C, as well as areas within the right-of-way associated with Shattuck Way and the
Spaulding Turnpike near the east side of the Little Bay Bridge in Newington and a 16 acre parcel
at the tip of Dover Point known as Hilton Park, all owned by the State of New Hampshire. The
proposed areas to be governed by the Use & Occupancy Agreement allow the connection of
existing gas lines to the submerged pipeline recently constructed between the two high water
marks of the Piscataqua River in Newington and Dover. The Newington area is 10 feet wide by
223: feet long or 2,230 square feet and runs in a northwesterly direction from the northern
horder of Parcel 29 across 55+ feet of land identified as right of way and into the limited access
right of way that continues to the high water mark of the Piscataqua River. The Dover area is 10
feet wide by 399 feet long or 3,990 square feet and lies entirely within the parcel identified as
Parcel D13-1 on Right-of-Way plans for the Newington — Dover Project 11238Q and as Lot 26
on the Dover Tax Map 8. The Dover pipeline area begins in the paved parking area near the pier
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at northern portion of Hilton Park on Dover Point, east of the Spaulding Turnpike and the Little
Bay Bridge and runs southeasterly to the high water mark of the Piscataqua River.

The larger parcels for the two areas covered by the Agreement lie within different

counties, municipalities and zoning districts but are within the same labor market area and are
linked in many other ways.

AERIAL VIEW OF SUBJECT LOCATIONS

SUBJECT
Newington Portion

Area Data: Dover and Newington are located in the Portsmouth-Rochester Labor Market Area,
which is in the southeast portion of the State of New Hampshire. Both municipalities are located
north of Portsmouth, south of Rochester, and southwest of Somersworth., Dover is in Strafford
County and Newington is in Rockingham County. Both comxmunities lie several miles inland
from the Atlantic Ocean, approximately 50 miles north of Boston, Massachusetts, 50 miles south
of Portland, Maine and 40 miles east of Concord, New Hampshire, the state capitol.

Access to the area 1s good. The primary thoroughfare is Interstate-95, which extends from
Boston, MA, north through Hampton, Portsmouth, NH and into Maine. Other thoroughfares for
the area include the Spauiding Turnpike, Route 108, Route 9, Route 16A and 16B, and Route 4.
Alr fransportation is provided by Skyhaven Airport located in Rochester and Pease International
Tradeport in Portsmouth and Newington, as well as larger regional airports in Manchester, New
Hampshire; Portland, Maine; and Logan International Airport in Boston. The New Hampshire
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Port Authority provides sea transportation facilities out of Portsmouth. Coast buses provide
public transportation to the adjacent cities in the Seacoast area.

According to the 2000 U.S. Census, there were 26,884 residents in the City of Dover,
while the 2010 Census reports 29,987 residents, an 11.09 percent increase. Dover ranks fifth in
population among New Hampshire’s incorporated cities and towns. Newington had 777
residents in 2000 and 753 in 2010, a 3.09 percent decrease. Newington tied for 201st in
population among New Hampshire’s 234 incorporated cities and towns.

The unemployment rate for the State of New Humpsmre for March 2013 was 6.0 percent,
~ seasonally adjusted to 5.7 percent and the unemployment rate for the Rochester-Dover NH-ME
MetroNECTA Division was 5.9 percent. The rate for the city of Dover for March 2013 was 4.5
percent and the town of Newington was 5.2 percent. The State and local rates are significantly

lower than the nation’s, estimated to be 7.6 percent.

The economic base of the area has diversity ranging from retail/commercial centers to
educational centers to national and international concerns. The Fox Run Mall in Newington and
the outlet Malls of Kittery, Maine provide the area with national retailer’s products. The
University of New Hampshire in Durham, Franklin Pierce University and Southern New
Hampshire University in Portsmouth provide an economic base through the educators employed
at the schools and students in attendance. National concerns such as Liberty Mutual Insurance,
Tyco, Lonza Biologics, General Electric and Westinghouse are just a few of the companies along
with three hospitals and the US Department of State National Passport Center that contribute to
the diversity of the area's economic base.

The Pease Air Force Base closed down its operations in 1991, but the Air National Guard
still maintain some of their facilities. The base is now known as the Pease International
Tradeport as the land and many of the facilities at the base have been redeveloped for use as an
industrial and commercial business park. The Tradeport continues to attract the majority of new
businesses in the Seacoast area. Consequently, the Tradeport is where the majority of new office
space and industrial construction has located in the past decade.

In conclusion, Dover and Newington are both atiractive locations for residents of the
community with easy access to major transportation routes, air service at the Pease International
Tradeport, the Manchester/Boston Regional Airport and Logan Airport, as well as shopping and
recreational facilities. Dover has a thriving historic downtown as well a good diversity of land
uses while Newington has substantial retail and waterfront industrial development, allowing the
community to have the 4™ lowest tax rate in the state. Both communities benefit from their
Jocations on Great Bay and the rivers that flow into and out of the Bay. At present, due in part to
historically low interest rates, declining unemployment levels, improved consumer confidence as
well as the diversification of the local economic base, the real estate markets have stabilized and
are improving.

Newinoton-Dover 11238-0 GSGT Use & Occunancy Agreement Valuation.doc 5



AREA MAP

ERIStOT

e WOMEDOID
Ll

L Wakefield P
tales « M= Rockingham Ca. Lacomia o Shapleigh i
Windsas Graniliam i Middloton Biddeford
iR : . Alson Carners e
K Andgugr  Feanidings Beimant Sanford T
Caveridich i“-‘ Claremant Sunapea Safishury Farmington . Kl}ginchunk
\
N Moewhur e o s . &
Speingfied - 4 o escawo Pittsfiald Rachester: Wells Suach
‘ Witner - - .
LR ) o
A - G Epsam ..
o Contord
Rozkinghans it Harnikar HR Ytk Seach
v Y -
Bedows Faliz i ~
o Worh Waare Vot 1 BHE‘EECT
|
veshiend . LOCATION
Antrin
 centane s IR
Hancack
. Keene
’ Moz, 5 ;
.o Swanyey Peterborough Werrimack
Braltlebars i
3 Temyple i
Fitzselliiam A ‘a
T B {AUR Heltis
% Northfid  Royaon o e e
% Nerthie foy 12 e
trai el Peppetal inswich
) Ashbarnbars p 3 w it N
thal , Chomaorg Towksbury % TR Gloucester
Greepfield Ael e Gard Fitehburg = S U T
- 12 - -bardoer, ) Bvar e Billerica Dlamvers BEVETY .
L comk e : L Alemiic Doesn
‘ Leaminster; -2 Boriington  Wakefieidi Gatem 0 RARECLCRA
Mave Sadern i Harvarg pei g - )
Cruertiald Hubbardston & L Lysn Marblehecad
o e, E 7 Stowe ’ ; :
@ naz} @ Chntan ;.
Y Amheost outh = i
—: akhaen
1 L e Maribarough o

Zgning: The Dover portion of the subject is located in the R-20 Low-Density Residential
District. Legally conforming lots in this zone have a minimum area of 20,000 square feet and at
least 125 feet of frontage. The maximum [ot coverage ratio is 30%. The minimum setback
requirements in this zone are 20 feet (front), 20 feet (side), and 30 feet (rear) for the principal
building and 10 feet for outbuildings and accessory uses. The maximum building height is 35
feet. State of NH regulations dictate minimum setbacks for septic systems, and the zoning
ordinance requires a 50 foot minimum distance of any buildings from any intermittent streams or
wetlands.

Permitted uses in Dover’s R-20 Low Density Residential District

Accessory Dwelling Unit Educational Institution

Adult Daycare Farm and Farm Animals for Family Use
Assembly Hall Office

Bank Personal Service Establishment

Beauty and Barber Shop Public Recreation

Bed and Breakfast Public Utility

Child Care ~ Home and Facility Roadside Farm Stand

Conservation Lot Theater

Dwelling — Single Family, 2 Family, 3-4 Veterinary Office, Animal Hospital or
Family Kennel

The present use of the Dover portion of the underlying parcel is as a State Park, a permitted use
as it falls under public recreation and appears to meet all dimensional requirements. The pipeline
use is subsurface and is permitted as a public utility.
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The Newington portion of the subject is located in the O-Office District. The minimum land
area 1s 120,000 square feet or 2.75 acre with a minimum of 300 feet of contiguous road frontage.
The minimum front setback is 75 feet and side and rear setbacks are 30 feet.

Permitted uses in Newington’s Qffice District

Offices Nursing homes

Research & development facilities Veterinary hospitals

Biolech facilities Schools

Light manufacturing Hotels of 3 stories or higher

Warehouses Conference centers

Hospitals Facilities for the developmentally disabled
Medical clinics : Light manufacturing

The present uses of the Newington portion of the underlying parcels vary from a vacant non-
conforming surplus parcel to right-of-way and limited access right-of-way and would not
constitute conforming sites in their present configuration. The pipeline use, as a public utility, is
not specifically provided for as a permitted use within the Newington Office District.

Flood Hawzard Status: The pipeline improvements that are the subject of the proposed Use and
Occupancy Agreement are subsurface and extend to the high water mark of the Piscatagua River
in both Dover and Newington, partially within flood hazard areas. Given the pipeline use, the
flood hazard is not of particular consequence.

Assessment Information: The locations of the areas covered by the proposed Use and
Occupancy Agreement are within properties owned by the State of New Hampshire and are not
subject to assessment by the municipalities in which they are located. The tax maps of the
pertinent areas are included for informational purposes below.
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NEWINGTON TAX MAP 7, Part of Lot 25
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SUBJECT PHOTOGRAPHS
Taken by Laura J. Davies on April 19, 2013

Newington - View of Drilling Pit With Pipeline Running to the North Visible.
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Dover — View of Pipeline Area Looking South Toward the
High Water Mark of Piscatagua River
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Highest and Best Use: The proposed Use & Occupancy Agreement entitles Granite State Gas'
Transmission, Inc. to the right to use specified areas totaling 6,220 square feet of the larger State
of New Hampshire owned properties in specific ways, analogous to an easement. The

Agreement runs for a term of 15 years but allows for consecutive five-year renewal periods
without limit.

These two areas that constitute the subject property do not form a traditional corridor
because they are so small but they fit the definition by providing an economic benefit by
connecting two end points, as defined by the agreement. They connect the pipeline under the
Piscatagua River with existing lines on either side of the river.

The subject areas do not have a viable independent use other than to Granite State Gas
Transmission, Inc. for connecting their pipeline and there 1s no market for these rights. The
Highest and Best Use is as part of the underlying parcels. The Dover portion is located within a
parcel currently utilized as a State Park but is within the R-20 District, with extensive water
frontage. The Highest and Best Use of this parcel is as waterfront residential, based on the uses
permified by zoning and the uses and trends in the immediate area. The Newington portion is
located within the right-of-way associated with the Spaulding Turnpike as well as partially in a
surplus non-conforming parcel, all within the Office District. The Highest and Best Use of this
portion is for continued use as a right-of-way with the non-conforming surplus parcel to be
combined with the abutting parcel owned by Rockingham Associates and utilized as a lighting
and electrical supply showroom and distribution facility.

Appraisal Procedures Used: The Across the Fence method has been employed to estimate a
sale value for the subject property. This approach is commonly used in valuing corridors and
corrider type properties. In this method, the price or value of land adjacent to the corridor is
considered for the valuation. The value of this adjacent, similar land constitutes the base from
which the appraiser determines the indicated value to be applied to each segment of the parcel. It
is important to note that the land sales nsed in the ATF method are not considered to be
comparable sales, but rather they are considered to be indicators of market value or market
indicators. The initial term of the proposed Use & Occupancy Agreement is 15 years. The sale
price arrived at through the Across the Fence methodology is used to derive an annual rent for

the pipeline areas. The present value of this annual rent over the fifteen year term is then
calculated.

Valuation of Dover Portion: The Highest and Best Use of the land currently utilized as Hilton
Park on which the Dover portion of the subject is located was determined to be waterfront
residential. Research was condueted for transfers of larger waterfront residential parcels for use
as market indicators for the Dover portion of the subject. Four indicators located in Dover with
significant frontage on the Piscataqua, Cocheco or Salmon Falls Rivers were identified and
analyzed. In addition an indicator from nearby Portsmouth on the Piscataqua River was also
analyzed. All of these transfers occurred between 2010 and 2012 and the properties were in
residential zones.

Two of the indicators were transfers to the Nature Conservancy for conservation
purposes. These were both bargain sales where the property sold for well below the established
and agreed upon market value and the difference between the price and market value was
recognized as a charitable donation: These indicators were adjusted up to reflect the full market
value as reported by a representative of the buyer.
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A year over year analysis of all single-family sales that were listed in MLS within the
City of Dover over the period in question revealed no discernable price trend. An analysis of
sale/resale activity during this period for single-family homes that did not involve foreclosure
was also inconclusive. No adjustments have been applied for market conditions.

The market value indicators present a range between $89,091 and $225, 806 per acre.
The high end of the range is represented by the only indicator not located in Dover. This
property is in an area of higher surrounding values, closer to the open ocean and is given the
least weight. The Dover sales are all located in a less congested, more pastoral area than the
subject’s location but have inferior access to Great Bay and the Atlantic Ocean. Their locations
are considered roughly equivalent in market appeal, confirmed by an analysis of the acquisition
prices for the lots immediately to the north of Hilton Park, purchased in 2003 and 2006 from
different sellers by the same buyer for a total price of $1,163,000 for 3.46 acres with older
improvements that were either demolished or totally renovated. The mud-point of these Dover
indictors best represents the location and features of the subject site value.

Based upon my analysis, it is my opinion that the indicated unit value of $145,000 per
acre or $3.33 per square foot best represents the Dover portion of the subject’s site value.

I estimate the site value of the Dover partion of the subject, as of April 19, 2013 to be
$3.33 per square foot.
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Subject Property Market Value Indicator 1 Market Val‘l:e Indicator 2 Market Value indicater 3 Market Value Indicator 4 Market Value Indicator &
Location Hiltcnps;cr;i- DD;‘Z‘: Deint Lot 6 Three Rivers Famm Read Saddle Trail Drive Off of (il Road Off of (ulf Road Little Harbor Road
Dover Dover Daver Dover Dover Portsmouth
Grantor Taree Rivers Farm rrev Security Benjamin & Victoria Auger Stephen M. Wood Cocheco Country Club Carylyn Grondin Rev. TT. &
Trust, Mark Kearns, Tiuslee Laura A, Strasburg Trust
Grantee Avishai & Oty Shachar Eileen M. Rullo Nature Conservancy Nature Conservancy Lisa A. Grondahl Rev. Tr.
Recorded Bool/Page SCRD 4044/794 SCRD 3983/639 SCRD 3504/687 SCRD 38€1/137 RCRD 5148/1933
Effective Sales Price Estimate S $960,000 )% : $1,050,000[5 $1,402,667 1,200,000 Qe 52,400,000
Price Per Acre $89,091 i $89,744 $127,515 e $225.806
Data Source Public Records/MLS/Broker Public Records/Developer/Broker Public Records/Appraisal/Buyer Public Records/AppraisaifBuyer Real Data
Date of Sale Desciiption Adjustment Description Adjustment Description Adiustiment Description Adjustment Description Adjustment
& Market Conditions Ad]. 8162012 17612012 182010 12/24/2010 2282/ ZM0
Motivation Arm's-length Amn's-length Bargain Sale + § 797,333 Bargain Sale +§ 670,000 | Amm's Length
Ad)usted Price $980,000 $1,050,000 $2,200,000 $1,870,000 $2,100,000
Total Site Area {Acres} 16.0 11.00 11.70 1400 14.74 9.30
Adjusted Price Per Acre $88,091 $89,744 $200,000 $176,666 $225,806
Piscataqua River Cocheco River Cocheco River
Location Little Bay Salmon Falls River Fresh Cresk Cocheco River Cocheco River Piscatagua River
Zonisg 120 R-40 R-40 R-40 R-40 SRA
indicated Price per Acre $89.091 589,744 $200,000 $126,866 $225,808
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Valuation of Newington Portion: The land currently utilized as right-of-way and surplus land on
which the Newington portion of the subject is located is designated as Office District by the town
of Newington. Research was conducted for transfers of land within this district in recent years.
Three parcels have been identified as market value indicators, all located just on the other side of

the Spaulding Tumnpike from the subject. All of these indicators are from between the end of 2009
and the present.

The area of the subject and each of the sales has been impacted in recent years by the
reconfiguration of Exit 4 and Shattuck Way. Market Value Indicator 1 is a portion of a properts
bisected by the construction of Shattuck Way and purchased in a distressed saje in 2009, A 5.19
acre portion on the east side of Shattuck Way reportedly approved for 30,000 square feet of
building has been on the market for the past 2+ years with an asking price of $1,000,000. The
seller reports he has received two offers from developers for $650,000 to $750,000. The offers
were rejected. The average of these offered prices 1s used in this analysis as a market value
indicator.

Market Value Indicator 2 abuts MVI 1 to the south and consists of a grandfathered non-
conforming lot of record that was improved with a small cape style home in poor condition and a 2
story old barn on 0.88 acre that was purchased in a distressed sale for §140,000 in October 2011 by
the owner of MVI 1. The home was demolished but the shell of the barmn was retained and has
since been redeveloped into an office/flex building. The buyer reportedly allocated about $10,000
of the purchase price to the shell of the barn but this was mostly offset by the demolition costs for
the house. A +10% adjustment has been made to the purchase price to account for greater than
typical seller motivation, based on a conversation with the buyer.

Market Value Indicator 3 was two adjacent parcels owned by essentially the same party,
sold together to a buyer who intended to develop them together despite his knowledge that a taking
was planned down the middle of the two parcels. His purchase decision was based on an appraisal
that failed to fully account for the impacts of the taking and resulted in litigation. Nonetheless, the
purchase is considered to be reflective of a willing buyer and seller’s actions for 1.61 acres of land
in the Office District and is used as an indicator of market value. |

The indicators have not been adjusted for changes in market conditions as there is no clear
indication of a trend in prices for this property type during the period in question. The locations
are all quite similar to the subject, requiring no adjustments. The indicators range between
$134,875 and $217,391 per acre. The variance is attributed to site~specific factors such as size,

shape, encumbrances and highway visibility. The mid-point of the indicators is the best represents
the value for the subject location.

Based upon my analysis, it is my opinion that the indicated unit valve of $175 ,000 per acre
or $4.02 per square foot best represents the subject site value.,

1 estimate the sife value of the Newington portion of the subject, as of April 19, 2813 to be
$4.02 per square foot.
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ftemn Subject Property fiarket Value Indicator 1 Market Value Indicator 2 Market Value Indicator 3
Location Parcet 28 and Spaulding Turmpike 521 Shaltuck Way Spauiding Tumpike al Exit 4
Shattuck Way Shatiuck Way Newinaton Newingtor:
Newdrigion Nawington 9 g
Clara W. Butler
Grantor KWALLC Nimble Spaulding Properiies Clara W, Bulier Mariial Trust
Grantes Developers TWA Realty, LLC Nimble Hilf Office Suites, LLC
Recorded Book/Page 2 Offers RCRE 5256/16810 RORD 50752084 & 2086
Eirective Sales Price Estimate §140,000 $350,000
Erice Per Acre 158,081 $217,381
Data Source Public Records/Buysr Public Records/Buyer Puhlic Records/Appraisal/Buyer
Dascription Adjustment Descripion Adjustment Description Adjustment
Date of Sale '
& Market Conditions Adj. Within past 2 years 12472011 12162002
Motivation Amm's-length Distrassed +10%1  Armis-length
Adjusted Price $700,000 $154,000 $350,000
Total Site Area (Acres) NIA 5.19 0.88 1.81
Adiusted Price Per Acre $124,875 $175,000 $217,391
Some Highway
Location Visibility Highway Visibility Ng Visibility Highway Visibility
Zoning Office Office Office Office
Indicated Price per Acre $134,875 $175,000 $217,391

Encumbrance Alloeation:

In 2 May/June 2006 article entitled Easement Valuation by Donald

Sherwood, SR/WA in the Right of Way Joumal, the author presents an Easement Valuation Matrix

reflecting the percentage of im

an

{8

ts various easem

ents can create on the utility of a site, ownership

interests, and the use of real property interests. For exampie, severe impacts on surface use and
inability to convey future uses would cause a 90-100% impact on the fee ownership position.
These easements would include overhead electric lines, flowage easements, railroad ROW’s,

irrigation canals, and access roads.

The proposed Use and Occupancy Agreement has an initial term of 15 years but provides
for consecutive five-year renewal periods without limitation on the number of renewals. The
Agreement impacts the utility of the subject sites and the use of the real property interests, similar
to an easement. As a result, the Easement Valuation Matrix mentioned above is referenced as a

guide in arriving at a percentage to reflect the impact of the restrictions and limitations the
Agreement places on the subject sites.

The Agreement conveys the rights to Granite State Gas Transmission, Inc. for the
preparation, drilling, laying, construction, maintenance, operation, alteration, improvement, repair,
replacement, removal and access to the gas pipeline facilities on the subject land. Although the
majority of the impact is subsurface, the agreement does have some impact on the surface use of
the land and conveys rights for access, maintenance, replacement, etc. which involve impacts to a
larger area than the 6,220 square feet covered by the agreement. The Easement Valuation Matrix
suggests a range of 51% to 74% as a percentage of the fee value to account for the impacts for a
pipeline. A 60% impact allocation is made herein since the restrictions on future use caused by the
fairly long term encumbrance impact the surface use of a larger area of the surface than the 6,220
square feet covered by the agreement as well as the subsurface rights.
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Reconciliation and Final Value Estimate:  Applying a 60% impact allocation to the unit value
estimates for the two subject sites, the estimated value of the fifteen-year encumbrance is
calculated as follows:

Dover Portion

Fee Value / Unit area $3.33 (§/sH

% Contribution {adjustment) 60% (% of fee value is represented by agreement)
Cap. Rate 10% (for calculating annual rent)

Fasement Area 3,990 (D

Anmual ground rent: 3 797.20 {in advance)

Discount Rate 10% (per year}

Term of Easement 180 months (wil be converied to years)

PV Factor 8.367

Present Value $6,669.94 (annual rent x PV factor)

Newingion Portion

Pee Value / Unit area $4.02 ($/sf)

% Contribution (adjustment) 60% (%% of fee value is represented by easement)
Cap. Rate 10% (for calculating annval rent)

Easement Area 2,230 (s

Annual ground rent: $ 537.88 (in advance)

Discount Rate 10% (per year)

Term of Easement 180 months (will be converted to years)

PV Factor 8.367

Present Value $4,500.24 (annoalrent x PV factor)

Total = $11,170.18

The analysis results in a value indication for the proposed permanent encumbrance
affecting the subject sites of $11,170.18, rounded to $11,2G6.

It is my opinion that the indicated value of the permanent encumbrance as of April 19,
2013, is:

PROPOSED GAS PIPELINE USE & OCCUPANCY AGREEMENT IN NEWINGTON
AND DOVER, NH

ELEVEN THOUSAND TWO HUNDRED DOLLARS..........311,260

Respectiully submitted,

Laura J. Davies
Appraiser, NHCG #529
Bureau of ROW
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Certification

eriify, to the best of my knowledge and belief, that:

é

¢

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

the reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional
analyses, opinions, and conclusions;

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

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

I have appraised the subject property within the last 3 years.

my engagement in this assignment was not contingent upon develeping or reporting
predetermined results;

neither my compensation nor my employment is contingent upon the reporting of a
predetermined value or direction in value that favors the cause of my employer, the
amount of the value estimate, the attainment of a stipulated result, or the occurrence of
a subsequent event;

['will not directly or indirectly benefit from the acquisition of such property appraised;

my analyses, opinions, and conclusions were developed, and this report has been
prepared, n conformity with the Uniform Standards of Professional Appraisal Practice
(USPAP), and the appropriate State laws, regulations, policies, and procedures
applicable to appraisal of right of way for these purposes;

I have personally made an inspection of the property that is the subject of this report
and the market value indicators relied upon for this appraisal;

that the subject is as represented by the photographs in this report.

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

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

WW
January 14, 2614 '

Date Laura J, Davies
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General Assumptions

General Assumptions And Limitine Conditions:

4

L]

¢

¢

¢

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

the parcel areas given to me have been properly calculated;

broker and assessor information is reliable and correct;

there are no encumbrances or mortgages other than those reported in the abstracts; and,

information from all sources is reliable and correct unless otherwise stated.

Limiting Conditions

b4

I have relied upon the legal interpretations of others and have assumed their decisions are
correct and valid. Ihave also relied upon the abstracts of title, right-of-way plans 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. Ihave 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. T 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 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 whom it is addressed without the written
consent of the State of New Hampshire and in any event only with the proper, written
quaiification 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 asswmplions,

Extraordingry Assumptions

None,

Newinoton-Navar 112380 GRGT Tlea & Oieenmancy A oreement Valatinn dae b2
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PROPOSED USE & OCCUPANCY AGREEMENT

ird

HEWINGTIN - DOVER
FI3LE
fepaaldivg Tumpike (NNH 19; Linle Bay

fBridpy Kehabilitatm
firanie Slate Gas Triwsm

on Kefaczli

en

The [wilowiny enlities shall be parties 1o this Apresmen musde in &
of 0l and shall be bound by its provislons:

ipiicste this day

A, Grandle Stwie Gas Transmission Ine berefnafier cafled sthe "GSGT", incortporsed in
the State of New Hu;rr;mw re, having g principst place of business at 6 Liberty Lane

Wezt Hametapn, Wew Hamnshire G3I843),

B, The STATE OF NEW HAMPSHIRE, hereinatter calicd the "State”, soting by and
ﬁhi"u’ agh the Compissioner, New Hampehire Depirtment of Traosporiation VHDOTY,
7 Hazen Dirbve, PO Box 483, Concord, NH, 033020483

The parties huve endered fnie an agreement deted June 13, EQEG, as
occasiong, including in Ocleber 1956 [“Crighnad 2ﬁr¢'rment E b
gLeupany b\* %Iu: existing gas pips line of State land admon J Shatrack "%‘%":tv i
Newinglnn, w Huampshies, acrozs the exiging 5"-"»4,!,; -?_ Turnpihe Bridge across Lm &
Bx}' “LLHF& Fhu' Ri‘td;,t- } and E:ta:»‘*‘l nd within Hilws Park in Dm'ar- New Han"pshzrc
Driginal Agreerient is hereby reified and
wntmn*m is: 1hr: svent of ‘:am'ii ot bevween i Original Agreement and this Agreement,
1his Apreemisnt b

crmrtrod.

{ "‘:: Bay Bmlgr: :1-1 w0 relcu_.ate r]u. g&a plg‘lt‘!]l!h m:m,rmcd in 5:-&::113:1 ERES
submerped gas pipeline under the Plscataqua River and then connecting the submerped
gas pipeling o the existing pas pipeline located on oppasite banks of the Piscatagus
River. All work agsoceated with the removal and relscntion of GRGT ges pireline fr
parpases of the Little Zay Dridpe rehabilitmion s Lnows ag the Granite Stz Gag
Transmission Horlzonial Directions! Dol Project No. 1HC3860 O Project™. The Preect
is approved by the Federal Enerpy Regulmmw Commission under 2 bla hz certificate of
public convenience and necessity. The Swre, throush s Gevernor and Executive
Counci, has granted an Eassment 10 GSGT conveving zhn: pFOpErtyY HETESIS NECRSSATY 1D
submierge the pipeline betwown the two high water marks of the Plscataqus River in
Newingion snd Dover S Easememt™.  The Mew Huampshire Public Ulilhies
Comanigsion bas pranted o weler CIossing lcenss o construct, operate snd mainlain the
pipeling wnder and accoss State property. NHDOT and GEGT have entered & Temporary
Use & Cocupancy Apresment dated Janvary 22, 2613 0 allow for commencement of
Project constructivn. As more fully deseribed ib Seetfon §, this Apreement peraing 1o the
wge afd oceupancy of State property for the purpese of constrgcting, acccqsin;w operating
and mantaining new gas pipeline required for e Pesject and mecessary for continged
and uninterrupted regional supply of natursl pas.

NTavvetonmdmsm Tharrmne 1120 A ACIT TTha Pr Manmimnmat A reassmaand Talonfinm Ann




.

O5GT, throuph s consuliang, has submitisd lo the Slare 2 s of plans titled “Unitl
Harizontal Dol ot Canle Bay Bralge, US Routz AN Rowre 16 (Spaulding Turnpike),
\r*'-\’mmrm and Dievr, New k.“mmmrh dared Nopvember 11, 2071, as revised through
Sy 28, 200 prepared by B Lhmpur i=s, 335 Resesnch Park, Meriden, OT 08450
4 ome this Apreement, [or 1n:>L..I=1Lwn of the Gas
' whmwledras that it has reviewsd the Plaps
ru»a}' projest mans for the sreg, The Siste
-*r-‘—“'t':éa:?. over time in order fo accof
oas thar may griss.

{ f’hns N ‘-.Bﬂ..géa SEY BCOITH
i ofl the Plans,

wned by e ngmmtm t:ﬁ_- iz‘.iu E‘iﬂ h

This Agreomenst covers e Use and Qeenpaney of the Limvdted Accsss 'v‘a.t—-:i“ Way
£ AROW) of Spaulding Tumpike (NE 18) and propeny owned, aded
mgmaped by the Sane (throuph the New Hampshire Depgrnem of Tra spostation. Burcan
of Turapikes! as showsn on the ansched Plams. Sued scowpansy having hoop pranted by
execution of this documenl covers the preperafion, driliing, £, consrEciion,
maknlenance, operanan, aHeralon, mprovenient, repaly, replacement, removal e sroes
W pas pipelines and &) relared aquiprpent, faciiivies, sproverents and Bructurss Gas
Fueilitles™) ar the locstion described a5 {ollows: 5 19 fors wide comidor a3 ﬁf*"-ms" :
upprm&msﬁﬁ:lv %ta"i-m PERT43E 21 28008 (1 1258-L Construction Cemerine on
owned property adiscent 1o Shaguck Way casm of the Spaubihp Tumyg
poriwesterly azsross the properly. Shetiek Wy and the LARDW of she Spau
Turnpike approvimately 2229 o the high water mark of the Plscaiaqua River ahich i
shown on Figure | and Shecis PPl and PP-6 of the Plang, and (b} then from the high
witer mark on the coposite side of the Piscatsqua River northwesierly omo Hilton Purk
approximately3%89° ending & approximately Statiom EG14+55 Fe2394° (1R23E-L
Construexion Centerline} which is shown on Fipme 3 and Shiects 3’2‘~4 ard PPeS of he
Plans i he Teewsy of Newinpton and Ciry of Pover, Cousties of Rockinpham amd
Strafford, respectively, New Hamphire {col lecme!v 1T

This Agreement covers the teem, riphts and ohlipatons of the Smie and GRGT with
regard e the prepavation, drilling, laying, construstion, maintemmce, operation, alteragion,
improvement, repalr, feplacesent, rerooval and aecess to the Uns Facilities on the Land.
The area of the t.and upon which the Gas Faciities will o focated is shawn an the Plans,

a3 well a5 on “GSOT Vs and Cecupaney Corridor, Listle Bay Bridge, Newingian, NH"
Fhgure | and "OS07T Use and Cosupapsy Corvides, Little Bay Bridpe, Daver, NI Flaore
s‘i-*zltl..- Fune 2N 1, prepared by AMEC Enviromment & infmsrnmu:g bug,, 2 Robhing
aed, Werdford, MA 01884 Comdor Mans™, of this Apreement “Gas Facilities
Ar&a

,J Iw-J'

GROT shall submit any proposed abterations e thie Plass in writhg o the Stae for
review, copsideration and approvel by the Stwre. which approval shall incomporate by
reference into this Agreement sueh alicted plans

GEGT has fumished Certificates of Insermnce for General Lishility and for Worker's
Compsnsadon and Emplover's Biebilie wnder the Temporary Pze & Occapancy
Apreement. Upon completion of construction within the Cas Facilities Aress, GSGT
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2.

aETees o heep it foece the erm of this Use & Oceupaney Agreement and 10 designsie e
Siate of Kew Hampshire a5 an additional insured & poloy ﬂf imsurante for bual.l} ajury
and p ‘thm' Gi’.ﬂ‘.lg*(' "mb"l t in th ammmt a[‘amﬁ *ﬁi"linn daiiar" {51 million) for ewh

hr construclion M 1“:;- l,-;_‘e Ff- ;
Agreemend shall remain in forde p ' TSt ion e the EXIENL t."haz the
Temporary Uee £ Deonpaney ..—n.g-;:r:m:m i t::rmm&rr:rﬂ Befar constauction s completad,

Al msterds suppbied and work performed by GSGY o its contracter in the mstsliation
of the (ias Faciliriey shall be subbect to the nspectinn of o representidive of the St

deficlencies in materials, methods of comstmiction, of workmmnship shatl he
progply enmeeted e the repsoneble sadsfaction of 1he Suie, provided that the Smie
provides notice of suek deficloney within 10 davs of lis ingpestion.

The Siale has initiated the developres of a Geopraphie Information Svstem {GIS
tdentify facilittes, freluditg deainape and wilittes within the BONN, O80T hall mubmis
(lohal Positaning Svstem (GPET coordinates besed cpon the New Homgpshire Srae
Plane coordinsses sysles of the ,\ﬁm‘i m:r‘:;. I3 B LI c\E" ‘«'ih (199G pdfusiment by
NGE) of the as buih Gag Fasciﬁi‘a‘ﬁ-*- he g shrnisedd o the Chisf of
Desglon Services, NHDOT, 7 Hazen an‘ Py Ho nea ré. AL, D3E00.

riten maintcnance pohcis sud proveduses whinh pre to he ose
aed maintenance of the Gas Facil Eit,q w Ii,r.' Qlum: for review
cadures shall be approved by e E:t.m; gy o initial opesstion of

GEGT shall give whe Sime Vamipike officials ﬁi-&s:amb*& ?i(ﬁi‘(‘r: of seheduled or
nonscheduled maintenance of she Gis Fucilities except omergeney repaiss, for whick
GSOT shall commet the State Tumpike officials while soch ﬂi‘bufﬂ‘iﬁ’ fepairs s being
done, GSGT shatl provide notice 1o the Swate Tumnpike officials if & shiers s sehodole of
repular malmtenanee and inspration, will heep the State Tumpike officials epprised, and
apdating by GSGT shall not be conducted withow prior notifieation o the State Tumpike
affieints.

The costs and expensss fv the instailation snd reaintenanee of the Gas Facilities sholl be
the responaihitite of GSGT.

GSOT or its contractor s solely respunsible (o the presence of 1hw Project equipment on
the Land. GAGT agrees the insuallation shall be conststent with ihe Steie’s ripht 10 socess
if necessare.

SO aprees that zocess 10 1he gas fcilides for scheduled or nopscheduled maipenance
o1 far :;n:,' other purpose shall be made 15 aceerdunce with the following procedise:

G SR SPII . WO I 2o TN+ B WY o Poaly il ok SRR - HEY o YRR O R T 20 [T 2P I



A Prior Lo working o of crossing the LAROS of the Spaulding Turnpike e
Turnpibe ewned propesty, Sate Tumplhe v:s.l.!.\blaf s will e notified and werk will
he sphedoled with theny,

andasds,

e

The Slaly ggpees digt it will not prand lcen 585, U5E OF GLCUmAnty sights o sasements or
gier jofo Jeases oF other spreemems shat merfere with G3GT s gkt under this
Agreemenl.  State fusthes aprees that no exeavanon, chamge of prade or waler
iprundment will be made on and no struchues or other chstructons will be plaed o

erested over, under of seross the Olas Foeilities Ares without prios writen consest of

GEGT which shisll not he untezsonably withheld.

The State pprees shut GRGT shall have non-exclusive zoocss over, in and through the
Land for the constrection, preparstion, drilline, laving, mainienance, speration, sleratiog
bnprivgrnient, repair, replavement g remivval of the Gas Facilities.

This Agrezment shsll remain in full fores and effect for & term of fiffeen (15} years fom
the dute that both pagties bave sxecuted the Agresment and s not subject 1o termination
hefore such rerv hag expired, zhsant an agresment of the parties. The npresiment mes be
extended fir a.:s*‘sw:m:ve five (5 vear terms provided (il GSOT makes 2 wmitten reques
o the Lamm"mmﬁ:r, WNew Hempehire Department of Transporiation, ne less than one
byndred ¢ vs, but ne more than three hundred sixdy five (3453 days orior
the & | rermt o the respective flve (5) voar torm sheresfier, ihe State

<kl

ension, it shall do so, no less than one hundred wepiy ¢ 20 doys
& respective term. pon notice of the dentad of the requested

.
=3

7 4 the

exiensing, z!v:

jwfs

shell provide GSGT with reasonable apportunity o coenduct 8l
DECeSSArY ACTVIeS 10 remave, reloczie or miberwass reslign the Gas Facilities and abl
Pitkes Arse The Stzte shall reasonobly cooperste with

appuntensuces Tom the Gas Faaoi
G&GT f&. e remgoval, relocation or realigniment of any G Feeilities focaled on the
Land mmade necessary theough the Siete’s termination of this Apreemient

G5GT shall prompaly and & i sole expense moke such relocstions snd adjustiments

including removal of faciliies if reguired by the Stafe, as may be necessary F.u
zccommadate highway or bridpe consuction, reconsiruction, sepair, or msinienanes, bl
ordy o the extent that such relocations aad adpratments do not cmrmmnjse eparation of
access to Oz Facilides necessamy for exercise of property interesis granted under the
Stte Freoment. The State shell provide reasonable opporiunity to relocate or adjust the
Cias Facilities so as 1o sllow for exercice of rights granted under the %:::zc Easement,
Sueh relocetion and adjextment shall be at the sede sxperse of GEGT. Nowwithstanding
ay statule or regulation o the contrary which may pow exiel or hereafter be crested, no
cost of such relocation or sdjustment shall he efipible for participation by the St or
Federal Highway Administration (FHWA) and GROT hereby waives any right it may

H
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20

bt

s

new have or heresfler seguire v :
provisions of BEA JE8:22 shall govern w ippeli 1 cabla

Where Apphicable, i sccardsmes with BEA 71233 Kb, this agreemant 5 made botween
e p‘.*“:i.r:s: subnest o the L""EdhLDﬂ. that GREET shall oy alf propeey a S uud
Falure of f“:{'ﬁ"

V;r‘rks"'n‘_‘}

-, 1 i 1= M i
g for the Crae Facil :

| renl estale taxes when thue &

B

£ OTrAr

accardance with the reguiremnents of REA 7205, rrui {3 G; E:ba':’l b
reaf and persunal properly tanes on siracires o ingprovements addé

GROT agrees that the State, fis apencies and thew o

shall not im*tzr ary fepsl Habiline whatsoever @

Facilities TR sy m!vw ;}ﬂp&:’tﬁ’ &t cmpim oo ol f?

hired by o witing fom or arising out u:nfan'.‘ e:vmgr:hlp 'md bk
of znd aporathons mahﬁm the Cias Eﬁz:giztges Area, inefeding but net Bmited fo inspection,
Wﬁ?ﬁﬂt&ﬂ;‘fmay cheaning, spow mmasnl, construetion, recoastruction, rehabilitatian, anil
gl

demnify, defend, and hold hatmiess she Sate, NHDOT, United Siawes
Departrent of Tramsporation (UEDOTY, FUWA, snd their empiloyess, sgems, wnd
*c:presumnﬁwzq appings mny and all elaims, actiong, vouses of aclion, dermmds, E.ndhiléﬂi&n;
Josses, penaltics, dureee of a2y kod, and Gdlure by G5GT o Wmﬂ*g-—' with goy uliiine-
refated commissicon permiting, regalations, and ¢ g @l aetins for
mcemmity and for contribation, ard mfkauma &:‘d:‘vuﬁs‘"“f‘ -t:mc';s frus, vsuiting frosrms o

dova s STLOWY  FOTiOTa g i
= 1)

2 ; leamine  snow
consTuehion, nec ﬂfai"h&"ﬁm"‘i refiah and rcgmr ul" either the gas pineline o the
hiz ';w.*-:«.y faciiities. The |m1¢n*ﬁmumun *:»rm;df_d under this pag :gmym shall include, bt
not b limied o, any and ail 2laime o .ir:mmd_s; for 1ose of revenue, ineamme, business or

anomic appartiity, cusicmers, pmﬁi'si presence of and oreupation of, and zervige

zi ting feom or arising out of amy inebilisy or feitere of the Gas Facilities 1o provide
doe s intenbed by GRGT

S

.
E]

}:'-,-Vif"'h{m i% J':‘iﬁhr*f::i THECASTArY E:w L‘QGT or By 1'?*' f*fn':z‘E_ i ,”1 !
amy work on the highway, mt‘ﬁmﬁ e Bt not limited to snspection. malntenance, cleaning,
sow remevel, senminvetion, teounstruction, m%ﬁ:!lr‘ﬂtmﬂ. ur.d eeprair of the ifr Frsay

farilities,

Any dammage 1o the Land that 5 caused by, results from, o nrises owt of the installation,
maintenanics, of presenwe of the Gas Pasilfties shall b repadred by GBGT o, if muguatly
agreed by the parties, by the State.  GSGT shall fully compensatc the State for all
reasonahle costs assoclated with the repair of any such damage.

Ugpon breach of any provisien of this Agrecment by cither p Ay, ch 0T bn:

may either (a) enfores the hreach provision by means of an i
seek damages, or bath,

ar By
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4 Neawtihstanding any provigion ol (his Apreement. nothing herein contsined shail be
dJeemed to comstinue & warer of sovereipn immmunity of the Sate, which immunity 35
hershy reserved io the Statee This vovensst shiehl survive the tenmination of this
A gresmeni,

hﬂ?ﬂ'f
o ;:‘1

e [N , [
S Thiz Azr G £ & LA
~

H&mpﬁhirﬁ, and =md;ng L.,zprm rm:é inures e ti-‘ %f:m’:m af ihe parties and thelr
respeciive panmls, successors and zssipns inchuding 2l agencies, depariments, bureaus,
avthorities, boards, sommissions, and comunitiens of the Siate.

39, The parties herefo do nol infend to bonedis any thind partees znd this Apresment chafl not
be eoastrusd o confer any such el The Siare also iﬁmu rai Do responsible for any
repligensinentional zots of thivd pentics,

30, (3SGT shall nof sssign or etherwise transfer aay interest in this g_' eemznt -J.’lt"'l"‘u' ﬁﬁ:‘:

wrior written consent of the State, witeh ghall | i
cxcept that no consent shall be required :
subsiciary, (i) affilizte, {41} parent ar {be} any otler entity n_h,

Tade

This Agreement, which may be exectted o number of countes

he deemed an originel, comstiteles the entire Agreement :ﬂid 11
pasties, and Eup#—’\s&f:':s ali prier Agreements and uadersian

10 the provisions of pamgraph 2 bereln,

I WETNESS WHEREDF, the partics hereto bave exscuted this Apresment oo the day and
vear firat ebave wnten,

OF REW HAMPSHIRE GRANWITE
sevent of Transportation

STATE GAS TRANSKISSION, INC,

HY: BY:
iizm E .EI”EI e, PE. fS AR {;Iil'tl
'hrmwz af E}pcmtmm

WO

{Titks

5 Hhgleay -Desipnd TOWNI ) New inglecd] 223800 I s A grerments S0 RIS Agtersns GEL IR DG

Newington-Dover 131238-0 GSGT Use & Occupancy Agreement Valuation.doc 28



\JUF LLU?.}KH[U}‘X UG UG TRG F A UBWILII ) 4y WD) § |2 INT) W B LG L RPN |7 S

LRIk

0 v

un TR R,
lta e
RS

RS R T
Eot il

-3

P

o

T

T ®E

WA

Fosgetepen Fper

A% TRAMBMEIZCN, PG,

HORECHTAL DIESLL
AT LITTLE BAY BRIDGE
RN T NOVE R WL H SRS B

EEEE)

SRANMTE BTAT

L RRRANE ) .
, .,.n.\. , .., R S
" PLAH — LINE A

ey

T T

AR LA

IR,
3
et

gl
AEE FERT 52

L

WATERIPE

LEERE RN I

i

L Bl
® w £ E:3

FEMZ D TR

FROFLE — LIWE

&

poi
ety B, (et
ErTmp, fie

i
W 1 DUTICON | R ) SETOEe | TEN] o ntwn | ss—aeen

0l




30

LR P
mw . s iR
m el
v A1 — Flud
Erin ki = v Ha S
HH..HH..HM. En&ﬁ!ﬂ?ﬂ b o] ! g B ¢ it k i

|
L

E;z-.
%
Eu
[}
AT TTTERR S EY

—
L

gl LNSHE TG IWTOUNE

*“"‘"’“"';“'1‘1!'|:E§a’ HELEUMSLES

—
RERARRYRRE T T

oy
.m_.wzﬂtqum

S BORDIIOR, ¢

I AR
SEWSHEL SV ELYLE ELNVED

SeEH MR AT H D TSR
F0IHE AV T AN

. Rl . £
Lo . AR e R m
s e T ,% i
g h s .ﬂmﬁ.ﬂ o g e cpe et
i A =y
PR o I B
2 L e i
e I 1
h 4 ﬂ
e et e o e et e o ot ]
et et e 3
g B : RRRE ;
B | : e R
; : « ot Bt / e ettt v s
tinit s ..
&% o “ I BRI & St S fegteny Huswatel
- T B STy y M I
: N L
Y &

Newington-Dover 11238-0 GSGT Use & Occupancy Agreement Valuation.doc



WDl 3
o Eaddls
s DR v

MOILIINNOT #3000 8 INN —~ I

\lhﬁh&. 0k BEH OB

Wy e B renamd s imea T o 6

A e SR PR EEEN RS »
b Lol
EBE:E.!:!HEQ«II

T BT

LGRS TE U 4 O AT —

- ._-Ifu‘ i!ﬁllalrﬁsu-luﬁll

- TR AT

ALkl

.

AL

oty BEPTE TR TR ]

Bl B e o e v v g e
H

wofde
SRR 1)

i
*

%
i
B
g
a u:wEgn"_

%ﬁ_ﬁ 7/ masgem f

LT

SaElls H
Frt )

HOELIENND D I 4 ENEETEY

ELIVED

g

WD ELVLS

OIS AR EUET A

IR WINGERTH

B TR AT D T
ANEYEL

3T RIS
W

“ORE

Flerainraue S

Newineton-NDover 11238-00 GIGT Tlse & Ocennaney Aoreement Valiation dne




A

SO AVE FLELN AN
4

TN HAYTH REIATERRIM IR T

3

&%

Yy
[ 5

SR M

V) b § 5 DG TR

Mk i s O

PR Ea el

ERERF A DELLE R0 05N R

ALY A4

AR s

WL AN o dtH] ~ Sl

uﬂnuﬁuviia T T

H e o R

iR z\ﬁ!ﬂ?kﬁ.il-:.ﬂ.ﬂ,
L H e

AL, A
TOLLIHNTD RO ahade 5 FAL] — v id

CLATRM BRI

b TN DRSPS TR

P
B (. m g E l k

Eﬁ%ﬁ.ﬁg
. .ﬁﬁ_ﬁh

P

g\ﬁ

Senl R

i v .a...nﬁnm_.ﬁl/
nrt/a..

R PR U TR

ﬁ

£

L.

o . CON M T g

32

Newington-Dover 11238-0 GSGT Use & Occupancy Agreement Valuation.doc



Appraiser Qualifications
LAURA J. DAVIES
Certified General Appraiser No, NHCG-529

Background Summary

Over 28 years experience in commercial/industrial real estate and 26 years experience in the appraisal industry,
valuing all property types and interests ranging from unimproved land, subdivisions, commercial, residential,
industrial, conservation easements, eminent domain and special-purpose properties for a wide variety of clients

including federal, state and municipal governments, universities, lending institutions, major corporations, law finms,
developers, investors and non-profit organizations.

ARG St S TG AL 2D tlLihl Gl WLLLT PNy Sadha SentlaiT

telecommunication towers, quarries and environmental issues. My appraisals have been widely used for estate
planning, charitable contributions, financing, litigation, corporate planning, eminent domain proceedings, etc.

T have Cgmpleteﬁ n dep{h market studieg for residential and office hrnjgcts and 1m‘pact stiidies on

[ S I
Education

University of Massachusetts, Amherst, MA - B.S. School of Management/FFinance
University of Coperhagen, Copenhagen, Denmark - International Business Program

The Appraisal Institute
Course 1A-1: Real Estate Appraisal Principles
Course 1A-2: Basic Valuation Procedures
Course 1B-A: Capitalization Theory & Technigues, Part A
Course 1B-B; Capitalization Theory & Techniques, Paxt B
Course SPP: Standards of Professional Practice, Parts A & B

Appraising Environmentally Contaminated Propertiss
Condemnation Appraising: Basic Principals & Applications
Valuation of Conservation Easements
Appraisal Curriculum Overview
Online Analyzing Operating Expenses
Online Small Hotel/Motel Vahation
Online Internet Search Strategies for Real Estate Appraisers
Online Detrimentzl Conditions in Real Estate

National Association of Realtors

Course 101: Real Estate Investiment and Taxation
Course 102: Real Estate Development
Course 103: Federal Taxation and Real Estate Planning

Massachusetts Board of Real Estate Appraisers — Standards of Professional Practice
-~ Attacking & Defending an Appraisal in Litigation

JIMB Real Estate Academy — Advanced Income Property Appraisal
The Beckman Company ~ The Technical Inspection of Real Estate
LeMay School of Real Estate - Federal Land Acquisition Appraising

Beyond Paired Sales

Estimating Property Damage
Bureau of Education & Training, State of NH - Certified Public Supervisor Program - ongoing

Oualified Expert Witness

New Hampshire Superior Court
New Hampshire Board of Land and Tax Appeals
United States Bankruptey Court, Boston, MA ard Portiand, ME

Professional Experience

Newinston-Dover 11238-0 GSGT Use & Occunancv Agreement Valuation.doc



2012 to Present

2011 w0 2012:
2010-2011:
1988 - 2010:
1987 - 1988:
1985 - 1987:

Professional Affiliations

Appraisal Supervisor, New Hampshire Department of Transportation, Bureau of

Right of Way, Concord, NIT

Commercial Appraiser, Shuka Associates Inc., Beverly, MA

Real Estate Analyst, Bayview Loan Servicing, Coral Gables, FL
Commercial Appraiser, Crafts Appraisal Associates, Ltd., Bedford, NH
Appraiser, Cassell Appraisal Services, Hampton, NH

Commercial Real Estate Salesperson

Finlzy Commercial Real Estate, Lowell & Newburyport, MA

Certified General Real Estaie Appraiser — New Hainpshice
Licensed Real Estate Salesperson — Massachusetts 1985-1986
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JEFTRY A, PATTIRON
Loginlntive Budgat Asristont

B "y Y
(00D 2715 46 s T . LRCP 12-028
Stute of Nt Hampalive
MICHADL W, KA, MPA ) e A el _ RICHARD-J. MAHONRY, OT'A
Deputy Logislnties Budgot Asalstang OFFICH OF LIGIELATIVE RUDETL ASSIETANT Dusator, Avdit Diviion
(BO8) B7 10161 Gtate Flouwe, oo 102 03] 8712786

‘Covgord, New Huwpeahirs 03301

June 26, 2612

Joanne Mosin, Dirsctor

Office of Bnergy and Plaming
107 Pleasant Strest

Concord, New Hampshire 03301

Dear Director Morin,

The Long Range Capital Planning and Utllization Commiltee, purstant to the
provisions of REA 4140, on June 26 2012, approved the request of the Office of Energy
and Planning, to convey a 50-foot wide easement ynder:the Piscataqua River between
Newington and Dover, at no cost {0 the State, (o Cham_i, state Gas Trangmission, Ine. of
Hampton, NH for an interstate nafural gas pipeline and {0 assess an Administrative Fee of
$1,100, subject to the conditions as speeified Lo the request dated Juns 6, 2012, gmended
with the condition that there be no cost to the Denartnient of Tmmmrmmn or_the
State for any part of the reloeation of iha pipeline.

Sinoerely,

sffrgZ AL Pattison
Legislative Budget Assistant

JAPHe
Attachment

T Acoens: Relay NI 1.800-736-2864




State of New Hampshire ? 14-0Y7
DEPARTMENT OF ADMINISTRATIVE SERVICES
OFFICE OF THE COMMISSIONER
25 Capite! Street - Room 120
Cencord, New Hampshire 03301
LINDA M. HQDGDON JOSEPH B. BOUCHARD
Commissioner Assistant Commissioner
(663) 271-3201 (603) 271-3204

March 21, 2014

The Honorabie David Campbell, Chairman

Long Range Capital Planning and Utilization Committee
L.O.B. — Room 201

Concord, New Hampshire 03301

REQUESTED ACTION

Pursuant fo RSA 4:40, the Department of Administrative Services requesis approval,
allowing negofiations within the Committee's current poliicy guidelines, 1o reduce the
previcusly approved sale price of the former Nashua Disfrict Court property located at 25
Walnut Street (including one building of approximately 19,459 square feet and approximately
.11 acres of land) in the City of Nashua from $1,000,000 to $800,000, plus an adminisirafive
fee of $1,100, and to extend fhe term of ihe Department's listing agreement with NAI
Norwood Group for an addifional six [6) months beyond the current expiration date of June
24,2014,

EXPLANATION

The former Nashua District Court property is comprised of land, building, and other
improvements located inside the fraffic oval at 25 Walnut Street in downtown Nashua (the
“Property”), adiccent to the former millyard and iust a few blocks from the Main Sireef
business district. The courthouse building was purpose-built in 1979 when the Properiy was
owned by the City of Nashua, and the Property was lafer leased 1o the State until the State
purchased if in 1992, The building was used contfinuously as o courinouse uniit November
2011 and has remained vacant since. A more specific description of the Property is as
foliows: an oval-shaped parcel of iand encircled by city streefs which is approximately 1.11
geres in size, a two story masonry office building with approximately 19,459 square feet of
above grade space and a full basement, and a paved surface parking lot with 45 spaces.

On May 14, 2013, the Commiftee approved the request of the Department o enter
info a listing agreement with NAI Norwood Group {"Norwood”} for a term of up fo one (1}
yvear, allowing negctiations within the Commiitee's current policy guidelines, 1o sell the
Property for $1,153,778, plus an administrative fee of $1,100, as specified in the Department’s
request dated January 17, 2013 {LRCP 13-005}. The Depoartment entered into an Exclusive
Marketing Agreement with Norwood effective June 24, 2013.  After working with the
Depariment fo design basic marketing matericls, on July 12, 2013 Norwcod began to
advertise the Property through the Northern New England Redal Estate Network (NNEREN] {a
Multiple Listing Service or "MLS"}, the New England Commercial Property Exchange (NECPE),

FAX: 603-271-6600 T Access: Relay NH 1-800-733-2004



The Honorakle David Campbell, Chairman

Long Range Caopital Planning and Utllization Committee
March 21, 2014

Page 2 of 3

and LoopNet. Norweoed has also placed signage on the Property, run print advertisements in
the New England Real Estate Joumnal and the New Hampshire Business Review, and
conducted oboth a post card mailing and an email blast directed at orokers, developers,
investors, and other potentially interested parties. As a result of these marketing activifies,
Norwood received inquiries about the Property from thirteen (13} separate parties, showed
the Property o three (3] separafe parties (one of whom was Tom Gailligani, Economic
Development Director for the City of Nashua), and received one {1) tentafive offer—all
within two [2) months of iisting the Property.

Although the fentative offer was too low to fall within the acceptable range
contemplated by the Committee's current negotiation policy guidelines, the Department
pelieved that the offered price was instructive with regard to its reflection of certain
objectively unavoidable buyer costs that were nof contemplated by the appraisal or by
Norwood's initial opinion of value but are now understood 1o be necessary fo convert the
buiiding from a 1979 government-owned courthouse into private office space. In particular,
the City Fire Marshal indicated that a fire suppression sprinkier system must be installed
throughout the building {estimated cost: $143,105). In addition, the existing two-inch [27)
diameter water main serving the building must be upgraded to a four-inch (4"} diameter
main in order to accommodate the sprinkler system [estimated cost: $74,680).  Finally,
multicie lenders indicated that proper removal of the underground storage tank currently
used to store heating ol would be required as a condition of financing (estimated cost:
$37,200}. In light of this, it was the prospective buyer's intention to repiace the existing boiier
and connect the building fo City natural gos.  The foregoing costs, excluding boiler
replacement and gas line connection, total more than $254,000.

As a result, on September 24, 2013 the Department sougnht and received the
Committee's approval fo lower the sale price of the Property to $1,000,000 plus an
administrafive fee of $1,100, allowing negotiations within the Committee's current policy
guidelines {LRCP 13-042). Unforfunately, the party who made the first tenfative offer had to
withdraw, because the offer relied upon commitments from prospective tenants, at least one
of which withdrew and has yet to be replaced. Since that fime Norwood has diligently
continued to execute its various targeted marketing strategies, such as by hosting a broker
open house on site in November which atfracted 20 cttendees. These strategies have
resulted in two (2] additional tentative offers as well as potential interest from at least fwo (2)
cther parfies. However, both of these tentatfive offers are too low to fall within the
acceptable range contemplated by the Committee’s current negotiation policy guidelines,
even affer last September’s price reduction, in faci, ever since the first tentative offer was
withdrawn last fall, all pricing discussions with potentially interested parties (including the
parfy that submitted the first tenfafive offer) have suggsested o perceived market value of
the Property wel below the authorized minimum sale price. In addition fo the common
buyer costs discussed above, all of the recent pricing discussions and tentative offers have
contemplated such additionat built-in cost factors as: HVAC unit upgrade or replacement,
roof repair or replacement, and interior renovations to reconfigure the current courthouse
floor ptan info a more conventional and attractive private office space layout. Depending
on the buyer, these estimated addifional costs appear to total anywhere from $150,000 to
nearly $400,000.



The Honorable David Campbell, Chairman

Long Range Capital Planning and Utilization Committee
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In light of the foregoing and the persistence of weak demand for office space in
Nashua, the Department has decided to seek approval to further lower the sale price of the
Property to $800,000 plus an adminisirative fee of $1,100, allowing negotiations within the
Committee's current policy guidelines. Norwood reports that the listing prices of other high
quality office properties in Nashua that have been on the market for several months or
icnger have in some cases been lowered far more significanily than the price reduction
reguested herein.

As part of this submission, the Department is also requesting authorization to negotiate
with prospective buyers of the Property within a ten percent (10%} range below the reduced
sale price approved by the Committee. If the Committee approves this condition, then the
Department would be outhorized to enter info a purchase and sale agreement that is
subject to Governcr and Executive Council approval within (10%) of the reduced price. The
Department believes that such latitude is necessary to provide o quick response 1o
orospective buyers and efficiently market the Property.

Authorization is hereby requested: to reduce the previously approved saie price of the
Property from $1,000,000 to $800,000, plus an administrative fee of $1,100 in accordance with
RSA 4:40, kg, and to extend the term of the Department's listing agreemeni with NAI
Norwood Group for an additional six {6} months beyond the current expiration date of June
24,2014,

Respectfully submitted,

Linda M. Hodgdon
Commissicher



LRCP 13-042

JEFFRY A. PATTISON
Legialative Budget Assistant

(809) 271-3181 &%f&f 2 U‘f CN oty ;ﬁﬁttﬁp‘ﬁ&ﬁ'?

HARL W TR, MPA RICHARD J. MAHONEY, CPA
De; u?:?? egisiativr; Iﬁgﬁi\}ge; LAmisuamt OEFICE OF LEGISLATIVE BUDGET ASSISTANT Direotor, Audit Division
18 i 2 G

(602} 273-3161 Stats House, Room 102 (B03) 271-2785
' Concord, New Hainpshive 03301

~ September 25, 2013

Linda M. Hodgdon, Commissioner
Department of Administrative Services
25 Capitol Street, Room 120

Concord, New Hampshire 03301

Dear Commissioner Hodgdon,

The Long Range Capital Planning and Utilization Comumittee, pursuant to the
provisions of RSA 4:40, on September 24, 2013, approved the request of the Department
of Administrative Services, to reduce the previously approved sale price of the former
Nashua District Court property located at 25 Walnut Street (including one building of
approximately 19,459 square feet and approximately 1.11 acres of land) in the City of
Nashua from §1,153,778 to $1,000,000, plus an Administrative Fee of $1,100, aliowing
negotiations within the Commitiee’s current policy guidelines, as specified in the request
dated September 16, 2013.

This item (LRCP 13-005) was originally approved by the Long Range Capital
Planning and Utilization Committee on May 14, 2013,

Sincerely,

A. Pattison
Legislative Budget Assistant

JAP/pe
Attachment

Ce: Michael Connor, Deputy Commissioner

TN Access: Relay NEH 1-B00-730-2964



State of New Hampshire 13-042
DEPARTMENT OF ADMINISTRATIVE SERVICES
OFFICE OF THE COMMISSIONER
25 Capitol Street - Room 120
Concord, New Hampshire 03301

LINDA M. BODGDON JOSEPH B. BOUCHARD
Commissioner ) Assistant Coinmissioner
{603y 271-32014 {603) 271-3204

September 16, 2613

The Honorable David Campbell, Chairman

Long Range Capital Planning and Utilization Committee
L.0.B. —~ Room 201

Concord, New Hampshire 03301

REQUESTED ACTION

Pursuant to RSA 4:40, the Department of Administrative Services requests approval, allowing
negotiations within the Committee’s current policy guidelines, to reduce the previously approved sale price of
the former Nashua District Court property located at 25 Walnut Street {including one building of approximarely
19,459 square feet and approximately 1.11 acres of {and) in the City of Nashua from $1,153,778 to $1,000,000,

-

plus an administrative fée of $1,100,

EXPLANATION

The former Nashua District Cowrt property is comprised of fand, building, and other improvements
located inside the traffic oval at 25 Wainut Street in downtown Nashua (the “Property™), adjacent to the former
mitlyard and just-a few blocks from the Main Street business district. The courthouse building was purpose-
built in 1979 when the Property was owned by the City of Nashua, and the Property was later leased to the State
until the State purchased it in 1992, The building was used continuously as a courthouse until November 2011
and has remained vacant since. A more specific description of the Property is as follows: an oval-shaped parcel
of land encircled by city sireets which is approximately 1.11 acres in size, a two story masonry office building
with approximately 19,459 square feet of above grade space and a full basement, and a paved surface parking lot
with 45 spaces, ' '

On May 14, 2013, the Committee approved the request of the Department to enter into a listing
agreement with NAT Norwood Group (“Norwood”) for a term of up to one (1) vear, allowing negotiations
within the Committee's current policy guidelines, to sell the Property for $1,153,778, plus an administrative fee
of $1,100, as specified in the Department’s request dated January 17, 2013 (LRCP 13-005). The Department
entered into an Exclusive Marketing Agreement with Norwood effective June 24, 2013. After working with the
Department to design basic marketing materials, on July 12, 2013 Norwood began to advertise the Property
through the Northern New England Real Estate Network (NNEREN) (a Multiple Listing Service or “MLS™), the
New Eagland Commercial Property Exchange (NECPE), and LoopNet. Norwood has also placed signage on
the Property, run print advertisements in the New England Real Estate Journal and the New Hampshire Business
Review, and conducted both a post card mailing and an email blast directed at brokers, developers, investors,
and other potentially interested parties. As a result of these marketing activities, Norwood has received inguiries
about the Property from thirteen (13) separate parties, shown the Property to three (3) separate parties (one of
whom was Tom Galligani, Economic Development Director for the City of Nashua), and received one (1)
tentative offer, Norwood is currently planning a broker open house for next month.

FAXT 683-271-0600 TR Aceess: Relay NH 1-800-735-2904



The Honorabie David Campbell, Chairman

Long Range Capital Planning and Ulilization Committes
Septamber 16, 2013

Page 2 of 2

The sole tentative offer received so far came from an vestor whose uniquely thorough investigation of
the Property has inciuded more than eight {8) site visits (including some with prospective tenants), multiple
exploratory communications with the City Fire Marshal and other City offices, discussions with possible
lenders, and procurement of early estimates for much of the work anticipated to prepare the building for
occupancy by multiple office tenants, Although the tentative offer was too low to fall within the acceptable
range contemplated by the Committee’s current negotiation policy guidelines, the Departinent believes that the
offered price is instructive with regard to its reflection of certain objectively unavoidable buyer costs that were
not contemplated by the appraisal or by Norwood’s initial opinion of value but are now necessary to convert the
building from a 1979 government-owned courthouse into private office space. In parficular, the City Fire
Marshal has apparently indicated that & fire suppression sprinkler system must be installed throughout the
building (estimated cost: $143,105). In addition, the existing two-inch {27) diameter water main serving the
building must be upgraded to a four-inch (4”) diameter main in order to accommodate the sprinkler system
(estimated cost: $74,680). Finally, multiple lenders have apparently indicated that proper removal of the
underground storage tank currently used to store heating oil will be required as a condition of financing
(estimated cost: $37,200). In light of this, it is the prospective buyer’s intention to replace the existing boiler
and connect the building to City natural gas. The foregoing costs, excluding boiler replacement and gas line
connection, tolal more than $254,000.

~Inlight of the foregoing and the persistence of an unusually high office space vacancy rate in Nashua,
the Department has decided to seek approval 1 sell the Property for $1,000,000, Norwood reports that the
listing price for at least one other high quality office property in Nashua that has been on the market for several
months has been lowered far iore significantly than the price reduction requested herein.

As part of this submission, the Department is also requesting authorization to negotiate with prospective
buyers for the Property within a ten percent (10%) range below the reduced sale price approved by the
Committee. If the Commitiee approves this condition, the Department would be authorized to enter into a
purchase and sale agreement that is subject to Governor and Executive Council approval within (10%) of the
reduced price. The Department believes that such latitude is necessary to provide a quick response o
prospective buyvers and efficiently market the Property.

Authorization is hereby requested: to reduce the previously approved sale price of the Property from
$1,153,778 to $1,000,000, pius an administrative fee of $1,100 in accordance with RSA 4:40, I1]-a.

Respectfully submitted,
Qim,»@ m%%ﬁ,\/ﬂ-—

Linda M. Hodgdon
Commissioner



LRCP 13-005

JEFTRY A, PATTISON
Legiglative Budget Assistant

{B03) 27 1.3161 " * ¢ "
State of Nefr Hampshire
MICHAEL W, KANE, MPA . RICHAHD J. MAHONEY, CPA
- Reputy Legislative Budpet Assistant . OFFICE OF LEGISLATIVE BUDGET ASSISTANT Dirvotar, Awdit Division
o GO 275183 _ State House, Room 102 FHOAY 37 1-9795

Conoord, New Hampshire 03301

May 15,2013

Linda M. Hodgdon, Commissicner
Department of Administrative Services
25 Capitol Street, Room 120

Concord, New Hampshire 63301

Dear Commissioner Hodgdon,

The Long Range Capital Pianning and Utilization Committee, pursuant to the
provisions of RSA 4:40, on May 14, 2013, approved the request of the Department of
Administrative Services, to enter into a listing agreement with NAI Norwood Group for a
term of up to one (1) year, allowing negotiations within the Committee’s current policy
guidelines, to sell the former Nashua District Court property located at 25 Walnut Street
(including one building of approximately 19,45% square feet and approximately 1.11
acres of land) in the City of Nashua for $1,153,778, plus an $1,100 Administrative Fee,
as specified in the request dated January 17, 2013.

Sincerely,

Legislative Budget Assistant

JAP/pe
Attachment

Ce: Michael Conner, Deputy Commissioner

TDD Access: Helay NH 1-800-735-2984
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State of New Hampshire

DEPARTMENT OF ADMINISTRATIVE SERVICES
OFFICE OF THE COMMISSIONER
25 Capited Street ~ Room 120
Concord, New Hampshire 033061

LINDA M, HODGDON JOSEPH B, BOUCHARD

Commissioner Assistant Commissioner

(6033 271-320 (H03) 271-3204

January 17, 2013

Chairman

Long Range Capital Planning and Utllization Commitiee
L.C.B. - Room 201
Concord, New Hampshire 03301

REQUESTED ACTION

Pursuant fo RSA 4:40, the Department of Administrative Services requests approvat fo
enter info a fisting ogreement with NAT Norwood Group, allowing negofiations within the
Committes's current policy guidetines, for a term of up to one year to sell the former Nashua
District Court property located at 25 Walnut Sireet {including one building of approximaiely
19,459 square feet and approximately 1,11 acres of land) in the City of Nashua for $1,153,778
plus an administrative fee of $1,100.

EXPLANATION

The former Nashua District Court property s comprised of land, building, and other
improvements located irside the fraffic oval at 25 Walnut Street In downtown Nashua (the
“Property”], adiacent o the former milyard and just a few blocks from the Main Sireet
business district, The courthouse bullding was purpose-built in 1972 when the Property was
owned by ihe City of Nashua, and the Property was later leased to the State until the State
purchased it in 1992, The building was used continucusly as ¢ courthouse until November
2011, at which fime the Nashua Distict Court functions and personnel moved to the
Hilisborocugh County Superior Court South bullding on Spring Sireet in Nashua, in part 1o
glleviate ¢ significant overcapacity of unused space in the Superior Court building. This
consolidation of courts at one location and the proposed disposition of the Property both
result from substantial Judicial Branch budget culs in recent years. A more specific
description of the Property is s follows: an ovalshaped parcel of land encircied by city
sfreets which s approximately 1.11 acres in size, o two story masonry office building with
approximately 19,459 square feet of above grade space and o full basement, and a paved
surface parking fot with 45 spaces.

As of March 23, 2012, McManus & Noult Appraisal Company, inc., an independent
appraisal firm, approised the market value of the Property at $1,300.000.

On September 19, 2012, the Depariment issued a Request for Proposal to Provide Redd

Estate Brokerage Services (“RFP"). The RFP was posted on the Department's Current Bidding
Opportunities web site and was advertised in the Manchester Union Legder September 19-

FAX- 6032716000 T Aveess: Relay NH LR00-735-2004




Chairman

Lohg Range Capital Planning and Wilization Committe
Jonuary 17, 2013 : :
Poge20f3

21,2012 and by a direct email solicitation sent to eighteen {18} commaerciat brokers licensed
by the New Hampshire Real Estate Commission. In response fo the RFP the Department
received conforming proposals from five {5) brokers. These proposals included opinions of
value ranging from $750,000 to $1.800,000 and proposed effective commission rates
{calculated based on the appraised value) ranging from 4.33% to 5.77%.

Al five {5) proposals were reviewed and scored by an Bvoluation Committes
comprisad of three {3) Department employees in accordance with the procedure set forth in
the RFP. This procedure includes a two-tier review beginning with ¢ scored evaluation by
each Commitlee mamber of each broker's qualifications, experience, and proposed
rnarkefing strategy, and the qudiity of the broker's market analysis—all as set forth in the
proposal.  Each broker must score an average ioial of 70% of the available evaluaiion
criterla points aflocated In the RFP 1o inis first tier review in order 1o quaiify for the second tier
review, which focuses enfirely on proposed commissions and fees. Four {4) out of the five [5}
proposais qualified for the second fier review. Points scored during the second fier review
are then added to the first Hier score in order to determine the total score. Brokers are ranked
by fotal score, with the highest score receiving the fop rank. Scores and rankings for ail four

(4] proposals that qualified for second ter review are summarized on the attacheéd
sprecdsheet.

The top ranked proposal was submitied by NAI Norwood Group ["Norwood"),
Norwood believes that the Property will sell "as-is" between $1,038,400 and $1,132,800. After
furfner discussions with Norwood, the Depariment has decided o seek approval 1o sell the
Property for $1,153,778. The Department understands that the discrepancy between the
foregoing prices and the appraised vaiue primarily reflects an abundance of caution in the
stii-lagging Nashua commercial real estate market, which confinues fo suffer from a
relatively high vacancy rate and a limited number of prospective tenants and buyers. The
proposed saie price alse reflects the lack of existing tenants and the esfimated cost of
renovations to reconfigure the building interior to better accommodate a conventional or

medical office building use. Norweod has proposed o fixed commission rate of 5% of the
sale price., :

As parf of this submission, the Department is also requesting authorization to negotiate
with prospeciive buyers for the Property within a ten percent {10%) range below the sale
price approved by the tong Range Capital Planning and Utilization Committee. i the
Committee approves this condition, the Depariment wouid be authorized o entfer into @
purchase and sale agreement that is subject o Governor and Executive Council approvat
within {10%) of the approved price. We feetl this type of latitude is necessary to provide quick
response fo prospective buyers and efficiently market the Property.

The listing agreement will specify that the Department is required 1o offer the Property
to the City of Nashua af the sale price approved by the Long Range Capital Planning and
Utitization Committee as part of the statutory disposal process, and that the real estate broker
will not receive any commission for @ sale o the City of Nashua or if any other State agency
expresses inferest in acquiring the Property.




Chailrman

Long Range Coptial Planning and Ulillzation Commities
Jansary 17, 2013

FPoge 3 of 3

Authorizaiion is hereby requasted: 1o enter into an exclusive listing agreement with ¢
maximum ferm of one {1} year that will be subject 1o final approval by the Governor and
Executive Council for the sale of the Property at or above the proposed sale price and
subject fo the conditions outlined above; fo pay from the proceeds of such sale
commission fee to the selected proker af the ratfe of five percent (5%) of the sale price; and
fo retain for the Department from the proceeds of such sale an administrafive fee of §1,100,
or such larger amount as the Committee may deem appropriaie, in accordance with RSA
4140, lil-c.

Respectfully submilted,
Hond) ity b
(.

Linda M. Hodgdon
Commissioner

Attachments
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STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

From: Shelley Winters "~ Date: March 18, 2014
Administrator
AT: Dept. of Transportation
: / Bureau of Rail and Transit
Thru: Patrick C. Herlihy | C{(,
Director, Divisiorf ¢f

eronautics, Rail & Transit

ﬁéﬁ Charles Schmidt, PE
/ Administrator, Bureau of Right-of-Way

Suhbject: State-owned Mountain Division Railroad Corridor
Proposed Sale — Town of Bartlett (RSA 4:40, RSA 228:67)

To: Rep. David Campbell, Chairman
Long Range Capital Planning and Utilization Committee

REQUESTED ACTION

The Department of Transportation, pursuant to the provisions of RSA 4:40 and
RSA 228:67, request approval to sell approximately .12 acres (5,232.5 square feet) on the
State-owned Mountain Division Railroad corridor in the Town of Bartlett to Cabin Fever
Property LLC for a total of $13,500. The Department will also assess a $1,100
Administrative Fee, which includes a required $500 deposit that the Cabin Fever Property
has already submitted.

EXPLANATION

Cabin Fever Properties owns a triangular parcel of land on US Route 302 in the
Town of Bartlett. This parcel abuts the railroad property just east of a crossing of the
highway and the railroad. The Maine Central Railroad, the previous owner of the
Mountain Division Railroad Corridor, had tolerated minor encroachments into the
railroad corridor at this location. A structure was built, by previous owners, on the
triangular parcel of land now owned by Cabin Fever Property LLC, however this
structure was built prior to the establishment of municipal standards such as setbacks
from property lines. Due to the proximity of the structure to the common property line
with the State-owned railroad, a stairway was constructed that actually extends into the
State-owned raiiroad property. As the stairway is a safety feature of the building and
should not be removed, this land sale will allow that safety feature to remain.



A previous owner of the Cabin Fever property also installed a septic tank and due
to the configuration of the triangular parcel this septic tank was actually located on
railroad property. We have reviewed this issue with Cabin Fever Property LLC and are
in agreement that the septic tank cannot be reasonably relocated.

The Department of Transportation, through the Bureau of Rail and Transit, has
received a request from Cabin Fever Property LLC to purchase a .12-acre (5,232.5 square
feet) parcel, which encompasses the aforementioned areas of encroachment. The
Department has reviewed this request and consulted with the current Railroad Operator
operating on the Mountain Division Railroad Corridor and determined that selling this
property will not interfere with its current or future use as a railroad corridor as the
Department will still maintain a minimum 75-foot wide corridor at this location.

A staff appraiser from this Department completed an opinion of value of the .12~
acre parcel of the railroad corridor with research including three sales in the Bartlett area.
Upon analysis and adjustment of these sales the appraiser determined the value of the
subject parcel as of August 20, 2013 to be $13,500.

Therefore in the best interest of all parties and to amicably resolve the
aforementioned issues, the Department requests authorization to sell the subject parcel to
Cabin Fever Property LLC as outlined above.

Attachments
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Summary Appraisal Report
Of 2 5,232 SF Railroad Land Lease

o

Located at:

Railroad Land adjacent to 1395 US Route 302 (Main Street)

Bartlett, New Hampshire

Property Owner:
State of New Hampshire

Mountain Division Railroad Corridor — V17/21

Station 3352+50 to 3354450 +/-

as of:
August 20, 2013

Prepared for:

Mr. Louis Barker
Bureau of Rail & Transit
State of New Hampshire

Department of Transportation
7 Hazen Drive, PO Box 483
Concord, NH 03302-0483

Prepared by:

Pollyaup Printy, Appraiser
Bureau of Right of Way
7 Hazen Drive, PO Box 483
Concord, NH 033020483

Bartlett — Cabin Fever Properties RR Report




Letter of Transmittal

October 10, 2013

Mr. Louis Barker

Railroad Planner

Bureau of Rail & Transit _
NH Department of Transportation

7 Hazen Drive, PO Box 483

Concord, New Hampshire 033062-0483

Re: 5,232 SF land sale/lease for parking, an area for septic system, dumpster, shed, propane tank and stairs to
residential unit

Owned by: State of New Hampshire

Located at: Railroad Land adjacent to 1395 US Route 302, Bartlett, NH

Dear Mr. Barker,

I have prepared this summary appraisal report per the request for a contributory value and an annual
ground rent to negotiate a potential land sale or Jong-term lease that has a total estimated area of 5,232 sf
(227.5" length x 23 width) on an active state-owned railroad parcel.

This report is intended to provide the State of New Hampshire Department of Transportation
(NHDOT) officials and agents, an estimate of a contributory value and an annual ground rent to negotiate a
sale or lease. The lease area is a rectangular shaped parcel abutting the property at 1395 Route 302 and part
of the State-owned Mountain Division Railroad Corridor, Bartlett, NII V17/21, Station 3352+50 to 3354+50
+/- and identified by the town as a railroad parcel, Tax Map 5Villg Lot 000MAI Sub: 000RRR, in Bartlett,
NH.

I have made an inspection of the property. Information was gathered on the neighborhood and district
area. Iresearched land sales, and local ground rents. Thave confirmed all the data included in the analysis
and considered them along with the sales comparison, income and cost approaches. The report is governed by
the assumptions and limiting conditions of this project and the comparables are summarized in a later section.
I have taken into consideration all factors that are pertinent to the value estimate developed and 1 have not
knowingly or intentionally omitted any important data.

I certify that I have no interest, direct or indirect, in the real property being appraised for-the Agency
that would in any way conflict the preparation or review of this appraisal. My wages or compensation from
my employer is not based on the amount of the valuation.

It is my conclusion that the contributory value for the subject area is $13,500, as of August 20,
2013. It is also my conclusion that the annual ground rent for the subject lease area is §1,350 annually.

Respectfully submitted,

Pollyann D. Printy
Right-of-way Appraiser

Bartlett — Cabin Fever Properties RR Report



Appraisal Certification

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

+

L

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

The reported analyses, opinions, and conclusions are Himited only by the reported assumptions and
limiting conditions, and are my personal, unbiased professional analyses, opinions, and conclusions;

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

My engagement in this assignment was not contingent upon developing or reporting predetermined
resulis,

My compensation is not contingent on the analyses, opinions or conclusions reached or reported in this
report; :

My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice (USPAP);

I have made a personal inspection of the property that is the subject of this report, and that the lessee, or
his/her designated representative, was given the opportunity to accompany the appraiser on the property
inspection; '

No one has provided assistance to me in the preparation of this report.

1 have not appraised nor performed any valuation service for the subject area in the past three years.

%@% October 10, 2013

Pollyann Printy Date
Staff Appraiser, NHDOT

Bartlett — Cabin Fever Properties RR Report



(seneral Assumptions and Limiting Conditions:

Assumptions
+ 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 relizble and correct unless otherwise stated; and,

+ The value estimates reflect contributory vaiue and annual ground rent for the subject sale/lease
area land only.

Limitine Conditions

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

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

+ Unless otherwise stated in this report, the appraiser did not observe the existence of hazardous
material, which may or may not be present on the property. The appraiser has no knowledge of
the existence of such material(s) on or in the property. The appraiser, however, is not qualified to
detect any such substances., The presence of substances such as asbestos, urea-formaldehyde
foam insulation, or other potentially hazardous materials may affect the values of the properties.
The value estimates are predicated on the assumption that there were no such materials on or in
the property that would cause a loss in vaiue. No responsibility is assumed for any such
conditions or for expertise or engineering knowledge required to discover them.

+ The appraiser assumes that there are no hidden or unapparent conditions of the property or
subsoil, which would render them more or less valuable. There is a history of a remediation site
in the subject area which would cause the NHDOT to include a deed restriction preventing any
disruption to the soils and no excavation is to take place on the subject lease/sale area. If any
further information is necessary, refer to the NHDOT Bureau of Environment’s Contamination
Program Manager. The appraiser assumes no responsibility for such conditions or for engineering
studies, which might be required to discover such factors.

« 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 limiting
conditions and underlying assumptions.

Hypothetical Conditions

+ This analysis develops a value opinion of the abutting site “as if vacant”. Whereas, the site is
developed with building improvements consisting of a restaurant on the first level, a single
residential unit on the 2nd level, and a shed. The abutter has a septic system, shed/barn, propane
tank and dumpster encroachment on the subject sale/lease area.

Extraordinary Assumptions

+ Thave appraised the subject as a 5,323-square foot area. Should it be incorrect or vary
significantly, it may have a direct impact on the value conclusions.

Bartlett — Cabin Fever Properties RR Report



Summary of Appraisal Problem: The subject is located in the State-owned Mountain Division Railroad
Corridor right-of-way adjacent o the Cabin Fever Restaurant addressed at 1395 US Route 302 in Bartlett,
NH. The NHDOT Bureau of Rail and Transit is considering selling or entering into a long-term lease for the
portion of the corridor to the owners of the adjacent parcel. The railroad is active except during the winter
months. The NHDOT, Bureau of Rail and Transit requested a contributory value and an annual ground rent
appraisal for the purpose of negotiating a sale or lease agreement. The abutter’s acquisition or secondary use
of the land would not impact the state’s primary use of the property as a railroad corridor.

The abutter has a restaurant that abuts the railroad along its eastern boundary. The abutting property
is a mixed use non-conforming, grandfathered property but the northwesterly corner of the building is set
approximately eighteen inches (18”) from the railroad right-of-way. The abutter’s improvement was built in
1962, which is prior to the State of New Hampshire’s acquisition of the railroad corridor in 1994, The
restaurant is open all year serving local residents (10% of business) and transient visitors (90% of business).
The parking lot is unpaved. The subject area would provide additional parking, and an area for the
restaurant’s dumpster, shed (small barn), propane tank and stairs to the 2™ level (owners) residential unit and
the property’s septic system. The total estimated area for lease/sale is 5,232 sf. The subject consists of a strip
of land 227.5 feet in length, 23 feet wide, and ranges between 13° to 26” from the centerline of the railroad
track. The State of NH Bureau of Rail and Transit would like the abutter to construet some kind of barrier or

fence within the subject area for safety purposes.

A land lease agreement wouldn’t affect the parcel’s conformity, frontage length or the property use
for the railroad or the abutter. Bartlett has this one railroad and it is owned by the State of New Hampshire:

Scope of Work: The scope of work is the type and extent of research and analyses in an assignment, My
investigations and research included an on-site inspection and photographing the subject property with the
abutter, Cabin Fever Property LLC, Owner: Tom Ramadon, on August 20, 2013. 1 examined Town and
County property records including assessment data and taxes, zoning regulations, and reviewed available
railroad plans, multiple listing service (MLS) and Real Data. T have been asked to appraise the contributory
value of the subject area to its abutter’s parcel. Iformed an opinion of the abutter and subject site’s highest
and best use based on legal, physical, and neighborhood iand use characteristics. I compiled comparable land
sales data, verified and analyzed the data, estimated the value of the subject site, and prepared this summary
appraisal report in compliance with USPAP 2-2(b) to convey my findings, the market data, and the analyses.

Purpose of the Appraisal: The purpose of the appraisal is to form an opinion of the contributory value of the
fee simple interest of the subject-area by estimating the market value of the subject “as if assembled” and then
“ag is” in order to determine the contributory value of the subject area. I will also determine the annual
ground rent for the subject as a potential land lease.

Contributery Value: Contributory Value is defined by The Dictionary of Real Estate Appraisal, 5th ed.
(Chicago: Appraisal Institute, 2010), as “The change in the value of a property as a whole, whether positive or
negative, resulting from the addition or deletion of a property component.”

Ground Rent is defined by The Dictionary of Real Estate Appraisal, Sth ed. (Chicago: Appraisal
Institute, 2010), as: “The rent paid for the right to use and occupy land according fo the terms of & ground
lease; the portion of the total rent allocated to the underlying land.”

Property Rights Appraised: The Fee Simple interest of the subject area has been appraised and defined in
the Dictionary of Real Estate Appraisal, 5th ed. (Chicago: 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.”

Intended Use/User: The intended user of this report is the New Hampshire Department of Transportation

(NHDOT) Bureau of Rail and Transit. The intended use is to provide an estimate of contributory value and
an annual ground rent for the subject area in order to negotiate a potential sale/lease with the abutter.

. Bropertv OQwner Abutter
The State of New Hampshire Cabin Fever Property LLC
Contact person: Mr. Louis Barker Owners: Tom and Dawn Ramadon
NHDOT Bureau of Rail & Transit 1395 Main Street (1395 US Route 302)
7 Hazen Drive, PO Box 483 Bartlett, NH 03812
Concord, New Hampshire 03302-0483 Phone: (603) 374-9013

‘Phone: (603) 271-2425
Bartlert — Cabin Fever Properties RR Report
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The subject property is located in the Town of Bartlett, which
is part of Carroll County. Carroll County is the only county in
New Hampshire that has no cities. Bartlett is situated in the
White Mountains Region and includes the villages of Glen,
Lower Bartlett, Intervale and Kearsarge. Bartlett has 74.9
square miles of land area with 37.2 persons per square mile.
Inland water area totals 0.4 square miles.

The White Mountains is a popular tourist destination area that
includes Attitash Ski Area and other downhill and cross
country ski areas; Storyland, Echo Lake State Park; Scenic
areas to drive, hike and bike; and stay at campgrounds, motels,
hotels, vacation cottages, and resorts. In the fair weather
months, tourtsts especially enjoy hiking, biking, camping and
scenic overlooks. In the fall the colorful foliage brings “leaf
peepers” from all around. The winter has multiple ski areas
and snowmobile trails and resorts.

Other recreational areas include municipal parks, golf courses,
museunms, performing arts facilities, tourist attractions, beach
or waterfront recreational areas, fishing, hunting, snowmobile
and bike trails, youth organization and sports, camping, and
cross country skiing.

The Town of Bartlett has road access to Routes 302, 16, 16A, [-93 exit 32 is 46 miles away and exit
24 is 56 miles away. Bartlett is a town favorable for living, the scenery, vacationing, snowmobﬂmg and

skiing. It is well attended all year long.

The Conway Scenic Railroad passes through Bartlett except in the winter and was part of the Maine
Central Railroad until the line was acquired by the State of New Hampshire in 1994 (and also referred to as
Mountain Division Railroad Corridor). The railroad parcel is consists of multiple parcels in Carroll and Coos
Counties and is an active line except during the winter months. A portion of this railroad’s right-of-way is the
subject of this appraisal. The State of NH has active lease agreements with many railroad abutters as a

secondary use.

Bartlett is bound to Livermore to the west, Hart’s Location, Hadleys Purchase and Sargents Purchase
to the northwest, Jackson to the north, Chatham to the east, Conway and Hart’s Location to the southeast and
Albany to the south. Bartlett is approximately 90 miles north of Concord, NH, 69 miles west of Portland, ME,
106 miles from Manchester, NH, 140 miles from Boston, MA and 58 miles east of St. Johnsbury, VT.

Bartlett’s population as of 2011 was 2,778 which ranked 113" amongst New Hampshire incorporated
cities and towns. Per Census data, Bartlett’s population change totaled 1,765 over 51 years, from 1,013 in
1960 to 2,778 in 2011. The largest decennial percent change was a 47 percent increase between 1980 and
1990, following a 43 percent increase over the previous decade. Bartlett’s largest employer is Mt. Attitash
Lift Corporation, a ski area with 360 employees. The second largest employer is Morrell Corporation, an
amusement park, and museum with 255 employees.

In summary, Bartlett is located in a tourist destination area with excellent recreational activities. The
owner of Cabin Fever Restaurant disclosed that the restaurant is busy year-round, with ninety percent of his
revenue generated by tourists and the other ten percent by local residents. Overall, the immediate

neighborhood remains relatively stable.
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Zoning: The Town of Bartlett is divided into five base districts and one overlay district. The subject parcel
is located in Bartlett’s Town Commercial (TCD) District. The town commercial district includes land which
fronts on, has direct access to, and is within 400 feet on either side of the rights-ofiway of Route 302 and/or
16, which are within the limits of the Town of Bartlett.

The purpose of this district is to provide selected commercial services to residents and transient traffic
in consonance with the desires of the citizens of the Town of Bartlett to separate commercial and residential
areas.

Permitted uses in the commercial zone are as follows: retail stores and shops, restaurants, rest homes,
convalescent homes, clinics and nursing homes, small industry, veterinary clinics, commercial stables, riding
schools, general building contractor headquarters and facilities, motels, hotels, tourist courts, and cabins,
health and racquet clubs, skiing facilities, home heating oil business, archery ranges, miniature goif,
Laundromats, laundry and / or dry cleaning services, filling stations, auto repair shops, golf courses,
commercial tennis courts, building supply and / or hardware stores, office buildings, all town residential
district A permitted uses, railroad, museums, car dealership, private schools, state regulated day care facilities,
multi-function, research, education and / or cultural facility, all rental businesses not defined as renting a
motorized vehicle.

The minimum lot size is 40,000 for commercial use; Residential uses require a minimum lot size of
30,000 to 90,000 square feet depending on slope and soils. The minimum frontage is 200 feet. The minimum
front setback is 115 feet from the road centerline and the side/rear is 50 ft. The maximum building height is
38’ and the maximum building footprint is 25,000 square feet. Fences in excess of 6 ft 6 in height are
considered structures and then must comply with all setback requirements. Decks, stairways, landings, and
handicap access structures that are less than 48 square feet in size and are no closer than 10 feet to any
property line are not considered structures for the purpose of determining setbacks.

Non-conforming lots that do not meet the minimum requirements are grandfathered, as of August 27%,
1985. Non-conforming structures destroyed by fire or natural disaster or obsolescence may be repaired or
replaced if the degree of non-conformity is not altered.

The subject area is a level, rectangular area that is part of an active railroad corridor. The abutter has
a permitted restaurant use on a grandfathered lot. The subject area would provide additional use to the abutter
for parking, an area for septic system, dumpster, shed, propane tank and stairs to residential unit, but would
not add sufficient area to bring the abutting lot into conformance with current zoning,

Bartlett ~ Cabin Fever Properties RR Report
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Photographs
Taken by Pollyann Printy on August 20, 2013,
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Photographs
Taken by Pollyann Printy on August 20

and US Route 302
TG .

rtherly v

7

Southerlyview of the US Route 32 (left), aiiroad corridor and rlroa station “round house” (right) |
(Subject at left)
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Photoeraphs

Taken by Pdllyann Printy on August 20, 2613

7

Shed/barn

Septic system

Bartlett — Cabin Fever Properties RR Report

Stairs

12



Pollyann Printy on August 20, 2013

Photographs

Septic System Area
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Photographs
Taken by Pollyann Printy on August 20, 2013

Subject Area

Pink tape measured 26’ from center of railway (not siding rail).

Property Deseription: The subject is shown as a portion of a 4.82-acre parcel on tax map SVILLG Lot
000MAT Sub 000RRR, in Bartlett, and is a portion of a larger railroad corridor consisting of multiple railroad
parcels. The subject area is a level area of railroad right-of-way that is 5,232 sfin size (227.5" long x 23
deep) that is adjacent to 1395 US Route 302, parcel ID SVILLG Lot 000 Sub 000910, in Bartlett, NH. A
railroad valuation sheet identifies the lease area as located near Station 3352+50 — 3354--50 +/- of the State-
owned Mountain Division Railroad Corridor and shown on the Valuation Sheet V17/21 as No. 4. The
railroad actively carries freight north and south of the subject property, except during the winter months. The
railroad’s subject area abuts Cabin Fever Restaurant to the east, Route 302 to the north a single family
residence to the south and the railway to the south and west.

The NHDOT Bureau of Rail and Transit leases portions of the corridor to abutters for secondary use
such as access, parking and storage. The NHDOT Bureau of Rail and Transit proposes to either sell the fand
ot enter into a lease agreement with the abutter, Cabin Fever Properties.

Bartlett — Cabin Fever Properties RR Report
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Site Plan on Valuation Sheet V17/21

- .Appfoﬁimafe Subject area —
T |227.5 long x 23 deép
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The Soil covering the site is 413 A, Duane fine sandy loam, 0 to 3 percent slopes. This soil type is
moderately well drained, not prone to flooding as it is a sandy stony soil. The subject lease area is compacted
dirt with some grassy area to be used above grade for the parking, and an area for the abutter’s stairs,
dumpster, shed/barn; as well as maintenance of an existing septic system.

TPy e g
carroll County Area, New Hampshire (NHB03) (&
Map Map binit Name Acres  Percent
Einit in of AOT .
Symbol ’ ACI
214 Colton gravelly loamy fine on 10.6%
‘sand, 0 to 3 percent slopes
4134 :Duane fing sandy loam, 0 04  B9.4%
‘te 3 percent stopes
Totals for Area of Interest 0.4 :0D.0%

Easements and Right-of-Wavys: There are utility easements but none that are known to affect the subject’s
property value.

Historv of Subject Property: The Maine Central Railroad Company sold to The State of New Hampshire,
Department of Transportation by release deed the Mountain Division railroad line on August 30, 1994. The
subject area was acquired with many other tracts of land that ran through Carroll and Coos Counties. The
release deed was recorded in Carroll County in Book 1591, Page 289 on 09/27/94. To the best of my
knowledge, there is no offer of sale for this property.

The NHDOT has documentation determining that any use of the subject area would be limited. If the subject
property were to be transferred a deed restriction could include no disruption of the underlying soil and no
excavation is to take place on the parcel.

Assessment: The subject property is identified on Tax Map 5VILLG, Lot 000MAL Sub 000RRR, but is tax
exempt. The railroad property is assessed as: Land: $49,800, Building: $70,700, Parcel Total $120,500. The
current 2012 tax rate in Laconia is $10.33 per $1,000 of assessed value with an equalization ratio of 96.2.
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Highest and Best Use

Highest and Best use is defined as: “The reasonably probable and legal use of vacant land or an
improved property, which is physically possible, appropriately supported, financially feasible and that results
in the highest value. The four criteria the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum profitability.”

SUBJECT

The subject lease/sale area is a 5,232 sf (227.5 feet long x 23 feet deep) area of railroad right-of-way
that is part of an active railroad corridor. The subject area would lie outside a range of 137 to 26° from the
centerline of the railroad track. The subject is located in the Town Commercial zone. The subject area is not
a conforming lot due to its size of 0.12 of an acre in a minimum 40,000 square foot zone. The subject
lease/sale area will not meet current setback requirements for a developed lot, as it is 23 feet deep.

The railroad actively carries freight north and south of the subject property during the three seasons
without snow. Some railroad corridors are open for snowmobiling during the snow months.

The subject’s abutter (Cabin Fever Properties LLC) at 1395 US Route 302 (Tax Map SVILLG Lot
000MAI Sub 000910) is a 0.20-acre (8,520 sf) property that abuts the railroad corridor on the southwest side
and a residential property on the east side. The abutter is legal, non-conforming parcel. Cabin Fever
Properties LLC (Tom and Dawn Ramadon) purchased the abutting property to operate the Cabin Fever
Restaurant with the encroachments in place. Mr. Ramadon said he could correct some of the encroachment
issues but not the stairs or the septic system. The restaurant is operational and the owner is refinancing his
property in order to repay the original promissory note obtained by seller financing. Northway, the banking
institution that Cabin Fever Properties is doing business with, wants them to have a clean title to the property
in case of potential foreclosure or future transfer.

The highest and best use of the subject whole parcel remains as a portion of a larger railroad corridor.
The subject area has a secondary use or would be supplemental or surplus land for the abutter to be used to
expand parking, and an area for their dumpster, shed/bamn, propane tank, stairs to the second level and the
existing septic system. Therefore, the highest and best use of the subject area is as supplemental land to an
abutter or continued use as part of an existing railroad corridor.

The State of NH Bureau of Rail and Transit would like the abutter to construct some kind of barrier or
fence within the lease area for safety purposes.

Conclusion: The primary use of the subject parcel is as part of a larger railroad corridor. The
raifroad corridor right-of-way has a secondary market to its abutters for uses unrelated to railroad use, for
purposes such as parking, access and storage. A potential land sale or lease of the subject area in the railroad
right-of-way does not change the whole parcel’s highest and best use of as a railroad corridor. The subject
lease/sale area will not meet current setback requirements as a buildabie lot, as it is only 23 feet deep;
therefore, the subject lease/sale area has a highest and best use as supplemental land {o a non-conforming
abutter to fix the encroachment issues, parking and additional access.

ABUTTER

The abutter (Cabin Fever Properties LLC) at 1395 US Route 302 (Tax Map SVILLG Lot 000MAIT
Sub 000910) is a 0.20-acre (8,520 sf) triangular-shaped property that abuts the active Mountain Division
Railroad Corridor on the southwest side and a residential property on the east side. The abutter is located in
the Town Commercial zone. The abutter is a non-conforming property that does not conform to the minimum
size or setback requirements, therefore the existing lot and structure is grandfathered as improved with
commercial use. The abutter consists of the Cabin Fever Restaurant on the first level and its owner’s
apartment on the second level. The abutter’s site is so small it encroaches on the subject parcel.

Historically, the abutter was a convenience store that was closed for two years before the current
owners turned it into a restaurant. Cabin Fever Properties LLC (Tom and Dawn Ramadon) purchased the
property, to operate the Cabin Fever Restaurant, and the encroachments were already in place. Mr. Ramadon
said he could correct some of the encroachment issues but not the stairs or the septic system.

The abutter parcel is a non-conforming lot due to its small size of 8,520 square feet in a minimum
40,000 square foot zone and the placement of the exterior stairs and septic system encroaching onto the
railroad corridor parcel. The abutter will not meet current setback requirements for a developed lot even if
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assembled with the subject lease/sale area due to its small size and triangular shape. If the abutter were to be
used for single family or duplex use, the structure would need a 115 feet setback area from the centerline of
Route 302 and 15 feet from all other property boundaries, which the abutter does not meet. If the abutter were
vacant as the abutter’s structure is a non-conforming structures and if destroyed by fire or natural disaster or
obsolescence it may be repaired or replaced if the degree of non-conformity is not altered.

The 1,750 sf restaurant is operational and the owner is refinancing his property in order to repay the
original promissory note obtained by seller financing. Northway, the banking institution that Cabin Fever
Properties is doing business with, wants them to have a clean title to the property in case of potential
foreclosure or future transfer.

The abutter’s improvements are encroaching upon the subject, and the owner’s would like to
lease/purchase the subject area to be used to expand parking, and an area for their dumpster, shed/barn,
propane tank, stairs to the second level and the existing septic system. The State of NH Bureau of Rail and
Transit would like to negotiate a potential long-term lease/sale and also would like the abutter to construct
some kind of barrier or fence within the lease/sale area for safety purposes.

Conclusion: The highest and best use of the abutter’s property is continued use as commercial use as
a restaurant.

Land Valuation Analvsis

There are three basic approaches to valuing real estate: the sales comparison, income and cost
approaches. They are interdependent but also interrelated. Each approach is based on available market
research and data.

Income Capitalization Approach: The income approach specifically deals with nef income. The State of
New Hampshire owns the railroad corridor that is used to provide scenic railroad train rides by the Conway
Scenic Railroad. The subject’s lease area is a small area of railroad right-of-way that would not affect the
railroad’s use as a raiiroad corridor. As a resulf, The State of NH leases various areas of right of way to
abutters in order to specify the abutter’s use of the land, the terms of agreement and safety measures that must
be implemented. The subject lease is not comparable to typical for profit commercial use railroad operations.

The State of New Hampshire could sell the subject area or negotiate a long-term lease agreement with
the abutter, who pays an annual ground rent for the right to use the subject’s lease area. Land is fixed in
supply and as the land demand increases the rent will increase proportionately. Market rents are determined
from the desire of anyone who lives within a community to use land. The income approach is applied as a
means of deriving a ground rent from the contribution of the leased area to the abutter’s site value.

Sales Comparison Approach: The sales analysis is based on the elements of comparison. The adjustments
in this comparison are intended to reflect those conditions, which the buyers and sellers consider important
and which are present in various degrees between the subject and one or more of the comparables. The
subject site is part of a railroad corridor. This type of property is not typical of most properties in the real
estate market or of an active railroad corridor. There are no qualified land sales or leases in Bartlett that are
similar to the subject property. There are qualified land sales on Routes 302 and 1_6 in Bartlett and Conway
similar to the abutter that I considered in order to determine the subject lease area’s contribution to the value
of the abutter’s site. The Sales Comparison Approach was considered apphoabie smce there are comparable
land sales to arrive at a site value similar to the subject and abuiter. : :

Cost Approach: The cost approach specifically deals with estlmatmg the constructwn or replacemcnt costs
minus the improvements’ depreciation and adding in the land value to arrive ata value mdwatzorz for the
subject. The cost approach was considered but is not applicable for this site value,

Conclusion: The abutter’s buﬂdmg value does not influence the land value of this property, therefore the
abutter’s improvements will be Ignored in derwmg an opinion of land value for this ground rent/contributory
value appraisal assignment. To arrive at my opinion of value for the abutter, the Cost Approach, Income
Approach and Sales Comparison Approach were considered. Use of the subject has been considered and
comparables have been selected to appropriately arrive at a site valuation in order to generate an annual
ground rent/contributory value for this assignment. The cost approach was considered but not used. The sales
comparison approach has been developed in this report to arrive at an opinion of value. The income approach
has been partially developed in this report to derive a ground rent from the land value estimated using the

sales ¢comparison approach.
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Sales Comparison Approach

Researching the Multiple Listing Service (MLS) and RealData, I found 33 active land listings in the
Town of Bartlett and 23 closed land sales in the with a date search range from 08/27/11 to 08/27/13 and sales
prices ranging from $14,000 to $153,750. Two sales sold in 2011, fifteen sales sold in 2012 and six sold in
2013. Most of the sales are residential building lots. 1 opened my search to surrounding towns with
commercial land properties on Routes 302 or 16 (White Mountain Highway) and found land sales in the town
of Conway. 1 disregarded sales that included improvements, land sales that weren’t potentially commercial
use properties.

, Prime location commercial land sales are scarce in the White Mountain Region. 1 interviewed the
owner of a local (GDC) concrete and garden center located on Route 302 near Pinkham Notch Road / Route
16 and he indicated that traffic flow is busy on Routes US 302/NH 16 between Conway to Bartlett and then
splits at the junction of Route 16 (Pinkham Notch Road). 1 verified this information with data published by
the NHDOT Bureau of Traffic. Routes US 302/NH 16 near Main Street in the Town of Conway has a
reported 11,000 vehicles per day (near Sale L-3). US 302/NH 16 (White Mountain Highway) east of Junction
of NH 16 recorded 13,000 vehicles per day in 2012. NH 16 North of US 302 has a recorded 7,400 vehicles
per day during 2012 and US 302 (Crawford Notch Road) west of NH 16 recorded 6,800 vehicles per day
reported in 2009. The traffic count drops to 2,491 vehicles per day on US 302 2 miles east of Harts Location
town line (close to Sale L-1).

The best recent comparabie sales of commercial land were used and summarized in a chart. Elements
of comparison are fested against market evidence to estimate which elements are sensitive to change and how
they affect value. '

Sales Analysis

Sale L-1
Location: US Route 302, Bartlett, NH (west of 1669 US Rt 302)
Grantor > Grantee: Barry Estate, John M. > McNulty, Robert L. & Heather E.
Sale Date: 03/22/2012
Recording Data:  CCRD Book 2986, Page 0974
Sale Price: $39,000 or $18,571 per acre
Land Size: - 2.10-acres
Frontage: 300°
Zoning: Town Commercial District
Utilities: Electricity, telephone, and cable; Well and Septic systems needed
Easements: None known
Comments: Tax Map 3RT302-2/130/L00. L-1 is a wooded, roiling vacant lot focated outside the

village area where the density of development is low.
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Sale 1-2
Tocation:
Grantor > Grantee:
Sale Date:
Recording Data:
Sale Price:
Land Size:
Frontage:
Zoning:
Utilities:
Easements:
Comments:

US Route 302, Bartlett, NH

Zachary, E Carolyn > Davis, Dean R & Nancy P

03/10/2010

CCRD Book 2847, Page 0001

$85,000 or $35,865 per acre

2.37-acres

170 road; 175" Sace River

Town Commercial District

Electricity, telephone, and cable; Municipal Water, existing Well; Septic needed
None known :

Tax Map 2RT302/155/L00. 1-2 is a wooded, rolling vacant lot located across from
Golden Apple Inn. Septic design, survey on file.
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Sale 1-3

Location: White Mountain Highway, Conway, NH

Grantor > Grantee: Patterson, Maurice H & Andrea D > Hirschfeld, Eric

Sale Date: 01/29/2010

Recording Data:  CCRD Book 2841, Page 0283

Sale Price: $149,900 or $111,866 per acre

Land Size: 1.34-acres

Frontage: 260’ road

Zoning: Commercial District

Utilities: Electricity, telephone, and cable; Municipal Water and Sewer
Easements: None known

Comments: Tax Map 265/2691/128.1, L-3 is a wooded, sloping vacant lot located next to Davis

Park and Saco River, before Rockingham Electric. 1-3 was sold with an existing
driveway permit in place and the buyer purchased the land for a new dentist office.
The buyer representative indicated that it hasn’t been financially feasible to build due
to regional economic decline.

Explanation of Adjustments

The adjustments are intended to reflect the 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. To equate the
comparable property lot size to the subject a unit of comparison is established (whole lot, usable acre, square
foot). The comparable properties will be adjusted on a price per whole lot basis.

Property Rights Conveved: Al of the sales conveyed the fee simple interest; therefore, no adjustment is
warranted for property rights.

Financing/Sale Concessions: An adjustment for the type of financing is necessary when it could have an
impact on the sale price, especially if the grantor is directly involved in a non-market financing arrangement.
All three transactions were offered to the open market. Sale L-1 sold for $39,000 with the buyer paying in
terms of cash. Sale L-2 sold for $85,000 with the buyer paying in terms of cash. No adjustment is warranted
for any financing/sales concessions or L-1 and L-2. '

Sale L-3 sold for $149,900 with seller financing $104,930 that was considered as a cash transaction
by the buyer. L-3 was financed with 70% LTV financing but seiler financing can result in the buyer paying a
slightty higher sale price and obtaining below market financing. The buyer has an operational dental practice -
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and therefore is especially creditworthy. The abutter was financed similar to sale 1.-3 with seller financing;
therefore no adjustment is necessary to financing/sale concessions.

Conditions of Sale: An adjustment for conditions of sale is required when circumstances surrcunding a
transaction are unusual to the market and may have influenced the price paid. -1 was sold by a motivated
seiler as a fiduciary transaction. The seller’s broker documentation included a statement by the seller that he
was the executor of the estate of the owner and has no personal knowledge of the property. L-1’s broker sold
the commercial zoned land as a residential use site which commands a lower sales price; therefore ] have
adjusted Sale L-1 an upward 25% for condition of sale. L-2 and L-3 were arm’s length transactions so no
adjustment is warranted for conditions of sale.

Market Conditions: The sales presented occurred between January 2010 and March 2012, During this time
period overall market conditions were very volatile. The current supply of 33 existing land listings exceeds
current demand. There has not been sufficient sales activity within the very limited market for commercial
tots in the Bartlett area to establish a trend, as demand for commercial land has been quite low in recent years.
Therefore, based on the data currently available, adjustments for market conditions were not applied.

Physical Adjustments

The comparable sales are generally similar in physical characteristics to the subject property. The
comparable sales have similar potential use compared to the subject as commercial zoned land located in the
Bartlett area.

Location / Exposure: The abutter’s site is located in close proximity to the railroad corridor and on Route
302 with easy access to White Mountain recreational attractions, ski slopes, parks and trails, The traffic flow
on Route 302 is busy between Conway to Bartlett and then splits at the junction of Route 16 (Pinkham Notch

“Road), NH 16 North of US 302 has a recorded 7,400 vehicles per day during 2012 and US 302 (Crawford
‘Notch Road) west of NH 16 recorded 6,800 vehicles per day reported in 2009, The traffic count drops to
2,491 vehicles per day on US 302 2 miles east of Harts Location town line (close to Sale L- . US 302/NH16
(Whlte Mountain Highway) east of Junction of NH 16 recorded 13,000 vehicles per day in 2012, Route 302
near Main Street in the Town of Conway has a reported 11,000 vehicles per day (near Sale L-3),

1.-1 is located westerly on Route 302 near Bartlett’s town line with Hasrt’s Location. This is an inferior
location that has limited exposure and traffic counts compared to the subject and other sales that the area is
noted for; therefore I have applied a 25% adjustment on L-1. L-2 is located easterly on Route 302 in Bartlett,
closer to Pinkham Notch Road. This is a superior location with good exposure and traffic counts compared to
the subject therefore I have applied a negative 15% adjustment on L-2.  L-3 is located in Conway on White
Mountain Highway (Route 16), in a commercial neighborhood within walking distance to the downtown area.
L-3’s Jocation and exposure is superior to the subject and other two sales, therefore, I have applied a negative
40% adjustment on L-3 for location/exposure.

Site Area (SKF}/Utility: The utility of land must be able to satisfy the want or need of a buyer. The value of
an amenity is related to the utility or desirability to the owner. Land characteristics influence its value. Size,
shape and topography are a few characteristics that can influence land and property value.

The abuiter’s site “as is” is 8,520 sf in size, triangular shaped, commercial zoned property. The
abutter land area is non-conforming due to size, and encroaches on the State of New Hampshire's Railroad
property. The abutter’s site is no small it could not function in its present use without encroaching onto the
subject area for its septic system. This is not a typical condition for commercial sites and this condition is not
found in any of the comparable sales, which are all superior in size and utility.

L-11is a 91,476 sf, fairly square, conforming, commercial site. L-2 is a 103,237 sf, long fairly
rectangular, conforming, commercial site. L-3 is a 58,370 sf, irregular shaped, conforming, commercial site.
Based on an analysis of the sales site sizes and their adjusted price differences as well as considerations of the
abutter’s and sales site utility, I have applied a negative 30% adjustment to the sales for superior size/utility.
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Sales Grid

Analysis Grid - Abutter " As Is"

Address US Route 302, oute {near US Route {near ite Mountain Hwy,

Bartlett, NH Bartlett, NH Bartlett, NH Conway, NH
Data Source MLS, NHDOT files MLS, Real Data MLS, Real Data MLS, Real Data
Verification Source Inspection, Owner Badger Realty Badger Realty Buyer
Book / Page : 2988 / 0974 2847 1 0001 2841 /0283
Proximity 1 mile 5 miles 17 miles
Sales Price % 39,000 $ 85,000 $ 149,900
Property Rights Fee Simple 0%] Fee Simple 0%| Fee Simple 0%
Financing/Sale
Concessions Not Applicable None 0% None 0% Nane 0%
Conditions of Sale Motivated Seller 25%| Arms Length 0%} Arms Length 0%
Market Conditions 8/20/13 3122112 0% 3/10/10 0% 1/28/10 0%
Adjusted price $48,750 $85,000 $149,900
Location & Exposure Route 302 Route 302 25% Route 302 -15% Route 16 ~40%} .
Site Area (SF)/Utility 8,520 91,476 -30% 103,237 -30% 58,370 -30%|
Net Adjustments (%) -5% -45% -70%
Gross Adjustments (%) 55% 45% 70%
Final Adjusted Price i $46,313 $46,750 $44,970;

Low: $44,970
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Reconciliation — Abutter As Is -

The three methods to estimate the value of property rights in real estate ware considered. The cost
approach was considered but not used. The sales comparison and income approrr.ries are the applicable
approaches o value that have been developed in this report. The sales ~ced as comvarable were verified and
found to be the most comparable to the subject. The sales were adjusted Tor jocation/exposure anc site
area/utility.

The following table is a summary of the indicated property value for the comparable sales that were
used and compared to the subject in the analysis grid.

Comparable ID Adjusted Price per Whole Lot
Sale I.-1 $46,313
Sale L-2 $46,750
Sale 1L-3 344970

The comparable sales used are commercial sites similar to the subject parcel. After adjustments, the
sales shown within the sales comparison grid have rounded indicated values from $44,970 to $46,750 with an

average of $46,011.
Each of the sales represents a buildable site within the Bartlett area. The adjusted sales present a
reasonable range of value indicators, given the property type.

Sale L-1 and L-2 are developable sites in Bartlett, NH. L-1 is further west and outside town
development and L-2 is further east on the other side of town on Route 302. Both have commercial
development potential, but L-1 is more likely to be developed with residential use and L-2 with commercial or
mixed use. Ihave placed the most weight on the value between these two comparable sales. Sale L-3 is the
oldest, highest priced and smallest sized sale but L-3 is located in Conway on White Mountain Highway
{Route 16) with good steady traffic exposure. 1-3 is a good comparable for commercial land sale, but 1-3 is
superior to the abutter, so I have placed the least amount of weight on the value of Sale L-3.

Based on my research and analysis, using the sales comparison approach, it is my opinion that the
market value for the 0.20-acre (8,520 sf} Abutter Site “As Is”, as of August 20, 2013, is $46,500.
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Land Valuation — Abutter “As If Assembled”

Highest and Best Use: The property is similar in both the “As If Assembled” and “As Is™ analyses with the
exception of the subject size. The abutter as if assembled includes an additional 5,232 sf area to fix the
encroachments: septic system, stairs, barn/shed and dumpster and allows for improved parking. Any
differences between the two analyses will be described. Please refer to the prior section for descriptions that
are the same, The Highest and Best Use is the same in both analyses since the abutter is non-conforming in
both analyses. '

Land Valuation Apalysis: The site valuation is the same in both As If Assembled and As Is analyses. Any
differences to the site in the As If Assembled scenario will be summarized in this section. Please refer to the
prior sections for sections that are the same. The cost approach was considered but not used. The sales
comparison and income approaches have been developed in this report to arrive at an opinion of value.

Sales Comparison Approach: The sales used in the prior section are the same as well as the adjustments
with the exception of the subject size and utility. The parcel still belongs to the owner, setbacks, frontage
remain the same in both analyzes. The property is still a non-conforming grandfathered lot due to size.

Site Area (SF)/Utility: The abutter’s site “as if assembled” is 13,752 sf in size and has an irregular shape.
The site is a grandfathered commercial use property as evidenced by the mixed use existing improvements.
The subject analysis indicates that the 38% size increase (8,520 sf vs. 13,752 sf) as if assembled still leaves
the abutter land area as non-conforming due to size, but the additional area fixes the encroachment issues.
The abutter’s utility is substantially improved in the “as if assembled” scenario and more similar to that of the
comparable sales which are still superior in size and shape so some adjustment {s still warranted.

L-11s a2 91,476 sf, fairly square, conforming, commercial site that is T mile west of the abutter. 1-2 is
a 103,237 sf, long fairly rectangular, conforming, commercial site that is 5 miles east of the abutter. L-3 isa
58,370 sf, irregular shaped, conforming, commercial site that is 17 mile southeast of the abutter. I have
applied a negative 10% adjustment to all three sales for superior size/utility.
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__Analysis Grid - Abutter "'As If Assembled"

Address US Route 302, US Route 302 {near 1669), US Route 302 (near 322}, White Mountain Hwy,
Bartlett, NH Bartlett, NH Bartlett, NH Conway, NH
Data Source MLS, NHDOT files MLS, Real Data MLS, Real Data MLS, Real Data
Verification Source inspection, Owner Badger Realty Badger Realty Buyer
Book / Page 2986/ 0974 2847 / 0001 2841710283
Proximity 1 mile 5 miles 17 miles
Sales Price $ 39,000 $ 85,000 $ 149,900 ¢
Property Rights Fee Simple 0% Fee Simple 0%] Fee Simple 0%
Financing/Sale
Concessions Not Applicable None 0% None 0% None 0%
Conditions of Sale Motivated Seller 25%| Arms Length 0%Y Arms Length 0%
‘Market Condifions 8/20/13 3122112 0% 3/10/10 0% 1/29/10 0%
Adjusted price $48,750 $85,000 $149,900
Location & Exposure Route 302 Route 302 25%} - Route 302 ~15% Route 16 -40%
Site Area (SF)/Utility 13,752 91,476 -10% 103,237 -10% 58,370 -10%}
Net Adjustments (%) 15% -25% -50%
Gross Adjustments (%) 35% 25% 50%
Final Adjusted Price $56,063 $63,750 $74,950

Low: $56,063 Median: $59,960 Average: $59,924 High: $63,750
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Reconciliation — Abutter “As If Assembled”

The three methods to estimate the value of property rights in real estate were considered. The cost
approach was considered but not used. The sales comparison and income approaches are the applicable
approaches to value that have been developed in this report. The sales used as comparable were verified and
found to be the most comparable to the subject. The sales were adjusted for location/exposure and site
area/utility.

The following table is a summary of the indicated property value for the comparable safes that were
used and compared to the subject in the analysis grid.

Comparable ID Adjusted Price per Whole Lot
Sale T-1 356,063
Sale L.-2 $63,750
Sale L-3 $74,950

The comparable sales used are commercial sites similar to the subject parcel. After adjustments, the
sales shown within the sales comparison grid have rounded indicated values from $56,063 1o $74,950 with an
average of $59,924.

Each of the sales represents a buildable site within the Bartlett area. The adjusted sales present a
reasonable range of value indicators, given the property type. Sales L-1 and L-2 are developable sites in
Bartlett, NH. L-1 is further west and outside town development and L-2 is further east on the other side of
town on Route 302. Both have commercial development potential, but L-1 is more likely to be developed
with residential use and L-2 with commercial or mixed use. I have placed the most weight on the value
between these two comparable sales. Sale L.-3 is the oldest, highest priced and smallest sized sale but L-3 is
located in Conway on White Mountain Highway (Route 16) with good steady traffic exposure. L-3 is a good
comparable for commercial land sale, but L-3 is superior to the abutter, so I have placed the least amount of
weight on the value of Sale L-3. '

The property is similar in both the “As If Assembled” and “As Is” analyses with the exception of the
subject size. The abutter as if assembled includes an additional 5,232 sf of area. Based on my research and
analysis, using the sales comparison approach, it is my opinion that the market value for the 0.315-acre
(13,752 sf) abutter’s land “as if assembled”, as of August 20, 2013, is $60,000.

Reconciliation / Final Value Conclusion

Sales Comparison Abutter “As If Assembled™: $60,000
Sales Comparison Abutter “As Is™: $46,500
Contributory Value of the Subject Lease Area: $13,500

Based on my research and analysis, using the sales comparison approach, it is my opinion that the
Contributory Value for the 5,232 sf (lease area) of the Subject Land, as of May I, 2013 is $13,500.
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Land Lease Analvsis

The subject is a railroad use property. The subject’s gross income could be determined with a site
value and land capitalization rate. Grouna rent is the price paid annually for the right to use a certain location,
piece of land or other natural resource. Land is fixed in supply and as land demand increases the rent wi}l
increase proportionately. Ground rents are determined from the desire of anyone who lives within a
community o use land.

A land site is a parcel of land that is finished and ready for use under the minimum requirements as
called for in the area. The principal of substitution would have the value of the site be set by a price that a
person would have to pay to acquire an equally desirable substitute property, assuming there is no expensive
delay in making the substitution. A person would pay no more for a site than would have to be paid for an
equalily desirable site. Site value can be thought of as the relationship between a desired location and a
potential user. The important factors that make up site value are utility, scarcity and desirability. These
factors must all be present for land to have value.

Many times, it is appropriate to use the current rental data that the subject is presently generating
when considering market data and gross income. The real estate market is an imperfect market that is subject
to the economy and needs of the investor, Properties like the subject are special use properties. The lessor
and lessee are not typical market investors. The lessor is a public entity and the lessee is an abutter that
appears to require more area than their property can support. The NHDOT Bureau of Rail and Transit would
be willing to negotiate lease agreements to the railroad’s abutters if there are no safety issues and the terms

are negotiated.

Annual Ground Rent

In the preceding analysis, I have developed a value opinion of $13,500 for the contributory value of
the subject area,

Capitalization rates (R) are typically extracted from market data. The subject lease arca is land only
and the annual market rent is the potential income that could be generated by the ground lease. The NHDOT
historically has used a 10% cap rate for all types of lease valuations, and most types of land uses, regardless of
location in order to be fair and consistent to various owners throughout the State. Many property owners own
muitiple properties in different parts of the state. I have concluded that a cap rate of 10% is a reasonable rate
for land in the northeast area.

The Contributory Value of the subject’s railroad lease area of 5,232 sf is $13,500. Applyinga 10%
land capitalization rate suggests an annual ground rent as shown:
I (Income) = R (Cap Rate} x V (Value)
I (Income)=.10x $13,500
Income = §1,350

It is my opinion that the estimated annual ground rent of the Subject Lease Area, as of August 20,
2013, is $1,350.
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Comparable Sales Map
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ADDENDUM
Subject Deed

AR oL Covne s o

RELEASE DEED

The Maine Central Rallroad Company, a corporation duly
ocrganized and existinyg under the laws of the State of Maine with
its principal place of business at Iron Horse Park, North
Billerica, Massachusetts 01862 (the "Grantor"), for consideration
paid to it by the state of New Hampshire, Department of
Transportation, whose mailing address is 1 Hazen Drive, P. 0. Box
483, Concord, New Hampshire 03302-0483 {the "Grantee") hereby
grants to the Grantee without any warranties or covanants of
title whatsoever, all of the Grantor’s right, title and interest
in and to the following described premises (the “Premises'):

SEE "EXHIBIT A" ANNEXED HERETO AND
MADE A PART HEREQF BY THIS REFERENCE

The Premises include any and all bridges, crossings,
= culverts, walls, buildings, ditches, trackage (hereinafter

- defined) and other fixtures or improvements of any description
located in, over, under or upon the Premises.

-ﬁ The Grantor excepts from this conveyance any and all
t& railread tracks, railroad track materials {including, but not
'%5 limited to, ties, connections, switches and ballast) and/or

related eguipment of any descriptien located in whele or in part
\ upon the Premises from the "Intervale Switch", so-called, to the
2| point of beginning for the Premises, all as more particularl

4 defined on "Exhibit A" hereof (the "Trackage") and this

§ conveyance is subject to the right of the Grantor to enter the

y Premises from time to time and at any and all times up to
November 1, 1895, with such men, eguipment and materials as, in

E_ % the reasonable opinion of the Principal Engineering Officer of
¥ 5 tH& Grantor, are necessary for the removal of the Trackage. If
& T thie Trackage is not removed from the Premises by November 1,
~ & 1995, the Trackage shall be deemed abandened by the Grantor and
el shHall then become the property of the Grantee.
i = e
§§ e & The Premises are conveyed subject to zll easements,
=, Wreltrictions, covenants, agreements or rights in others as my
= = appear of record, or otherwise.
Boe =
‘._‘_‘; -l
=4

The reguirements of deed stamps and a declaration of

consideration do not apply to this transaction, pursuant te RS2
78-8B:2 and RSA 78-B:;10, III.
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IN WITNESS WHEREOF, the Maine Central Railroad Company has
caused this Release Deed to be executed in its name, and its
corporate geal to be hereto affiwed by David A., Fink, its

ident, thereunto duly authomized this 24 Yé day of
,5/;4/_(,@5” , 1994, ‘

HATINE CENTRAL RATILROAD COMPANY

%/ v f‘“-'/f/‘@/ “‘*/ 7 By Q fcum..._,*/ L 7Lw/j

Witness David A. Fink
President

COMMONWEALTH OF MASSACHUSETTS

¥iddlesex, ss A R 1994

F

Then personally appeared the above-named David A. Fink,
President of the Maine Central Railroad Company and acknowledqed
the foregoing release deed to be his free act and deed and the
free act and deed of said Malne Central Railroad Company, before

me.
A -
.,--_e/ e / »-/,-fﬂ.‘.-»--
,”MQtary Publie’/ =]
¥ Commission Expires: =
RV AR -
s e
w
)
o
=
™~
0
o}
-2 -
6499~B26
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EXHIBIT A
PROPERTY DESCRIPTION

MOUNTAIN DIVISION RIGHT-OF-WAY

& certain strlp or parcel of land (railroad right-of-way)
located partially in the Counties of Carroll and Coos, New
Hampshire and being a portion of the railrecad line sometimes
referred to as the Mountain Division and being more partlcularly
described as follows:

Beginning at approximately centerline engineering station
{FCLE"™) 2312+495.%5 as shown on plans for federal valuation section
Vi7 on map 1 in Conway, New Hampshire at the Maine-New Hampshire

.8tate Line;

thence continuing through the Towns of Conway, Bartlett and
‘Harts Location to the Harts Location-Crawford Grant Town Line at
CLE 4083+83.5 as shown on plans for federal valuatlon section V17
on map 35 within the County of Carroll;

thence continuing from ‘the Harts Location-Crawford Grant
Town Line through the Towns of Crawford Grant, Nash and Sawyers
iocation, Carroll and into Whitefield to the polnt of termination
at CLE 5060+25 as shown on plans for federal valuation section
V17 on map 53 within the County of Coos.

The strip is the Mountain Division right-of-way and extends
for approximately 52.03 contiguous miles of rail line and
includes the entire width of said portion of said rail line,
including all rail and other track material located thereon from
the ¥"Intervale Switch¥, so-called, at CLE 2839+80% as shown on
plans for federal valuation section V17 on map 11 in Conway, New
Hampshire northerly to the point of termination in Whitefield,
New Hampshire as hereinabove described.

2lso included in this conveyance is that segment of said
Mountain Division known as "Quebec Junction", so-called, situaited
between CLE 0+9%2 as shown on plans for federal valuation seaction
V19 or map 1 in Carroll, New Hampshire and extending in a
northerly direction te CLE 33400 on sald valuation section V19,
map 1 in Whitefield, New Hampshire all within Coos County, New
Hampshire, including all rail and othexr track material located
thereon.

.The said Mountain Division and Quebesc Juncticn railroad
right-of~-ways are more particularly defined as shown outlined
within heavy dashed lines ( } on federal valuation
plans on file with the Chief Engzneer of the Maine Central
Railroad Company, Iron Horse Park, North Billerica, Massachusetts
01862 and the State of New Hampshlra, Department of
Transportaticn, Bureau of Railroads and Public Transportation, 91
Alrport Road, P. 0. Box 483, Concord, New Hampshire 0633202-0483.

#6494~B26
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CONCORD, NH

Map: SVILLG

Lot: (00MAIL
5, IORVATION
STATE OF NEW HAMPSHIRE
BUREAU OF RAILRDS/PUBLIC TRANS
PO BOX 483 (91 AIRPORT BRI

43302

b

06716/41 DIRM
11/30/92  MEAS

Feature Type

Sub: 090RRR

bt 558 T ErE

Card: 1 of | US RT 302 BARTLETT

Printed:  08/19/2013

Date Book Pase  Type Price  Grantar

FOOR COND.

5 e et
MAIN CENTRAL RAH. ROAD ROUNDHSE 1T CURRENTLY |

& APPREARS UNIISED, DEF MAINTENANCE & EXT ROT THROUGHOUT, NO
HEAT OR PLUMBING

Year  Building

BARTLETT ASSESSING OFFICE

e v
o e
T = 3

Features d
el N Y SUl i R L
Foareel Torad 5 1200500
iz § 9500 € IR0

Pureet lotai: $ 1265300

2013 $ 49,500

$0 570,760
Parcel Total: % 120,560

Zone: TOWNRESDISTA  Minimum Acreage: 1,00 Minimum Frentage: 50 : Site: Drivewsy: Road:
Land Type Units Base Rate NC  Adj  Site  Rond DWay Toepography Cond Ad Valoremm SPE R Tax Value Notes
EXEMPT-STATE ©1.00Gae - 63.000 F 00 100 Et] 100 100 65,0006 0 N 65,000
EXEMPT-STATE 3.820ec % 1,500 X {13} ’ 100 5,700 U N 5,780

4.820nc 70,700 70,760

pie) X, 199Iq0g
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S¢

US RT 302 BARTLETT Printed: 08/19/2013

5!
iy

Muadel: 1.00 STORY FRAME WARFHOUSE
Roel: SHED/ROLLED/ICOMPO
Ext: CLAP BOARD
ini: MINIMUM
Floor: MIN PLYWD
Heat: WOONCOALNONE

District Percentage
BART VLG WATE % 10

BUREALOF RAILRDS/PURIIC TRANS
PO BOX 483 (91 AIRPORT RD)

CONCORD, NH 3302

 Redrooms: Baths: Fixtures:
Date Permit 1D Permit Type Notes Extra Kitchens: Fircplaces:
A/C: Ne Generators:
Quality: B3 MINIMUM
Canm. Wall:
Size Adj: 0.8238 DBase Rate:  EXM 60,00
Bldg, Rae: 0.2941
8q. Foot Cost: 517.68
Bl 3 LU CEARDN P bt
kY m Description Area Adj. Effect
5 518 GREEN FFU  FSTFLR UNFIN 7457 0.60 4474
3 SI.R SLB 8L7 093 391
B [5.274 4,865
s
A
-
3
o
=
-
el
(%
3
Al
EEL
sty ;
Lk Sriderii e
Market Cost New: ) $ 85,867
Year Built: 1298
N o Condition For Age: POOR 41 %
™ Physical:
Z Fupctional:
o Economic:
/ Temporary:
Total Depreciation: 42 %
/ 105

Building Valtue: % 49.800
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Map: SVILLG

1395 MAIN ST

16/05/¢8 CMSR
0629/ DIRL

CABIN FEVER PROPERTY LLC

Lot: G00MAIL

Sub: 800910

Card: 1 of { 1395 US RT 302

BARTLETT 48/20/2013

A Printed:

BARTLETT. NH 03812

Date Book Page Type
$2/04/2010 2842 382 QI

Price  Grantor
195,000 BEAR PEAK REALYY

BAR"[ Li:TF VILLAGE TAVFRN REST’?AVbRN DO“\JSTA!RS MAX 40
SEATS\2 APTS UPSTAIRSYSR CHG STORESTAVERN + CORRECTED INFO ON
CARIN9S ABATMT GRANTEDVFOUR PEAKS CAFEMLLEGAL WDIK CAMNOT
BE USED FOR SEATINGTTO 960, 672011 SISTERS COUNTRY RESTAURANT &
TAVERN AND TWO 2 BEDY1 BATH APTS IN TQF W/GAS/CONVECTION HEAT:
SOME UNFINISHED INTERIOR IN TIF. CHECK 2012 FOR COMPLETION. FD=
MIXED QUALITY, POOR LAYOQUT MIX USE

Feature Type

Units Lngth X Width Sixe Adj Rate

Cond  Market Value Motes

-, hi i
Zone: VILERES AVILL  Minlmum Acreage:

BAR TLE T TASSESSING OF FICE
BARN /L. OFT W0 i2x20 127 2000 30 1§29
DECK DETACHED w8 12a24 115 083 702
2,500

.00 Minimum antage

BRI S a8 2

5 2A00 (AT
Parcel Potal S 19 304
012 SR 200 S 2A00 ? T TN
Parce] Totaf: § 194100
1913 $135,200 $ 2,500 £56,700

Parcel Total: $ 194,400

ﬂriveay:
Land ¥ype Units  Base Rate NC Adj Site HRoad DWay Topography Cond  Ad Vzlerem SPI R Tax Value Notes
COM/IND 0.2004c 28,333 E 100 10O 100 106 200 56,706 0 N 56,700 USE
0.200 ac 56,700 56,700

pIE)) XEJ, B_Unqy
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Map: SVILLG

Sub: 064910

i

2 e A7
CABIN FEVER PROPERTY LLC

1393 MAIN 8T

BARTLETT, NH 03812

Card: 1 of |

District

BART VI.G WATE % 100

BARTLETT Printed:

Maoded:
Roof: GABLE HIP/ASPHALT
Ext: NOVELTY
Int: DRYWALL/WOOD PANEL
Floor: CARPET
Heat: GAS/FA DUCTED

fa £ ik N5
1.75 STORY FRAME APARTMENTS

Bedrooms: 4 DBaths: 3.0 Fixtures: 9
Date  PermitID  Permit Type Notes Extra Kitchens: Fireplaces:
06/08/12 5685 SIGN BANNER 148F (RIKERS Wi A/C: No Cenerators:
09/02/11 5602 SIGN WELCOME BIKERS BANNI Quality: Bl AVG-10
08126711 5600 ALTERATION CIIG TO CABIN FEVER RE{ Com. Wall: WOOD. § . 10000
Size Adj: 09950 Base Rate:  CRS 9700
Bidg. Rate: 08683
5q. Foot Cost: $84.22
2 i Description Arca Adj. Effect,
TQF 34 STRY FIN 1756 0.7% 1313
DEK - IFFF FSTFLR FIN i750 100 1754
34 SILB SLB 1750 0.05 %8
10 s1ij DEK  DECK/ANITRANCE 2046 010 20
STO  STORAGE AREA 70 025 18
~ ST~ OPF_ OPEN PORCH FIN 288 030 36
i0 5812 3,278
" i< 2 Barn
- 5B 9 bet
Deck
ok FHON
Market Cost Ne $ 275,821
Year Built: 1962
Condition For Ape: FAIR 21 %
g Physical:
- OPF o Fuimlinnfd: SEE NOTES 20 %
Economic:
48 Temporary: UC %
Total Depreciation: 51 %
sign
Building Valus: $ 135,240




STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

From: Michelle Winters \"\‘/‘) Date: March 12, 2014
Administrator
AT: Dept. of Transportation
Bureau of Rail and Transit

Thru: Charles Schmidt, PE M
Administrator, Bureau of Right-of-Way

Subject: State-owned Concord to Lincoln Railroad Corridor
Proposed lease — Town of Northfield (RSA 228:57)

To:  Rep. David Campbell, Chairman
Long Range Capital Planning and Utilization Committee

REQUESTED ACTION

The Department of Transportation, pursuant to the provisions of RSA 228:57,
requests authorization to lease Merrimack Valley Railroad sidings on approximately .87
acres (37,575 sf) on the State-owned Concord to Lincoln Railroad corridor in the Town
of Northfield at $.10 per square foot. The lease for the sidings will be $ 3,757.50 per
year, plus $100 per year for the private pedestrian at-grade and electric utility crossings,
for a total of $3,857.50 per year for a period of five years, with a five-year renewal
provision. In addition, the Department will assess a one-time $1,100.00 Administrative
Fee.

EXPLANATION

RSA 228:57 allows the Department to lease any part of rail properties for
continued operation of a railroad to a responsible person or firm. The owner of the
former Northfield Freight Station building whose property abuts the Concord Lincoln
railroad corridor in Northfield has asked to renew a lease for parcels of the railroad
property to store railroad passenger cars and cabooses. Merrimack Valley Railroad has
leased this railroad property for this purpose since 1997. These railroad cars are in good
repair and operational. The Railroad Operators that utilize the Concord to Lincoln
Railroad corridor were consulted and confirmed that they are hired by the Merrimack
Valley Railroad to move the passenger cars and cabooses in special trains, thereby
supporting the advantage to the State in leasing this property.

Although the area is part of and contiguous to the corridor, the Department has
reviewed the request and determined the lease will not interfere with the use of the active



railroad line. The lease will include termination language in the event that it would
impact current or future rail use.

A staff appraiser from the Department completed an opinion of value to determine
the market value of the 0.87 acres of the railroad corridor. The appraiser researched three
leases in the Lakes Region and upon analysis and adjustment of these leases determined
that; as of August 8, 2013 the market lease value of the subject parcel was $0.10 per
square foot. This unit rate for 37,575 sf equates to the fee of $3,757.50.

The New Hampshire Council on Resources and Development previously
recommended the lease of this area on August 13, 2007.

Authorization is requested to lease this property on the State-owned Concord to
Lincoln ratlroad corridor in Northfield to the Merrimack Valley Railroad, as outlined
above.

Attachrnents

SiRail-Transit\RAIL\Property ManagementiLong Range14 Merrimack Valley RR Memo.doc



PEDESTRIAN
CROSSING LOCATION

UTILITY LOCATION

PARK STREET, NORTHIIELD, NEW HAMPSHIRE

EXHIBIT A
STATE OF NH - DOT
BUREAU OF RAIL & TRANSIT
DOTID#473 & 110
LEASED TO MERRIMACK VALLEY RAILROAD CO.. INC.
' V21/53
STATIONS 956+00 +/- TO 961+40 +/-
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Concord-Lincoln Railroad Corridor — V21/53

-

Summary Appraisal Report
Of a 37,575 SF Railroad Land Lease

Located at:
Railroad Land adjacent to 11 Park Street
Northfield, New Hampshire

Property Owner;
State of New Hampshire

Station 965+00 - 961-+40 /-

as of.'
August 8, 2013

Prepared for:

Mr. Louis Barker
Bureau of Rail & Transit
State of New Hampshire

Department of Transportation
7 Hazen Drive, PO Box 483
Concord, NH 03302-0483

Prepared by:

Pollyann Printy, Appraiser
Bureau of Right of Way
7 Hazen Drive, PO Box 483
Concord, NH 03302-0483

—

B—

Northfield - Merrimack Valley Railroad Land Lease



Letter of Transmittal

September 12, 2013

Mr. Louis Barker

Railread Planner

Bureau of Rail & Transit

NH Department of Transportation

7 H