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LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
REVISED AGENDA

Tuesday, May 14, 2013 at 2:00 p.m. in Room 201 of the Legislative Office Building

(1)

(2)

3)

Acceptance of Minutes of the March 5, 2013 meeting and April 16, 2013 special meeting

Old Business:

LRCP 13-002 Department of Health and Human Services — request authorization for approval of
a ten-year lease agreement with Levere-Horne Ossipee, LLC, 11 Court Street, Exeter, NH for
approximately 10,732 square feet of office space located at 9 Route 28 in Ossipee, NH, and
occupancy of the premises and commencement of rental payment to begin September 1, 2013,
following completion of all construction as specified, with an end date of August 31, 2023, for a
total lease cost of $2,573,748.24, for the schedule of annual rent as specified in the request dated
January 17, 2013 (LRCP 12-061, tabled November 27, 2012 - Died on the table.) Tabled
03/05/13

LRCP 13-005 Department of Administrative Services — request authorization to enter into a
listing agreement with NAI Norwood Group, allowing negotiations within the Committee's
current policy guidelines, for a term of up to one year to sell 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 for $1,153,778, plus an $1,100
Administrative Fee, as specified in the request dated January 17, 2013. Tabled 03/05/13

New Business:

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

LRCP 13-022 Department of Transportation — request authorization to enter into a listing
agreement for aterm of one (1) year with Parade Properties for the sale of a 0.34 +/- acre parcel
of State owned land located on the southerly side of NH Route 155 and the northerly side of
Kelley Road (Old Pudding Hill Road) in the Town of Madbury for $60,000, assess an $1,100
Administrative Fee, and allow negotiations within the Committee's current policy guidelines,
subject to the conditions as specified in the request dated April 25, 2013

LRCP 13-023 Department of Transportation — request authorization to enter into a 35-year
ground lease contract, with two 5-year options at the sole discretion of the State, in order to re-
develop the northbound and southbound Rest Areas in the Town of Hooksett to full service
welcome centers with concession sales, fuel sales, visitor centers, and new liquor stores, for a
minimum guaranteed rent of $23,236,301 over the 35-year term with tiered rent payments based
on the sale of gasoline and tiered percentage rent based on gross concession sales to be paid by
the Devel oper/Operator, subject to the terms and conditions as specified in the request dated May
7, 2013
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(4)

()

(6)

RSA 4:40 Disposal of Real Estate:

LRCP 13-015 Department of Administrative Services — request approval of a twenty (20) year
Driveway Use Agreement with Bindery Redevelopment, LLC to utilize for public vehicular
access to the rear corner of its parcel at 43-45 South Main Street in Concord the abutting State-
owned driveway, which provides rear access from South Main Street to the State land and
buildings at 12 Hills Avenue in Concord, at no cost, subject to the conditions as specified in the
request dated March 6, 2013

LRCP 13-016 Department of Administrative Services — request approval to enter into a listing
agreement with Gallo Realty Group NH, LLC, allowing negotiations within the Committee's
current policy guidelines, for a term of up to one (1) year for the sale of 0.34 acres of State-
owned land, including a three-story wood frame house of approximately 3,330 square feet,
located at 85 Pleasant Street in the City of Concord for $89,900 plus an $1,100 Administrative
Fee, subject to the conditions as specified in the request dated March 13, 2013

LRCP 13-017 Department of Administrative Services — request approval to enter into a listing
agreement with Gallo Realty Group NH, LLC, alowing negotiations within the Committee's
current policy guidelines, for a term of up to one (1) year for the sale of 0.14 acres of State-
owned land, including a two-story wood frame house of approximately 2,428 square feet and a
detached one-car wood frame garage, located at 79 Pleasant Street in the City of Concord for
$89,900 plus an $1,100 Administrative Fee, subject to the conditions as specified in the request
dated March 13, 2013

LRCP 13-018 Department of Administrative Services — request approval of atwo (2) year Field
License Agreement with the City of Laconia to utilize the State-owned Hank Risley Field in
Laconia, at no cost, for youth and adult sport practices and as a car parking lot for sporting
events at the adjacent Raobbie Mills Park, with the term of the agreement to begin on May 11,
2013 and end on May 10, 2015, subject to the conditions as specified in the request dated April
1, 2013

LRCP 13-021 Department of Administrative Services — request approval to enter into a Purchase
and Sale Agreement with Dartmouth-Hitchcock Clinic to sell the property located at 247-249
Pleasant Street (including two buildings totaling approximately 5,356 square feet and
approximately 0.989 acres of land) in the City of Concord for $900,000 plus an Administrative
Fee of $1,100, subject to the conditions as specified in the request dated April 24, 2013

M iscellaneous:

I nformational:

LRCP 13-014 New Hampshire Council on Resources and Development — Four (4)
Memorandums regarding Surplus Land Review for; Wentworth’s Location SLR 13-001,
Laconia SLR 13-002, Laconia SLR 13-003, and Laconia SLR 13-004

LRCP 13-024 New Hampshire Council on Resources and Development — Three (3)
Memorandums regarding Surplus Land Review for; Wentworth’s Location SLR 13-005,
Wentworth's Location SLR 13-006, and City of Laconia SLR 13-007

Date of Next M eeting and Adjour nment




LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES
March 5, 2013

The Long Range Capital Planning and Utilization Committee met on Tuesday, March 5,
2013 at 3:30 p.m. in Room 201 of the Legidative Office Building.

Members in attendance were as follows:
Representative David Campbell
Representative Gene Chandler
Representative John Cloutier
Representative Alfred Lerandeau
Representative John Graham (Alternate)
Representative Katherine Rogers (Alternate)
Senator David Boutin
Senator SylviaLarsen
Senator James Rausch
Senator Nancy Stiles

Michael Connor, Department of Administrative Services

Representative Campbell called the meeting to order at 3:48 p.m.

ORGANIZATION OF COMMITTEE:

On a motion by Senator Boutin, seconded by Representative Lerandeau, that
Representative Campbell be nominated as Chairman of the Long Range Capital Planning and
Utilization Committee.

The nominations were closed and a unanimous vote was cast for Representative
Campbell for Chairman.

On a motion by Representative Campbell, seconded by Representative Chandler, that
Senator Boutin be nominated as Vice-Chairman of the Long Range Capita Planning and
Utilization Committee.

The nominations were closed and a unanimous vote was cast for Senator Boutin for Vice-
Chairman.

On amotion by Senator Rausch, seconded by Senator Stiles, that Representative Cloutier
be nominated as Clerk of the Long Range Capital Planning and Utilization Committee.

The nominations were closed and a unanimous vote was cast for Representative Cloutier
for Clerk.
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COMMITTEE ORIENTATION:

LRCP 13-001 — Michael Kane, Deputy Legidative Budget Assistant, Office of
Legislative Budget Assistant, presented the Committee with a brief overview of the Revised
Statutes Annotated for the Long Range Capital Planning and Utilization Committee and updated
the Committee on the Office of Legidative Budget Assistant website where al Long Range
Capital Planning and Utilization Committee meeting dates, agendas, minutes, meeting items,
quick meeting results, and transcripts will be posted as available.

ACCEPTANCE OF MINUTES:

On a motion by Representative Chandler, seconded by Senator Rausch, that the minutes
of the November 27, 2012 meeting be accepted as written. MOTION ADOPTED. (3-Abstained)

OLD BUSINESS:

NEW BUSINESS:

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

LRCP 13-002 Department of Health and Human Services — Nicholas Toumpas,
Commissioner, Department of Health and Human Services presented the request and responded
to questions of the Committee, joined by David Clapp, Administrator, Bureau of Facilities and
Assets Management, Department of Administrative Services. Carl Thibodeau, C& C Thibodeau
Properties, landlord of the current office site in North Conway, was also present to address the
Committee and respond to questions.

On a motion by Representative Chandler, seconded by Representative Cloutier, that the
Committee table the request of the Department of Health and Human Services for approval of a
ten-year lease agreement with Levere-Horne Ossipee, LLC, 11 Court Street, Exeter, NH for
approximately 10,732 square feet of office space located at 9 Route 28 in Ossipee, NH, and
occupancy of the premises and commencement of rental payment to begin September 1, 2013,
following completion of al construction as specified, with an end date of August 31, 2023, for a
total lease cost of $2,573,748.24, for the schedule of annual rent as specified in the request dated
January 17, 2013. The Long Range Capital Planning and Utilization Committee tabled the
original request (LRCP 12-061) November 27, 2012, whereupon it died on the table. MOTION
ADOTED. (7-Yes, 1-No)

Commissioner Toumpas requested what information the Committee would like regarding
the request, to which the response was; a comparison against the current square footage and
current financia data to be provided to the Office of Legidative Budget Assistance.
Representative Chandler reported he will submit additional questions through the Committee
Chair.
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RSA 4:39-c DISPOSAL OF HIGHWAY OR TURNPIKE FUNDED REAL ESTATE:

LRCP 13-004 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.

On a motion by Senator Rausch, seconded by Representative Lerandeau, that the
Committee approve the request of the Department of Transportation, Bureau of Right-of-Way, to
sell and release its interest in a 1,539 square foot portion of the Limited Access Right-of-Way
located on the westerly side of the FE Everett Turnpike (Interstate 293) in the City of Manchester
directly to Allard Family L.C. for $4,100, which includes an $1,100 Administrative Fee, subject
to the conditions as specified in the request dated January 18, 2013. MOTION ADOPTED.

LRCP 13-009 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 Senator Larsen, seconded by Representative Cloutier, that the Committee
approve the request of the Department of Transportation, Bureau of Right-of-Way, to sell a2 +/-
acre parcel of State owned land located along the northerly side of NH Route 10 in the Town of
Piermont by sealed bid process to the general public by amending LRCP 11-028, originaly
approved August 23, 2011, to decrease the minimum bid requirement from $25,100 to $7,600,
which includes an $1,100 Administrative Fee, subject to the conditions as specified in the request
dated February 11, 2013. MOTION ADOPTED.

LRCP 13-011 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 Representative Cloutier, 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 Coldwell Banker for aterm of six (6) months, for the sale of a
4.4 +/- acre parcel of State owned land located on the corner of Radburn Street, Smyth Road and
Mammoth Road, with the parcel also being located on the easterly side of Interstate 93 in the
City of Manchester for the current listing price of $150,000, allowing negotiations within the
Committee’s current policy guidelines, and assess an $1,100 Administrative Fee, subject to the
conditions as specified in the request dated February 13, 2013. This item (LRCP 11-032) was
originally approved by the Long Range Capital Planning and Utilization Committee on
November 3, 2011, with subsequent approved action taken on (LRCP 12-045) September 18,
2012. The vote was postponed as Senator Boutin had temporarily stepped away from the
meeting.

LRCP 13-012 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.
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On a motion by Senator Rausch, seconded by Representative Lerandeau, that the
Committee approve the request of the Department of Transportation, Bureau of Right-of-Way, to
sell two (2) parcels of land (0.94 +/- acre and 0.1 acre) located on the easterly side of US Route
3/NH Route 11 in the Town of Tilton directly to the Town of Tilton for $14,700, which includes
an $1,100 Administrative Fee, subject to the conditions as specified in the request dated February
15, 2013. MOTION ADOPTED.

Upon the return of Senator Boutin the Committee acted on LRCP 13-011.

LRCP 13-011 Department of Transportation — On a motion by Representative Cloutier,
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
Coldwell Banker for aterm of six (6) months, for the sale of a4.4 +/- acre parcel of State owned
land located on the corner of Radburn Street, Smyth Road and Mammoth Road, with the parcel
also being located on the easterly side of Interstate 93 in the City of Manchester for the current
listing price of $150,000, allowing negotiations within the Committee’'s current policy
guidelines, and assess an $1,100 Administrative Fee, subject to the conditions as specified in the
request dated February 13, 2013. Thisitem (LRCP 11-032) was originally approved by the Long
Range Capita Planning and Utilization Committee on November 3, 2011, with subsequent
approved action taken on (LRCP 12-045) September 18, 2012. MOTION ADOPTED.

LRCP 13-013 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 Rausch, seconded by Senator Boutin, that the Committee
approve the request of the Department of Transportation, Bureau of Right-of-Way, to extend the
listing agreement with NAI Norwood Group for aterm of six (6) months for the sale of a 11.7
acre (4.735 hectare) parcel of State owned land with buildings located at 41 Range Road (easterly
side of NH Route 111), just south of Searles Road in the Town of Windham for the current
listing price of $1,250,000, alowing negotiations within the Committee’'s current policy
guidelines, and assess an $1,100 Administrative Fee, subject to the conditions as specified in the
request dated February 20, 2013. Thisitem (LRCP 12-019) was originally approved by the Long
Range Capital Planning and Utilization Committee on April 3, 2012. MOTION ADOPTED.

RSA 4:40 DISPOSAL OF REAL ESTATE:

LRCP 13-005 Department of Administrative Services — Michael Connor, Director, Plant
and Property Management, Department of Administrative Services, presented the request and
responded to questions of the Committee.

Representative Campbell reported that he had received a phone call from the Mayor of
Nashua to inform the Committee that the City of Nashua was interested in the property and was
waiting to receive the property appraisal, and requested that the Department of Administrative
Services send the appraisal to the City.
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On amotion by Representative Campbell, seconded by Senator Stiles, that the Committee
table the request of the Department of Administrative Services to enter into a listing agreement
with NAI Norwood Group, allowing negotiations within the Committee’s current policy
guidelines, for aterm of up to one year to sell the former Nashua District Court property located
a 25 Wanut Street (including one building of approximately 19,459 sguare 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. MOTION ADOPTED.

LRCP 13-006 Department of Administrative Services — Michael Connor, Director, Plant
and Property Management, Department of Administrative Services, presented the request and
responded to questions of the Committee. Also present to respond to questions of the Committee
was Chris Norwood, from NAI Norwood Group.

On a motion Senator Larsen, seconded by Representative Cloutier, that the Committee
approve 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 year to sell the property located at
247-249 Pleasant Street (including two buildings totaling approximately 5,356 square feet and
approximately 0.989 acres of land) in the City of Concord for a price to be determined at a later
date with further approva of the Committee, plus an $1,100 Administrative Fee, as specified in
the request dated January 17, 2013. It is the understanding of the Committee that the Department
will return before the Committee within 60 days to seek approval to sell the property at the
highest and best price. MOTION ADOPTED.

LRCP 13-007 New Hampshire Fish and Game Department — Richard Cook, Land Agent,
N.H. Fish and Game Department presented the request and responded to questions of the
Committee. James Rines, representing his aunt and uncle, abutters, was present to address the
Committee and respond to questions.

On amotion by Senator Boutin, seconded by Representative Cloutier, that the Committee
approve the request of the New Hampshire Fish and Game Department for the sale of a 0.58 acre
parcel of land located on Conner Pond Road in the Town of Ossipee for $11,500, plus an $1,100
Administrative Fee, to abutters, Bruce and Marion Rines of Ossipee, as specified in the request
dated January 17, 2013. The Long Range Capital Planning and Utilization Committee tabled the
original request (LRCP 12-062) November 27, 2012, whereupon it died on the table. MOTION
ADOPTED.

RSA 4:40 DISPOSAL OF REAL ESTATE, AND RSA 228:67 DISPOSITION OF ACQUIRED
OR ABANDONED RAIL PROPERTIES:

LRCP 13-008 Department of Transportation — Louis Barker, Railroad Planner, Bureau of
Rail and Transit, Department of Transportation presented the request and responded to questions
of the Committee.
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On a motion by Senator Rausch, seconded by Senator Boutin, that the Committee
approve the request of the Department of Transportation, Bureau of Rail and Transit, to enter into
a Sale agreement with the Town of Windham for a 1.01 acre parcel of land located on the State-
owned Manchester & Lawrence railroad corridor in Windham, for $7,000, and assess a $1,100
Administrative Fee, as specified in the request dated February 4, 2013. MOTION ADOPTED

MISCELLANEOUS:

On a motion by Representative Chandler, seconded by Representative Lerandeau, that as
policy, the Long Range Capital Planning and Utilization Committee authorize at the discretion of
the agency, the ability to negotiate within 10 percent of the listing price on all properties, unless
an exception is made by the Committee. MOTION ADOPTED.

On amotion by Representative Chandler, seconded by Representative Lerandeau, that the

Committee approve the current Commission Schedule for the 2013-2014 biennium. MOTION
ADOPTED.

INFORMATIONAL.:

The informational materials were accepted and placed on file.

DATE OF NEXT MEETING AND ADJOURNMENT

The next meeting of the Long Range Capital Planning and Utilization Committee will be
at the Call of The Chair. (Where upon the meeting adjourned at 4:49 p.m.)

Representative John R. Cloutier, Clerk



LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES
April 16, 2013

The Long Range Capital Planning and Utilization Committee met on Tuesday, April 16,
2013 at 2:00 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

Michael Connor, Department of Administrative Services

Representative Campbell called the meeting to order at 2:03 p.m.

NEW BUSINESS:

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

LRCP 13-019 Community College System of New Hampshire — Dr. Ross Gittell,
Chancellor, Community College System of New Hampshire and Greg Sancoff, CEO of Juliet
Marine Systems, Inc., presented the request and responded to questions of the Committee. Ron
Rioux, Vice Chancellor, and Michael Marr, Director of Financial Operations, Community
College System of New Hampshire were aso present to respond to questions of the Committee.

On a motion by Senator Boutin, seconded by Senator Stiles, that the Committee amend
and approve the request of the Community College System of New Hampshire, of the purchase
and sale agreement between the Community College System of New Hampshire and Juliet
Marine Systems, Inc. for the sae of 89.9 +/- acres, consisting of a 100,035 +/- square foot
building, located at 275 Portsmouth Avenue in the Town of Stratham, for $2,750,000, and the
waiver of the State's right of first refusal for the sale of the subject property, subject to the
conditions as specified in the request dated April 8, 2013. The Community College System of
New Hampshire will make payment to the State in three equa installments of $916,667 on the
latter of: July 1, 2013, July 1, 2014, and July 1, 2015; or the sale closing date, with subsequent
payments made 12 months and 24 months after said closing date. Committee approva was
granted subject to the Community College System of New Hampshire having first mortgage
position. MOTION ADOPTED.
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RSA 4:39-c DISPOSAL OF HIGHWAY OR TURNPIKE FUNDED REAL ESTATE:

LRCP 13-020 Department of Transportation — Phillip Miles, Chief of Property
Management, Bureau of Right-of-Way, and Harry Hadaway, Appraiser, Department of
Transportation presented the request and responded to questions of the Committee. William
Janelle, Director of Operations, Department of Transportation was also present to respond to
guestions of the Committee.

On amotion by Senator Boutin, seconded by Representative Cloutier, that the Committee
approve the request of the Department of Transportation, Bureau of Right-of-Way, to sell an
access point through the Limited Access Right-of-Way of Hackett Hill Road in the Town of
Hooksett directly to the Palazzi Corporation for $671,100, which includes a $1,100
Administrative Fee, subject to the conditions as specified in the request dated April 5, 2013.
MOTION ADOPTED.

DATE OF NEXT MEETING AND ADJOURNMENT

The next meeting of the Long Range Capital Planning and Utilization Committee will be
Tuesday, May 14, 2013 at 2:00 p.m. in Room 201 of the Legidative Office Building.

On a motion by Senator Boutin, seconded by Representative Campbell, that the meeting
adjourn. (Where upon the meeting adjourned at 2:32 p.m.)

Representative John R. Cloutier, Clerk
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OFFICE OF BUSINESS OPERATIONS

BUREAU OF FACILITIES AND ASSETS MANAGEMENT
Nicholas A. Toumpas

Commissioner 129 PLEASANT STREET, CONCORD, NH 03301-3857
603-271-9500 1-800-852-3345 Ext. 9500
Stephen J. Mosher Fax: 603-271-8149 TDD Access: 1-800-735-2964

Chief Financial Officer
January 17, 2013

Chairman

Long Range Capital Planning and Utilization Committee
L.0.B.—Room 201

Concord, New Hampshire 03301

REQUESTED ACTION

Pursuant to NH RSA 4:39-b, the Department of Health and Human Services is requesting approval of the
attached ten-year term new lease agreement with Levere — Horne Ossipee, LLC, 11 Court Street, Exeter, New
Hampshxre 03833. This new lease agreement will allow the Department to secure office spaee for its employees
and clients in a secure and efficient facility. The effective date for this agreement is upon Governor and Council
approval with an end date of August 31, 2023, with a total lease cost of $2,573,748.24. Occupancy of the
premises and commencement of rental payment shall be September 1, 2013, following completion of all
construction as specified.

EXPLANATION

The Department has started a series of District Office consolidations and moves to meet several
objectives: improved public access to services through greater use of technology and less dependence on physical
sites; greater access, safety and confidentiality provisions where direct client interactions are necessary; more
efficient use of office space; and more efficient use of energy. To date, the Department has closed its Salem
District Office and relocated both its Southern (Nashua) and Seacoast (Portsmouth) District Offices to help meet
those objectives. The Conway District Office was the next area to be reviewed.

A thorough assessment of caseload by Division and then by staff caseworker showed case growth in
many communities outside of Conway/North Conway town limits. As the caseload and population assessment
took shape a decision was made to add the communities of New Durham, Strafford, Milton and Farmington from
the Rochester District and Alton and Center Harbor from the Laconia District to the new region. Consideration
was given to travel patterns and access ways in the area to be served. Ossipee is geographically located in the
middle of the new region. Ossipee also enjoys three major thoroughfares of Routes 16, 28, and 171. The
Department of Health and Human Services believes that this offers the majority of the population w1thm the entire
region improved access. The Division of Family Assistance, Division for Children Youth and Families, Division
of Child Support Services and Bureau of Elderly and Adult Services will occupy this facility, housing forty-seven
employees.

As there have not been any previous, current or long-term plans to move the Department of Health and
Human Services’ Conway District Office into any State owned facility, the Department initiated a Request for
Proposal in October 2011. Limited available commercial real estate in the Ossipee area and the State’s stringent
{ease contract requirements present significant obstacles for building owners. The 2011 Request for Proposal was
able to provide one viable leasehold alternative to the existing facility.
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Due to program changes, which streamline the way the Department does business with its clients, the
current Conway District Office does not lend itself to transacting business this way. Although the Conway
Landlord presented an alternative renovation to the existing office, it did not meet the requirements of the
Department relative to function and cost effectiveness. The new facility best meets the needs of the Department,
not just in cost and effectiveness of function, but it is also in the centralized location to best service the needs of
the Department’s clients. The Conway District Office averages 265 square feet per person while the streamlined
Eastern QOffice will be approximately 228 square feet per person, saving approximately 1,715 square feet of space.

‘The proposed landlord reviewed other properties in the area with existing buildings and it was feit that no
existing building could be renovated to feasibly accommodate the space needed for the Department’s function,
therefore, the proposed new building. This building will not only assist in improving the economy in the Ossipee
area, but also encourage smart growth by locating development in an appropriate growth area. This is the former
location of & Drive-In-Theater, the new environmental friendly complex will be built on a fraction of the drive-in
site and at this time it does not appear that the landscape will be altered relative to trees and vegetation. The
proposal includes the construction of a new single-story office building for the Department of Health and Human
Services (no other State agencies were considering space in the Ossipee area at this time). The square footage to
" be occupied by the Department is approximately 10,732 square feet vs. the current Conway square footage of
12,447, The landlord plans to incorporate geothermal heating and air conditioning info the construction in order
o maximize savings on utilities for heating and air conditioning, making the building environmentally friendly.
There are no plans to use fossil fuels at this location.

Financially, a new lease for a new facility is the only feasible resolution for this District Office. The lease
proposal provided by Levere ~ Horne Ossipee, LLC, was offered to the Department as a ten-year lease, with no
options, with the rate structure as follows:

Term Per Square Foot Annual Rent Percent Increase
Year1 $23.25 $249.519.00 '

Year 2 $23.25 $249,519.00 0%

Year3 $23.60 $253,275.20 1.5%

Year 4 $23.60 $253,275.20 0%

Year 5 $23.95 $257,031.40 1.5%

Year 6 $23.95 $257,031.40 0%

Year 7 $24.31 $260,894.92 1.5%

Year 8 $24.3} $260,894.92 0%

Year 9 $24.80 $266,153.60 2%

Year 10 $24.80 - $266,153.60 0%

Total ten-year term $2,573,748.24 6.5% Increase over ten-year‘tenn

The lease approach was chosen over the purchase approach as the comparison of a lease vs. a purchase
revealed a savings with the lease of approximately $1,272,005 over the purchase. The purchase costs were
estimated using the State of New Hampshire, Department of Administrative Services, Bureau of Public Works,
Design And Construction Instruction For Estimating Capital Improvement Projects.

The new lease rate is structured to be payable as a full gross lease, inclusive of real estate taxes,
insurance, heat, electricity, janitorial services and common area maintenance (including snow plowing, snow
removal, general repairs and maintenance, HVAC repairs and maintenance, electrical repairs and maintenance,
water and sewer, and landscaping).



Chairman .

Long Range Capital Planning and Utilization Committee
Januvary 17, 2013

Page 3

Commencement of the Term of this lease agreement is contingent upon the Landlord in possession of a
binding Purchase and Sales agreement on the property and receipt of Town of Ossipee planning board approval.

Approval of this new lease will allow the Department of Health and Human Services to provide services
to the public in the Eastern Regjon more efficiently and effectively. Clients living in the surrounding area will
enjoy easier access to the District Office with services provided in a secure and confidential environment.

The area served by the Eastern District Office is the entire Carroll County and partial Belknap and
Strafford Counties.

Your approval of this new lease agreement to house the Department’s Eastern District Office is
appreciated. ‘

Respectfully submitted,

O-MA 7

Nicholas A. Toumpas
Commissioner

The Department of Health and Human Services’ Mission is to join communities and families in providing
opportunities for citizens 1o achieve health and independence.



F&P WHSE STOCK MNO. 4405

FORM -~ P.44
REV. 10/2008
STATE OF NEW HAMPSHIRE
DEPARTMENT OF ADMINISTRATIVE SERVICES
BUREAU OF PLARNING AND MANAGEMENT
STANDARD LEASE AGREEMENT
1. Parties to the Lease: WD O {‘
This indenture of Lease is made this 2 2 day of Clofesd, 2012 |, by the following parties:

1.} The Lessor {who is hereinafier referred to as the "Landlord") is:

Name: Levere —Horne Ossipee, LLC, c/o James J. Horne, CP Management, Inc,

{individual or corporate name) ' '

State of Incorporation: New Hampshlre

{if applicable)

Business Address: 11 Courd Street

Street Address (principal place of business) '
Exeter NH L 03833 ' {603} 778-6300
City State Zip Telephone number

1.2 The Lessee (who is hereinafier referred to as the "Tenant") is: THE STATE OF NEW HAMPSHIRE,
acting by and through its Director or Commissioner of.
Department Name: Department of Health and Human Services

Address: 12% Pleasant Sireet
Street Address (affivial location: af Tenant’s business ojj’ ce)

Concord NH 03301 S 1608) 2719501

City State Zip DR " Telephone number
WITNESSETH THAT: | |

2..  Demisc of the Premiscs:

For and in consideration of the rent and the mutual covenants and agreements herein contained, the Landlord hereby
demises to the Tenant, and the Tenant hereby leases from the Landlord, the following premises (hereinafier called the
"Premises™) for the Term, (as defined herein) at the Rent, (as deﬁned herem) and upon the terms and conditions
hereinafter set forth:
Location of Space to be leased: 9 Route 28
(street address, building name, floor on which the space Is located, and it siiite B of space)

Ossipee NH 03864 .

City - State - Zip

The demise of the premises consists of: gpproximately 10.732 square feat

(provide sguare footage of the leased space, attach floor plan as "Exhibit 4")

Demise of this space shall be together with the right to use in common, with others entitled thereto, the hallways,
stairways and elevators necessary for access thereto, and the lavatories nearest thereto. A floor plan depicting the
premises and delineating the extent of the leased space, is attached as Exhibit A hereto, and made a part hereot.

3. Effeetive Irate; Term; Delays; Extensions; and Conditions upon Commencement:
3.1 Effective Date: The effective dates of Agreement shall be:
Commencing on the 19th dayof - December |, inthe year 2012 . and ending on the
31st day of August , in the year 2023 . unless sooner terminated
in accordance with the Provisions hereof,

3.2 Occupancy Term: Occupaney of the Premises and commencement of rentals payments shall be for a term
{(hereinafter called the “Term™) of 10 vear(s) commencing on the Tst day of September, in
the year 2013,  unless sooner terminated in accordance with the Provisions hereof. /

Landiord Initials:
Date:

Page 1 of 62



3.3 Delay in Occupancy and Rental Payment Commencement: In the event of the Effective Date of the
Agreement being prior to that which is set forth for Occupancy Term in 3.2. herein, commencement of the
Tenant’s occupancy of the Premises and payment of rent shall be delayed until construction and/or renovation of
the Premises is complete and a copy of the “Certificate of Occupancy” (if said certificate is required by the local
code enforcement official having Jurlsdlction) for the Premises has been delivered to the Tenant; the parties hereto
agree this shall be upon the date set forth in 3.2 Occupancy Term herein. Upon this date the Tenant shall
commence payment of rent in conformance with the terms and conditions herein and as set forth in the Schedule
of Payments included and atiached hereto as “Exhibit B”. Notwithstanding the foregoing, commencement of
occupancy and rental payments shall be further conditioned upon all other terms and conditions set forth in the
Agreement herein,

A)Y “Completion” defined as “Substantlai Completion™: Notwithstanding anything contained in the
Agreement to the contrary, it is undersiood and agreed by both Parties that “complete” shall mean
“substantially completed”. “Substantial Completion” is defined as no leasehold improvement deficiencies
that wonld unreasonably adversely affect the Tenant’s occupancy and/or business operations, nor would
the installation or repairs of such deficiencies unredsonably adversely affect the Tenant’s business
operation. Notwithstanding the foregoing, nothing shall relieve the Landlord from their responsibility to
fully complete all agreed renovations set forth or attached hercto as Exhibit D herein.

3.4 Extension of Term: The Tenan’c shall have the option to extend the Term for (number of options) ero
Additional term(s) of year(s), upon the same terms and conditions as set forth herein, Notice from the
Tenant exercising their optlon 10 extend the term shall be glven by the Tenant delivering advance Written notice
to the Landlord no later than thirty (30) days prior to the expiration of the Term, or any extensions thereof.

See Exhibit E for text replacing Section 3.5 - .Sm z

3.5 Condltmns on f:he Commeneement and Extension of Term: ;0{‘5) {2

4.1 Rent: During the Term hereof and any extended Term, the Tenant shall pay the Landlord annual ren
(hereinafter called the "Rent™) payable in advance at the Landlord’s address set forth in Section 1 above, in
twelve equal monthly installments. The first snch installment shall be due and payable on the following date:
(insert month, date and year) Seplember 1, 2013
The rent due and payable for each year of the term, and any supplemental provisions affecting or escalating
said rent or specifying any additional payments for any reason, shall be as set forth in a Schedule of Payments
made a part hereto and attached herein as “Exhibit B”.

4.2 Taxes and other Assessments: The Landlord shall be responsible for, and pay for, all taxes and other
assessment(s) applicable to the Premises.

Landiord Initials:* |
Date: |
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Conditional Obligation of the State:

Notwithstanding any provisions of this Lease to the contrary, it is hereby expressly understood and agreed by the
Landlord that all obligations of the Tenant hereunder, incinding without limitation, the continuance of payments
hercunder, are contingent upon the availability and continued appropriation of funds, and in no event shall the
Tenant be liable for any payments hereunder in excess of such available appropriated funds. In the event of a
reduction or termination of appropriated funds, the Tenant shall have the right to withhold payment until snch
funds become available, if ever, and shall have the right to terminate this Lease in whole or in part immediately
upon giving the Landlord notice of such termination. The State shall not be required to transfer funds from any
other account in the event funding for the account from which the “rent” specified for the lease herein is terminated
or reduced. It is further expressly understood and agreed by the Landlord that in the event the State of New
Hampshire makes available State owned facilities for the housing of the Tenant the Tenant may, at its' option,
serve thirty (30) days written notice to the Landlord of its intention to cancel the Lease in whole or in part.
Whenever the Tenant decides to cancel the Lease in whole or in part under this Section the Tenant shall vacate ali
or part of the Premises within a thirty (30) day period. The Lease to the portion of the Premises vacated shall
henceforth be canceled and void, while the Lease to the portion of the Premises still occupied shall remain in
effect; with a pro rata abatement of the rent made by the parties hereto.

6. Utilities: Select one of the following standard clauses specifying the party(s) responsible for the provision of utilities

L]

indicating the applicable clause with an “'x”. If neither clause provides an adequate or accurate explanation provide a
detailed explanation as a “Special Provtszon 7 in “Exhibit £ herein,

The Landlord shall furnish all utilities and the Tenant shall remit reimbursement for their provision no later than thirty
(30) days after receipt of Landlord’s copy of the utility invoice(s). Any exceptions to the forgoing specifying certain
utilities which the Landlord will provide with no reimbursement payment from the Tenant shall be listed in the space
below:

Exceptions:

OR:
The Landlord shall at their own and sole expense furnish all wtilities, the Tenant shall make no reimbursement. Any
exceptions to the forgoing specifying certain utilities that the Tenant shail be responsibie for arranging and making
direct payment to the provider thereof shall be listed in the space below:
Exceptions: Tenani solely responsible for ielephone, datg and security survellionce services with
direct payment to provider thereof.

6.1 General Provisions: The Landlord agrees to furnish heat, ventilation and air-conditioning to the Premises in
accordance with current industry standards as set forth by the American Industrial Hygiene Association or AITHA
and the American Society of Heating, Refrigeration and Air-Conditioning Engineers, Inc. or ASHRAE during the
Tenant’s business hours, the indoor air temperature of the Premises shall range from 68° F to 75° F during the
winter, and 69° F to 76° F in the summer; if humidity control is provided relative humidity in the Premises shall
range from 30% to 60%. During the Tenant's business hours heating, ventilation and air-conditioning shall afso be
provided to any common hallways, stairways, elevators and lavatories which are part of the building to which the
Premises are a part. The Tenant agrees that provision of heating, ventilation and air-conditioning is subject to '
reasonable interruptions due to the Landlord making repairs, alterations, maintenance or improvements to the
system, or the infrequent occurrence of causes bevond the Landlord's control. All Heating and Ventilation Contrel
systems and filters shall be cleaned and maintained by the Landlord in accordance with ASHRAE and AIHA
standards, and in conformance with the provisions of Section 8 “Maintenance and Repair” herein, and in a manner
sufficient to provide consistent compliance with the State of New Hampshire's Clean Indoor Air Standards" (RSA
10:B). If the premises are not equipped with an air handiing system that provides centralized air-conditioning or
humidity control the provisions set forth herein regarding these particular systems shall not apply.

6.2 Sewer and Water Services: The Landlord shall provide and maintain in geod and proper working order all sewer
and water services to the Premises. Provision of said services shall include payment of all charges, expenses or
fees incurred with provision of said services. All sewer and water services shall be provided and maintained in
conformance with all applicable regulatory laws and ordinances.

Landlord Initials:
Date:
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6.3

Electrical and Lighting: The Landlord shall furnish all electrical power distribution, outlets and lighting in
compliance with the most current National Electrical Code standards. Lighting fixtures throughout the Premises
shall be capable of providing illumination levels in accordance with ANSI/IES Standards for Office Lighting in
effect on the date of commencement of the term herein. Lighting for exterior areas and other applications shall
conform fo the recommended levels in the current IES Lighting Handbook in effect on the date of commencement
of the term herein.

7. Use of Premises:
The Tenant shall use the premises for the purpose of:

office space far its employees engaged in the delivery of health and human services and/or

any related partnership with any other State agency

and for any other reasonable purposes that may arise in the course of the Tenant's business.

8. Maintenance and Repair by the Landlord:
8.1 General Provisions: The Landlord shall at its own expense, maintain the exterior and interior of the Premises in

8.2

8.3

8.4

8.5

good repair and condition, including any "common" building spaces such as parking areas, walkways, public
lobbies, and restrooms, and including all haltways, passageways, stairways, and elevators which provide access to
the Premises. The Landlord agrees to make any and alt repairs and perform all maintenance to the Premises or any
appurtenance thereto, which may become necessary during the Term or any extension or amendment of the Term.
These repairs and maintenance requirements shall be fulfilled whether they are ordered by a public authority
having jurisdiction, requested by the Tenant, or are dictated by reasonable and sound judgment, and include but are
not limited to: The repair, and if necessary the replacement of any existent roof, walls, floors, doors and entry
ways, interior finishes, foundations, wimdows, sidewalks, ramps and stairs, heating, air-conditioning and
ventilation systems, plumbing, sewer, and lighting systems, and all operating equipment provided by the Landlord.
Maintenance shall also include timely and consistent provision of any and all pest control which may become
necessary within the Premises. Maintenance to areas or equipment which provide compliance with the Federal
"American's with Disabilities Act” (ADA) and/or any State or Municipal codes or ordinances specifying
requirements for architectural barrier-free access shall be performed regularly and with due diligence, in order to

ensure continuity of compliance with all applicable regulations. - The Landlord shall meet with the Tenant upon _

request and as necessary to review and discnss the condifion of the Premises.

Maintenance and Repair of Broken Glass: The Landlord shall replace any and all structurally damaged or
broken glass the same day that they are notified by the Tenant, or the damage is observed. In the event that the
Landlord is unable to procure and/or install the replacement glass within the same day, they shall notify the Tenant

- writing prior to the close of business that day, providing an explanation as to the cause of the delay and the date

the damage will be corrected. Tn the instance of delayed repair, the Landlord shall remove the damaged or broken
glass the same day it is noticed or reported, and secure the opening and/or damaged area to the satisfaction of the
Tenant.

Recycling: The Landlord shall cooperate with the Tenant to meet the requirements for waste reduction and
recycling of materials pursuant to all Federal, State, and Municipal laws and regulations which are or may become
effective or amended during the Term.

Window Cleaning: The Landlord shall clean both the exterior and interior surfaces of all windows in the Premises
annually. Window cleaning shall be completed no later than July 1* of every year.

Snow Plowing and Removal: The Landlord shall make best efforts to provide for rapid and consistent ice and
snow plowing and/or removal from all steps, walkways, doorways, sidewalks, driveway entrances and parking lots,
including accessible parking spaces and their access aisles, providing sanding and/or salt application as needed.
Plowing and/or removal shall be provided prior to Tenant’s normal working hours, however, additional work shall
be provided as needed during the Tenant’s working hours if ice accumulates or if more than a 2” build-up of snow
occurs. Best efforts shall be made to provide and maintain bare pavement at all times. In addition to the
foregoing, the Landlord shall provide plowing and/or ice and snow removal service with diligence sufficient to
maintain availability of the number of Tenant parking spaces designated in the Agreement herein for the Tenant’s
use, clearing said spaces within twelve (12) hours of snow and/or ice accumulations. The Landlord shall gweep
and remove winter sand and salt deposited in the above referenced areas by no later than June 1¥ of each ye

Date:
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8.6

8.7

8.8

Parking Lot Maintenance: Landlord shall maintain and repair all parking lot areas, walks and access ways o the
parking lot; maintenance shall include paving, catch basins, curbs, and striping. Provision of parking lot
maintenance shall incluode but not be limited to the following:

A) Inspect pavement for cracks and heaves semi-annually. Monitor to identify source of craekmg, if excessive
moisture is found under pavement surfaces due to poor drainage, remove pavement, drain properly, and
replace with new pavement.

B) Re-stripe the parking lot at least once every three (3) vears or as necessary to maintain clear designation of
spaces, directional symbols and access aisles,

C) Maintain all parking lot and exterior directional signage, replacing sxgns as necessary when substantially
faded, damaged or missing.

Site Maintenance: Landlord shall maintain and provide as follows:

A) The Landlord shall maintain all lawns, grass areas and shrubs, hedges or trees in a suitable, neat appearance and
keep all such arcas and parking areas free of refuse or litter. Any graffiti shall be promptly removed.

B) The Landlord shall maintain and repair all exterior lighting fixtures and bulbs, providing same day maintenance
and repair when possible.

() The Landlord shall clean and wash all exterior cleanable/washable surfaces and repaint all painted surfaces,
inclnding remarking painted lines and symbols in the parking lot and access lanes thereto, once every three
years, except where surfaces are in disrepair in advance of this time frame, which case it shall be required ona .
more frequent basis.

D) The Landlord shall regularly inspect and maintain the roof, including cleaning of roof drains, gatters, and
scuppers on a regular basis, and timely control of snow and ice build-up. Flashings and other roof accessories
shall be observed for signs of deterioration with remedy provided prior to defect. If interior leaks are detected,
the cause shall be determined and a solution implemented as quickly as possible to prevent damage to interior
finishes and fixtures. Landlord shall inspect roof seams annually, especially at curbs, parapets, and other
places prone to leaks, investigate any ponding, etc. All work on the roof shall be conducted so as to maintain
roof warranty,

Heating Ventilation and Air Conditioning (HVAC): The HVAC system in the Premises shall be maintained
regularly and with due diligence in order to ensure continuous compliance with the standards set forth by the State
of New Hampshire NH “Clean Indoor Air” act (RSA 10:B) and in accordance with current industry standards set
forth by the “American Industrial Hygiene Association” (AIHA) and the “American Society of Heating,
Refrigeration and Air—Conditioning Engineers Inc.” (ASHRAE). All HVAC air filters shall be replaced on a
semi-annual basis; and the air filters nsed in the HVAC system shall provide the greatest degree of particulate
filtration feasible for use in the Premise’s air handling system. All HVAC condensate pans shall be emptied and
cleaned on a semi-annual basis. The Landlord shall keep a written record of the dates the required semi-annual
HVAC maintenance is provided, snbmitting a copy of this record io the Tenant on the annual anniversary date of
the agreement herein. Any moisture incursions and/or leaks into the Premises shall be repaired immediately, this
shall include the repair and/or replacement of any HVAC component which caused the incursion, and the
replacement of any and all interior surfaces which have become moisture ladened and cannot be dried in entirety to
prevent possible future growth of mold.

A) Maintenance of Air Quality Standards: In the event that the referenced statutory requirements for indoor air
quality are not met at any time during the term, the Landlord agrees to nndertake corrective action within ten
(10) days of notice of deficiency issned by the Tenant. The notice shall contain documentation of the
deficiency, inclnding objective analysis of the indoor air quality. _

B) Landlord and Tenant agree to meet as requested by either party and review concerns or complaints regarding
indoor air quality issues. In the event of any issue not being resolved to the mutual satisfaction of either party
within thirty (30) days of such meeting, an independent qualified and licensed professional shall be retained to
prepare an obijective analysis of air quality, mechanical systems and operations/maintenance procedures.
Should the analysis support the complaint of the Tenant, the cost of the report and corrective actions shall be
borne by the Landlord. Should the report fail to support any need for corrective action or be the result of
changes in occupancy coant or space uses by the Tenant from the time of initial occupancy, the cost of the
independent consultant shall be borne by the Tenant.

Landlord Initials:
Date:
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C) In addition to other provisions of this section, the Landlord hereby agrees to make their best effort to replace
any and all malfunctioned HVAC systems or parts the same day that they are notified or observe the damage.
In the event that the Landlord is unable to procure and/or install the replacement part, section or unit within
said day, the Landlord must notify the Tenant in writing prior to the close of business that day to provide an
explanation as fo the cause for the delay and the date the deficiencies will be corrected. In this case, the
Landlord shall provide temporary air circulation or heat to accommodate the Tenant until the deficiency is
remedied.

8.9 Maintenance and Repair of Lighting, Alarm Systems, Exit Signs ete:

Maintenance within the premises shall include the Landlord’s timely repair and/or replacement of all lighting
fixtures, ballasts, starters, incandescent and fluorescent lamps as may be required. The Landlord shall provide
and maintain all emergency lighting systems, fire alarm systems, sprinkler systems, exit signs and fire
extinguishers in the Premises and/or located in the building to which the Premises are a part in conformance with
requirements set forth by the State of New Hampshire Department of Safety, Fire Marshall’s office and/or the
requirements of the National Fire Protection Agency (NFPA). Said systems and fire extinguishers shall be tested
as required and any deficiencies corrected. A report shall be maintained of all testing and corrections made, with
a capy of the report furnished to the Tenant no later than thirty (30) days after each semi-annual update to the
report.

8.10 Interior finishes and surfaces:
Any and all suspended ceiling tiles and insulation which becomes damp and/or water marked shall be replaced
{tiles shall match existing in texture and color) no later than three (3) days from the date the damage or water
-incursion is reported by the Tenant or observed by the Landlord. The Landlord shall clean and wash all interior
- washable surfaces and repaint all interior painted surfaces in colors agreeable to the Tenant at least once every
five years, except where surfaces are in disrepair in which case it shall be required on a more frequent basis. -

-8.11 Janitorial Services: Provision of janitorial services to the Premises shall be as described below, and as specified
-in a schedule of services that shall be attached as “Exhibit C” hereto. :

- [ Janitorial Services shall be provided by the Landlord, as defined and spec1ﬁed in the schedule of services
. attached as Exhibit C hereto.
: ' OR:

O Jénit_oriai Services shall be provided by the Tenant, as defined and specified in the schednle of services
_ attached as Exhibit C hereto.

8.12 Failure tc Maintain, Tenant’s Remedy: 1f the Landlord fails to maintain the Premises as provided herein, the
Tenant shall give the Landlord written notice of such failure. If within ten (10) calendar days afier such notice is
given to the Landlord no steps to remedy the condition(s) specified have been initiated, the Tenant may, at their
option, and in addition to other rights and remedies of Tenant provided hereunder, contract to have such
condition(s) repaired, and the Landlord shall be liable for any and all expenses incurred by the Tenant resulting
from the Landlord's failure. Tenant shall submit documentation of the expenses incurred to the Landlord, who
shall reimburse the Tenant within thirty (30) days of receipt of said documentation of work. If the Landlord fails
to reimburse the Tenant within thirty (30) days, the Tenant shall withhold the amount of the expense from the
rental payment(s), reimbursing the Landlord only after the cost of any and all repair expenses have been
recovered from the Landlord.
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16.

Manner of Work, Comphlance with Laws and Regulations: All new construction, renovations and/or alterations

to existing buildings, hereinafter known as “work” shall conform to the following:

All work, whether undertaken as the Landlord’s or Tenant’s responsibility, shall be performed in a good

workmanlike manner, and when completed shaill be in compliance with all Federal, State, or municipal statute’s

building codes, rles, gnidelines and zoning laws. Any permits required by any ordinance, law, or public
regulation, shall be obtained by the party (Tenant or Landlord) responsible for the perfonmnance of the construction
or alteration. The party responsible shall lawfully post any and all work permits required, and if a “certificate of
occupancy™ is required shall obtain the “certificate” from the code enforcement authority having jurisdiction prior
to Tenant occupancy. No alteration shall weaken or impair the structure of the Premises, or substantially lessen its
value. All new construction, alterations, additions or improvements shall be provided in accordance with the

Tenant’s design intent plans, specifications and schedules, which shall be attdched to and made a part of the

Agreement herein as Exhibit D,

2.1 Barrier-Free Accessibility: No alteration shall be undertaken which decreases, or has the effect of
decreasing, architecturally Barrier-free accessibility or the usability of the building or facility below the
standards and codes in force and applicable to the alterations as of the date of the performance. If existing
elements, (such as millwork, signage, or ramps), spaces, or common areas are altered, then each such
altered element, space, or common area shall be altered in a manner eompliant with the Code for Barrier-
Free Design (RSA 275 C:14, ABFD 300-303) and with all applicable provisions for the Americans with
Disabilities Act Standards for Accessible Design, Section 4.4.4 to 4.1.3 “Minimum Requirements” (for
new constriction).

9.2 Work Clean Up: The Landlord or Tenant, upon the occasion of performing any alteration or repair work,
shall in a timely manner clean all affected space ar}d surfaces, removing all dirt, debris, stains, soot or
other accumulation caused by such work.

9.3 State Energy Code: New construction and/or additions that add 25% or greater to the gross floor area of
the existing building to which the Premises are a part and/or that are estimated to exceed one million
($1,000,000) in construction costs, or renovations that exceed 25% of the existing gross floor area, shall
conform to all applicable requirements of the State of New Hampshire Energy Code

9.4 ' Alterations, ete.: The Tenant may, at its own expense, make any alterations, additions or improvements to
the premises; provided that the Tenant obtains prior written permission from the Landlord to perform the
work. Such approval shall not be unreasonably withheld.

9.5 Ownership, Removal of Alerations, Additions er lmprovements: All alterations, additions or
improvements which can be removed without causing substantial damage to the Premises, and where paid
for by the Tenant, shall be the property of the Tenant at the termination of the Lease. This property may
be removed by the Tenant prior to the termination of the lease, or within ten {10) days after the date of
termination. With the exception of removal of improvements, alterations or renovations which were
provided under the terms of the Agreement herein, the Tenant shall leave the Premises in the same
condition as it was received, ordinary wear and tear excluded, in broom clean condition, and shall repair
any damages caused by the removal of their property.

New constraction, Additions, Renovations or Improvements to the Premises:

The following provisions shall be applicable to the Agreement herein if new construction, improvements or
renovations are provided by the Landiord: The Tenant and Landlord have agreed that prior to Tenant occupancy
and the commencement of rental payments the Landlord will complete certain new construction, additions,
alterations, or improvements to the Premises, (hereinafter collectively referred to as "Improvements") for the
purpose of preparing the same for the Tenant's occupancy. Such improvements shall be provided in conformance
with the provisions set forth in Section 9 herein and in conformance with the Tenant’s schematic and design intent
specifications and plans set forth and/or attached hereto as Exhibit D. It shall be the Landlord’s responsibility to
provide any and all construction drawings and/or specifications, inclusive (if required for conformance with
applicable permitting process) of provision of licensed architectural or engineering stamp(s), and abiding by all
review and permitting processes required by the local code enforcement official having jurisdiction . In connection
with these improvements the Landlord warrants, represents, covenants and agrees as follows:

Landlord Initials: ! é
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10.1 Provision of Wark, etc.: Unless expressly otherwise agreed by both parties, all improvements shall be made at
the Landlord's sole expense, with said provision amortized into the Rent set forth herein.

A) In the event Tenant has agreed to the Landlord making certain improvements that are not included
within those provided at the sole expense of Landlord or not amortized within the Rent, payment shall
either be paid in total after Landlord has successfully completed all agreed improvements, or be paid
in accordance with a payment schedule which shall withhold a proportion of the total payment until
after Landlord has successfully completed the agreed improvements. Tenant’s total additional
payment and agreed payment schedule shall be set forth in the Agreement herein as a provision within
Exhibit B “Schedule of Payments” herein and be listed as a separate section to the Schedule of
Payments.

10.2 Schedule for Completion: All improvements shall be completed in accordance with the specifications, plans
and schedules attached as Exhibit D hereto, and shall be completed on or before the date set forth in section 3.2
herein for commencement of the “Occupancy Term”.

10.3 Landlord's Delay ia Completion; Failare to Complete, Tenant's Options: If by reason of neglect or willful
failure to perform on the part of the Landlord improvements to the Premises are not completed in accordance
with Exhibit D, or any other provisions of the agreement herein, or the Premises are not completed within the
agreed time frame, the Tenant may af its' option:

A) Termination of Lease: Terminate the Lease, in whwh event all obligations of the parties hereunder
shall cease; or

B) Occupancy of Premises "As is": Occupy the Premises in its current condition, provided a
“certificate of occnpancy” has been issued for the Premises by the code enforcemnent official having
jurisdiction, m which event the rent hereunder shall be decreased by the estimated proportionate cost
of the scheduled irnprovcments reflecting the Landlord's failure to complete the improvements. The
decreased rent shall remain in effect untll such time the landlord completes the scheduled
improvements; or

C) Comp]etmn of Improvemeats by Tenant Complete the improvements at Tenant’s own expense,
in which case the amount of money expended by the Tenant to complete the improvements shall be
offset and withheld against the rent to be paid hereunder; or

D) Delay Oceapancy: The date for Tenant occupancy and commencement of rental payments set forth in
Section 3.2 herein, shall at the Tenant’s option, be postponed until possession of the Premises is
given. In such instance the “Schedule of Payments” set forth in Exhibit B herein shall be amended to
reflect the delayed inception date of the Tenant’s rental and occupancy, with the date far termination
also revised to expire the same number or years and/or months thereafter as originally set forth in the
Agreement herein. Commencement of the amended Agreement shall be subject to the provisions of-
paragraph 3.5 herein. :

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

Signs: Tenant shall have the right to erect a sign or signs on the Premises identifying the Tenant, obtaining the
consent of the Landlord prior to the installation of the signs; such consent shall not be unreasonably denied. All
signs that have heen provided by the Tenant shall be removed by them, at their own expense, at the end of the
Term or any extension thereof. All damage due to such removal shall be repaired by the Tenant if such repair is
requested by the Landlord.

Landlord Initials:
Date .
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13. Inspection: Three (3) months prior io the expiration of the Term, the Landiord or Landlord's agents may enter the
Premises during all reasonable working hours for the purpose of inspecting the same, or making repairs, or for
showing the Premises 10 persons interested in renting it, providing that such entrance is scheduled at least 24 hours
notice in advance with the Tenant. Six {(6) months prior to the expiration of the term, the Landiord may affix to
any suitahle part of the Premises, or of the property to which the Premises are a part, a notice or sign for the
purpose of ketiing or selling the Premises.

14. Assignment and Sublease: This lease shall not be assigned by the Landlord or Tenant without the prior writien
consent to the other, nor shall the Tenant sublet the Premises or any portion thereof without Landlord’s wiitten
consent, such consent is not to be unreasonably withheld or denied. Notwithstanding the foregoing, the Tenant
may sublet the Premises or any portion thereof to a government agency under the auspices of the Tenant witheut
Landlord's prior consent.

See Exhibif E for text replacing Section 15 Insurance
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losses suffered by the Tenant, and from and against any and all claims, liabilities or penalties asserted by, or on behalf
of, any person, firm, corporation, or public authority: '
16.3 Acts or Omissions of Landlord: On accouns of, or based upon, any injury to a person or loss or damage to
property, sustained or occurring, or which is claimed to have been sustained or to have occurred on or about
the Premises, on account of or based upon the act, omission, fault, negligence or misconduct of the Landlord,
its agents, servants, contractors, or employees. '

16.2 Landlord’s Failure to Perform Obligations: On account of or resulting from, the failure of the Landlord to
perform and discharge any of its covenants and obligations under this Lease and, in respeci to the foregoing
from and against all costs, expenses (including reasonable attorney’s fees) and liabilities incurred in, or in
connection with, any such claim, or any action or proceeding brought therean; and in the case of any action or
proceeding being brought against the Tenant by reason of any such claim, the Landlord, upon notice from
Tenant shall at Landiord's expense resist or defend such action or proceeding.

16.3 Tenant's Acts or Omissions Excepted: Notwithstanding the foregoing, nothing contained in this section
shall be construed to require the Landlord to indemnify the Tenant for any loss or damage resulting fr
acts, servants, and employees. Notwithstanding the foregoing, nothing herein contained shall be deéméd o
constitute a waiver of the sovereign immunity of the State, which immunity is hereby reserved to the/St

Landlord Initialss
Date:
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17. Fire, Damage and Eminent Domain: The Tenant and Landlord agree that in the event of fire or other damage to the

i8.

Premises, the party first discovering the damage shall give immediate notice to the other party. Should all or a portion
of the Premises, or the property to which they are a part, be substantially damaged by fire or other peril, or be taken by
eminent domain, the Landlord or the Tenant may elect to terminate this Lease. When such fire, damage or taking
renders the Premises substantially unsuitable for their intended use, a just and proportionate abatement of the rent shall
be made as of the date of such fire, damage, or taking, remaining in effect until such time as the Tenant’s occupancy
and use has been restored in entirety.
17.1 Landlord’s Repair: In the event of damage to the Premises that can be repaired within ninety (90) days:
A) No later than five (5) days after the date of damage to the Premises, the Landlord shall provide the
Tenant with written notice of their intention to repair the Premises and restore its previous condition;
and,
B) The Landlord shall thereupon expeditiously, at their sole expense and in good and workmanlike manner,
underiake and complete such repairs that are necessary to restore the Premises to its previous condition.
C) The Landlord may provide alternate temporary space for the Tenant until such time that the Premises are
restored 10 a condition that is substantially smitable for the Tenant’s intended use. Alternate temporary
space is subject to the acceptance of the Tenant. Should said temporary space provide less square
footage and/or limited services for the Tenant’s use, a proportionate abatement of the rent shall be made.

17.2 Tenant’s Remedies: In the event the Premises cannot be repaired within ninety (90) days of said fire or other
cause of damage, or the Tenant is unwilling or unable to wait for completion of said repair, the Tenant may, at its
sole discretion, terminate the agreement herein effective as of the date of such fire or damage, without hablhty to
the Landlord and without further obligation to make rental payments.

17.3 Landlord’s Right To Damages: The Landlord reserves, and the Tenant grants to the Landlord, all rights which -
the Landlord may have for damages or injury to the Premises, or for any taking by eminent domain, except for
damage to the Tenant's fixtures, property, or equipment, or any award for the Tenant's moving expenses.

Event of Defanlt; Termination by the Landlord and ihe Tenant:
18.1 Event of Defanlt; Landlord's Termination: In the event that: o
A) Tenant’s Failure to Pay Rent: The Tenant shall default in the payment of any instaliment of the rent, or
any other sum herein specified, and such default shall continue for thirty (30) days afier wrltten notice
thereof; or
B) Tenant's Breach of Covenants, etc.: The Tenant shall default in the observation of or performance of,
any other of the Tenant’s covenants, agreements, or obligations hereunder and such default is not
corrected within thirty (30) days of written notice by the Landlord to the Tenant specifying such defanlt
and requiring it to be remedied then: The Landlord may serve ten (10) days written notice of
cancellation of this Lease upon the Tenant, and npon the expiration of such ten days, this Lease and the
Term hereunder shall terminate. Upon such termination the Landlord may immediately or any time
thereafter, without demand or notice, enter into or upon the Premises (or any part thereon) and repossess
the same.

18.2 Landlord's Defanlt: Tenant's Remedies: In the event that the Landlord defanlts in the observance of any of the
Landlord's covenants, agreements and obligations hereunder, and such default shall materially impair the
habitability and use of the Premises by the Tenand, and is not corvected within thirty (30) days of written notice
by the Tenant to the Landlord specifying such default and requiring it to be remedied, then the Tenant at its
option, may withhold a proportionate amount of the rent until such defanlt is cured, or it may serve a written five
(5) day notice of cancellation of this Lease upon the Landlord, and upon the expiration of such a five day period
the Lease shall terminate, 1T any such defaulf of the Landlord does not materially impair the habitability and nse
of the Premises by the Tenant, the Landlord shall cure such defanlt within thirty (30) days of written notice or
within a reasonable alternative amount of time agreed upon in writing by Tenant, failing which, Tenant may
terminate this Lease upon ten (10) days written notice to Landlord. -

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

Landlord Initials:
Date:
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19.  Surrender of the Premises: In the event that the Term, or any extension thereof, shall have expired or terminated,
the Tenant shall peacefully quit and deliver up the Premises to the Landlord in as good order and condition,
reasonable wear, tear, and obsolescence and unavoidable casualties excepted, as they are in at the beginning of the
term of this lease, and shall surrender all improvements, alterations, or additions made by the Tenant which cannot be
removed without causing damage to the Premises. The Tenant shall remove all of its' personal property surrendering
the Premises to the Landlord in broom clean condition.

20. Hazardous Substances:

20.1

Disclosure: The Landlord warrants that fo their knowledge and belief, the Premises are free of present or
potential contamination which may impact the health or safety of the occupants; examples include but are not
limited to: hazardous sgbstances such as asbestos, lead and/or mold.

20.2 Maintenance/Activity Compliance: In the event hazardous materials are present, the Landlord further warrants

that all custodial, maintenance or other activities on the Premises will be conducted in compliance with
applicable statues, regulations and/or accepted protocols regarding the handling of said materials.

20.3 Action to Remove/Remediate: The Landlord shall promptly take all actions that may be necessary to assess,

20.4

remove, and/or remediate Hazardous Substances that are on, or in the Premises or the building to which the
Premises is a part. Said action shall be to the full extent required by laws, rules, accepted industry standard
protocols and/or other restrictions or requirements of governmental authorities relating fo the environment,
indoor air quality, or any Hazardous Substance. Notwithstanding the foregoing, the provisions of 20.5 herein
regarding Asbestos shall prevail.

Non-Permitted Use, Generation, Storage or Disposal: The Tenant shall not cause or permit Hazardous
Substances to be used, generated, stored or disposed of in the Premises or the building to which it is a part. The
Tenant may, however, use minimal quantities of cleaning fluid and office or household supplies that may

constitute Hazardous Substances, but that are customarily present in and about premises used for the Permitted.

Use. - o

20.5 Asbestos: . :

A) No later than thirty (30) days after the inception of the term herein, the Landlord shall provide the Tenant
with the results of an asbestos inspection survey of the Premises and any common areas of the building
which may affect the Tenant occupants or its clients. The inspection shall identify all accessible asbestos
in these areas of the building and shall be preformed by a person certified in accordance with State law
and satisfactory to the Tenant. The results of the inspection shall be made a part of the Agreement herein.

B) In the esvent that asbestos confaining material are identified which are in the status of “significantly
damaged” or “damaged” (as described in “40 CFR 763”) these materials shall be abated in a manner
satisfactory to the Tenant, including provision of acceptable air monitoring using Phase Contrast
Microscopy.

C) In the event that asbestos containing materials are identified, but which are not damaged, the Landlord
shall install an operations and maintenance program satisfactory to the Tenant which is designed to
periodically re-inspect asbestos containing materials and to take corrective action as specified in 20.5 (b)
above when appropriate. Results of such re-inspections and all air quality monitoring shall be provided to
the Tenant within 14 (fourteen) days of completion.

20.6 Material Safety Data Sheets (MSDS)

A) The Landlord shall submit MSDS for any and all materials, including cleaning products, introduced to the
Premises to the Tenant prior to use. This will enable the Tenant to review submittals for possible adverse
health risks associated with the products.

B) At time of occupancy by the Tenant, the Landlord shall provide the Tenant with MSDS for all products
incorporated into the Work., This submittal shall be provided in duplicate form presented in three ring
binders, categorized in Construction Standards Institute (CSI) format.

Landlord Initials: ’
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21.

22.

Broker's Fees and Indemnification: The I.andlord agrees and warrants that the Tenant owes no commissions, fees or
claims with any broker or finder with respect to the leasing of the Premises. All claims, fees or commissions with any
broker or finder are the exclusive responsibility of the Landlord, who hereby agrees to exonerate and indemnify the
Tenant against any such claims.

Notice: Any notice sent by a party hereto to the other party shall be deemed to have been duly delivered or given at the
time of mailing by registered or certified mail, postage prepaid, in a United States Post Office, addressed to the parties
at the addresses provided in Section 1 herein.

23. Required Property Management and Contact Persons: During the Term both parties shall be responsible for issuing -

written notification to the other if their contact person(s) changes, providing updated contact information at the time of

said notice,

23.1 Property Management: Notwithstanding the provisions of Section “22 Notice”, the Landlord shall employ
and/or identify a full time property manager or management team for the Premises who shall be responsible for
addressing maintenance and security concerns for the Premises and issuing all reports, testing results and general

maintenance correspondence due and required during the Term. The Landlord shall provide the Tenant with the

information listed below for the designated management contact person for use during regular business hours
and for 24-hour emergency response use.

LANDLORID'S PROPERTY MANAGEMENT CONTACT:

Name:_ James J. Horne

Title:_ President, CPManagement, Inc. .

Address:_11 Court Street, Exeter, NH 03833 Phone; (603) 778-6300

Email Address:_javh@cpmanagement.com

23.2 Tenant’s Contact Person: Notwithstanding the provisions of Section “22 Notice”, the Tenant shall employ
and/or identify a designated contact person who shall be responsible for conveying all facility concerns regarding
the Premises and/or receiving all maintenance reports, testing results and general correspondence during the
term. The Tenant shall provide the Landlord with the information listed below for the designated contact persan.
TENANT’S CONTACT PERSON;

Name:_Leon Smith
Title:_Administrator, Department of Administrative Services
"Address:_]29 Pleasant Street, Concord, NH 03301 Phone;_(603) 271-9502

Email-Addr_ess: Hismith@dhhs state.nh.us

24. Landlord’s Rélétion to the 'Sta:te of New Hampskire: In the performance of this Agreement the Landlord is in all

respects an independent contractor, and is neither an agent nor an employee of the State of New Hampshire (the
“State”). Neither the Landlord nor any of its officers, employees, agents or members shall have authority to bind the
State or receive any benefits, workers’ compensation or other emoluments provided by the State to its employees.

25, Compliance by Landlord with Laws and Regulations/Equal Employment Opportonity:

25.1 Compliance with Laws, etc: In connection with the performance of the Services set forth herein, the Landlord
shall comply with all statutes, laws, regulations and orders of federal, state, county or municipal authorities
which impose any obligations or duty upon the Landlord, including, but not limited to, civil rights and equal
opportunity laws. In addition, the Landlord shall comply with all applicable copyright laws.

A)  The Tenant reserves the right to offset from any amounts otherwise payable to the Landlord urder this
Agreement those liquidated amounts required or permitted by N.H. RSA 80:7 through RSA 80:7-¢ or any other
provision of law.

25.2 Discrimination: During the term of this Agreement, the Landlord shall not discriminate against employees or
applicants for employment because of race, color, religion, creed, age, sex, handicap, sexual orientation, or
national origin and will take affirmative action to prevent such discrimination.

25.3 Funding Source: If this Agreement is funded in any part by monies of the United States, the Landlord shall
comply with all the provisions of Executive Order No. 11246 (“Equal Employment Opportunity”), as
supplemented by the regulation of the United States Department of Labor (41 C.F.R. Part 60), and with any
rules, regulations and guidelines of the State of New Hampshire or the United States issued to implement these
regulations. The Landlord further agrees to permit the State or United States access to any of the Landlogd’s

Landlord Initials: /2
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books, records and accounts for the purpose of ascertaining compliance with all rules, regulations and orders,
and the covenants, terms and conditions of this Agreement.

26. Personnel:
The Landlord shall at its’ own expense provide all personnel necessary to perform any and/or ali services which they
have agreed to provide. The Landlord warrants that all personncl engaged in the services shall be qualified to perform
the services, and shall be property licensed and otherwise authorized to do so under all applicable laws.

27. Bankruptey and Insolvency: If the Landlord’s leasehold estate shall be taken in execution, or by other process of
law, or if any receiver or trustee shall be appointed for the business and property of the Landlord, and if such execution
or other process, receivership or trusteeship shall not be discharged or ordered removed within sixty (60) days after the
Landlord shall receive actual notice thereof, or if Landlord shall be adjudicated a bankrupt, or if Landiord shall make a
general a551gnment of its leasehold estate for the benefit of creditors, then in any such event, the Ténant may terminate
this lease by giving written notice thereof to the Landlord.

28. Miscellanecous:

28.1 Extent of Instrument, Chowe of Laws, Amendment, etc.: This Lease, which may be execwted in a
number of counterparts, each of which shall have been deemed an original but which shall constitute one
and the same instrument, is to be construed according to the laws of the State of New Hampshire. It is to
take effect as a sealed instrument, is binding upon, inures to the benefit of, and shall be enforceable by the
parties hereto, and to their respective successors and assignees, and may be canceled, modified, or amended
only by a written instrument executed and approved by the Landlord and the Tenant.

28.2 No Waiver or Breach: No assent by either party, whether express or implied, to a breach of covenant,
-condition or obligation by the other party, shall act as a waiver of a right for action for damages as a result of
such breach, nor shall it be construed as a waiver of any subsequent breach of the covenant, condition, or
obligation.

28.3 Unenforceable Terms: If any terms of this Lease, or any application thereof, shall be invalid or
unenforceable, the remainder of this Lease and any application of such terms shall not be affected thereby.

28.4 Meaning of "Landlord" and "Tenant": Where the context so allows, the meaning of the term "Landlord"
shall include the employees, agents, contractors, servants, and licensees of the Landlord, and the term
"Tenant™.shall include the employees, agents, contractors, servants, and licensees of the Tenant.

28.5 Headings: The headings of this Lease are for purposes of reference only, and shall not limit or define the
meaning hereof,

28.6 Entire Agreement: This Lease embodies the entire agreement and understanding between the parties
hereto, and supersedes all prior agreements and understandings relating to the subject matter hereof.

28.7 No Waiver of Sovercign Immunity: No provision of this Lease is intended to be, nor shall it be,
interpreted by either party to be a waiver of sovereign immunity.

28.8 Third Parties: The parties bereto do not intend to benefit any third parties, and this agreement shall not be
construed to confer any such benefit,

28.9 Special Provisions: The parties' agreement (if any) concerning modifications to the foregoing standard
provisions of this lease and/or additional provisions are set forth in Exhibit E attached and incorporated
herein by reference.

28.10 Incompatibic Use: The Landlord will not rent, lease or otherwise furnish or permit the use of space in this
building or adjacent buildings, or on land owned by or within the conirol of the Landlord, to any enterprise
or activity whereby the efficient daily operation of the Tenant would be substantively adversely affected by
the subsequent increase in noise, odors, or any other obiectionable condition or activity.

Landlord Initials:
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IN WITNESS WHEREOF; the parties hereto have set their hands as of the day and year first written above.

TENANT: The State of New Hampshire, acting through its' Department of Health and Human Services

Authorized hy: (full name and title) M /%‘A"'"_

Steph &l Mosﬁer Chief Financial Officer

LANDLORD: (fill name of corporation, LLC or individualy Levere - Horye Ossipee, LLC

Anthorized by: (Jull name and title) - //é,u,\_u_ ,/// Céwa ’[/éhd A rM

Signature
Print; A /4\,«.9__/ ar(ptfanngeld

ame & Title

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

OF: A CLdD HRWIPSHI 26 COUNTY OF: _~ RoCICin6 i 13 1o

UPON THIS DATE (insert full date)y O CTo#LE V. LR, 2.0 )3 . , appeared before
e (print fill name of notary)  }/ /é PAEA /}/’ / L)/ L ACEVE... the undersigned officer personally

appeared (insert Landlord’s signature) A0k

-
who acknowledged him/herself to be (prigs officer's tztle\vand the name of rhe corporation fm)é_ 4. H'&)ﬂ g
ﬁL, CO Mﬂﬂ’d}@qﬂ LWJ& - { U\SL (/);S Df); ﬁfl_ and that as such

Officer, they are authorized to do so, executed the foregoing instrument for the purposes therein contained, by signing

him/herseif in the name of the corporation.
In witness whereof I herennto sef my hand and official seal. (provide notary signature and sealy
Sler. QHaihee, nloTr s

W' dati /2211

APPROVALS:

" Recommendation(s} regarding the approval of the Agreement herein issued by the "Architecturai Barrier-Free Design
Committee” of the "Governors' Comumission on Disability” have been set forth in a “Letter of Recommendation” which has
been aftached herefo and made part of the Agreement herein by reference.

Approved hy the Departmment of Justice as to form, suhstance and execntion:

Approval date: SN - 2902

Approving Attorney: _¥fazc, Y2 AEAA C_,
Uepnne @ - Hervieds Allerire
Approved by the Governor and Execntive Council: W

Approvali date:

Signature of the Deputy Secretary of State:

Landlord Initials:=]
Date:
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The following Exhibits shall be included as part of this lease:

EXHIBIT A
DEMISE OF TENANT PREMISES

PartI Floor Plan of the Demised Premises: insert or attach hereto an accurate architecturally drafted floor plan(s) of
the Premises. llustrate and/or note within the plans the extent of the premises designated for the Tenant’s exclusive use, as
well as any “shared” space(s) to which the Tenant shall have use and access, such as shared entrance lobbies, stairs,
elevators and-rest rooms. Floor plan(s) shall include depiction of the location of the Premises within the building to which
it is a part, depiction of public and staff entrances, windows, rest rooms, and description of the basic functional areas such
as office, storage, conference, or reception spaces.

l. The demised premises shall be approximately 10,732 square feet of single floor, ground level
space which shall be provided in a new building to be constructed by the Landiord in
accoerdance with the Agreement herein.

2. The interior layout of the demised premises shall be as shawn in the foliowing attached plan
titled “Exhibit A-1 Demise of Tenant Premises”

Part 1 Parking Layout: attach hereto a site plan, sketch or detailed description of any parking areas designated for the

use of the Tenant during the Term herein. Illustrate and/or note all parking spaces designated for the Tenant's exclusive
 use, or shared use in common with others, and/or spaces, which may be used by the general public. Specify all parking
spaces, access aisles and accessible paths of travel provided for conformance with barrier-firee access requirements for the
Premises and/or the building fo which the Premises are a part.

3. The Tenant shall have use of all parking spaces provided by the Landlord on the site serving the
demised premises; use of such parking shail be at no additional cost to the Tenant.

4. The Tenant shall be sofely responsible for se’rhng and enforcing any restrictions or guidelines for
the use of the parking spaces.

5. tandlord shall provide parking and access to the demised premises in conformonce with the
specifications set forth in “Exhibit D” herein and the reqmremen’rs of all applicable municipal
codes or regulations.

6. The layout aof the site, parking spaces omd access driveways, walkways sholl be similar to that
shown in the attached drawing titled “Exhicit A-2 Schematic Site and Parking Pion.
Notwithstanding the foregoing the Tenant acknowledges the gctual layout may vary and shall
accept such variances contingent upon provision of all criteria set froth in “Exhibit D Tenon’f
Improvement Specifications”

Landlord Initials: { /7./
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EXHIBIT A-1

DEMISE OF TENANT PREMISES
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EXHIBIT A-2

DEMISE OF TENANT PREMISES — SiTE AND PARKING PLAN
(Architectural Sketch Of Proposed Site And Parking Plan)
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EXHIBIT B
SCHEDULE OF PAYMENTS

PartI: Rental Schedule: Insert or attach hereto a schedule documenting all rental payments due during the initial
Term and during any extensions to the Term. Specify the annual rent due per year, the resulting approximate
cost per square fool, monthly rental payments due, and the total rental cost of the Term. Define and provide
methodology for any variable escalation (such as Consumer Price Index escalation) clauses which may be
applied towards the annual remt, sefting forth the agreed meaximum cost per annum and term.

The Premises are comprised of approximately 10,732 square feet of space {as set forth in
“Section 2" and “Exhibit A" herein). These figures have been used to calculate the rental costs
of the Premises set forth in the “Rental Schedule” below. The Tenant shall pay the monthly and
annual costs set forth in the “Rental Schedule”,

After the Effective Date of the Agreement forth in Section 3.1 herein the Landlord shall have uniil
the date set forih for commencement of the “"Occupancy Term” in Section 3.2 herein to
complete construction of the Premises. Rental payments far the Premises shall commence
upon the “"Occupancy Term™ and be in accordance with the “Rental Schedule” herein.

TEN (10} YEAR RENTAL SCHEDULE

Approximate
: Approximate Cost % Increase Over

Term Dates Per Square Foot Monthly Rent  Annual Rent  Previous Year
Year 1 9/1/2013 - 8/31/2014 $23.25 $20,793.25 $249,519.00

Year 2 | 9/1/2014 - 8/31/2015 $23.25 $20,793.25 $249,519.00 0%
Year 3 9;;1/2015 —8/3112016 $23.60 $21,106.27 $253,275.20 1.5%
Year 4 9/1/2016 — 8/31/2017 $23.60 $21,106.27 $253,275.20 0%
Year 5 9/1/2017 - 8/31/2018 $23.95 $21,419.28 $257,031.40‘ 1.5%
Year 6 9/1/2018 — 8/31/2019 $23.95 $21,419.28 $257,031.40 0%
Year 7 9/1/2019 — §/31/2020 $24.31 $21,741.24 $260,894.92 1.5%
Year 8 9/1/2020 — 8/31/2021 $24.31 $21,741.24 $260,894.92 0%
Year 9 9/1/2021 - 8/31/2022 $24.80 $22,179.47 $266,153.60 2%
Year 10 9/1/2022 - 8/31/2023 $24.80 $22,179.47 $266.153.60 0%

Total ten-year term
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EXHIBIT B Coutinued:

Part II:  Additional Costs; Disclose and specify any additional Tenant costs or payments which are not part of the
“rent” set forth in “Part I above but due and payable under the terms of the Agreement herein. Disclosure
to include the dates or time frames such payments are due, and if applicable a “schedule of payments ” for any
instaliments to be paid towards the total additional payment.

Additional Payments: Additional payments may be made to the Landlard by the Tenant as
unencumbered payments under this cgreement for alterations, renovations and modifications
ta the subject premises, up to $1,000.00 per event, not to exceed a maximum of $5,000.00 per
year, subject to the mutual agreement of both the Landiord and the Tenant and without
further approval of the Govermor and Council for the duration of this iease agreement as
indicated in Section 3.1 of the General Provisions.

Page 19 of 62



ATTACHMENT TO EXMIBIT B
TENANT'S FISCAL YEAR SCHEUDLE OF RENTAL PAYMENTS

Squere' Foof Monthiy

State Fiscal Yeoar Month Rate Payment Yearly Total  Fiscal Year Total
2014 9M/2013 § 23.25 $ 20,793.25
1012013 § 0 2325 $§ 20,793.25
11/1/2013 § 2325 § 20,793.25
12M1/2013  § 2325 § 20,793.25
1112014 § 23258 $ 20,793.25
2MP2014 § 2325 § 20,793.25
3/1/2014 $ 2325 § 2079325
4/1/2014 § 2325 $§ 20,793.25
5M/2014 § 2325 § 20,793.25
8/1/2014 § 2325 § 20,793.25 $ 207,932.50
2015 742014 $ 2325 $§ 2079325
8/1/2014 % 2325 §$ 2079325 §$ 249519.00
9/1/2014 § 2325 § 20,793.25
10/1/2014  $ 2325 $ 20,793.25
11/1/2014  § 2325 § 20,793.25
12/11/2014  § 2325 $ 20,793.25
1172015  $§ 2325 $ 20,793.25
2M/2016  § 2325 § 20,793.25
32015 § 2325 § 20,793.25
4/1/2016  $§ 2325 $ 20,793.25
512015 § 2325 § 20,793.25
6M1/20156 $ 2325 % 2079325 $  249,519.00
2018 7/1/2015 $ 2325 $ 20,793.25
8M/2016 § 2325 § 2079325 §  249,519.00
9/1/2015 § 2360 § 21,108.27
10M1/2015 $ 2360 $ 21,108.27
11172015 $ 2360 $§ 21,106.27
1211/2015 $ 2360 $ 21,108.27
112016 & 2360 § 21,1068.27
212016 § 2360 $ 21,108.27
018§ 2360 § 21,108.27
412016 $ 2360 $ 21,108.27
5M1/2016 § 2360 § 21,108.27
612016 $ 2360 § 21,108.27 $ 252,649.17
2017 7/1/2016 $§ 23.60 § 21,1068.27 ‘ : '
8M/2016 $ 2360 $ 21,106.27 § 253,275.20
9/1/2018 § 2360 § 2110827
10172016 & 2360 § 2110827
HMM2016 § 2360 §& 21,108.27
12/1/2018 § 2360 $ 2110827
1712017 % 2360 $ 21,108.27
22017 $ 2360 $ 21,106.27
32017 $ 2360 § 21108627
Landlord Initials:
Date: |
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2018

2019

2020

2021

2022

41172017
51112017
6/172017
72047
8/1/2017
9112017
10/1/2017
11/1/20%7

121172017

1/1/12018
2/172018
3/1/2018
41112018
5/1/2018
6/1/2018
7/1/2018
8/1/2018
9/1/2018
10/172018
11/1/2018
12/172018
1/1/2019
21112019
31172019
4/1/2019
5112049
61112019
7/1/2019
8/1/2019
9/1/2019
10/1/2019
11/1/2019
12/1/2019
11142020
21172020
3/1/2020
41112020

- 5/1/2020 -

61112020
71172020
8/1/2020
912020
10/1/2020
11/1/2020
12/1/2020
11112021
21142021
3112021
4/1/2021
5/1/2021
6/1/2021
71172021
8172021

B I R A - R B N R s s R A i R R - R s o R R AR e - e s S S R s B L R R s i R R s =

23.80
23.60
23.60
23.60
23.60
23.95
23.85
23.95
23.95
23.95
23.95
23.95
23.95
23.95
23.95
23.95
23.95
23.95
23.95
23.95
23.95

23.95
23.95

23.95
23.95
23.95
23.85
23.95
23.95
24.31
24.31
24.31
24.31
24.31
24.31
24.31
24.31
24.31
24.31
24.31
24.34
24.31
24.31
24.34
24.31
24.31
24.31
24.31
24.31
24.3%
24.34
24.31
24.31

59 65 65 LA A 0 0 R Y 5 tH Y BH LA D PO AU D AR GR L AR DD RN DR LS h R RSN R R R RS h O H

21,106.27
21,106.27
21,106.27
21,106.27
21,106.27
21,419.28
21,419.28
21,419.28
21,419.28
21,419.28
21,419.28
21,419.28
21,419.28
21,419.28
21,419.28
24,419.28
21,419.28
21,419.28
21,419.28
21,419.28
21.419.28
21,419.28
21,419.28
21,419.28
21,419.28

'21,410.28

21,419.28
21,419.28
21,419.28
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,744.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
21,741.24
24,741.24
21,744.24
21,741.24
21,741.24
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$

$ 25327520

253,275.20

$

3 256,405.37

257,031.40

$ 257,031.40

$ 26703140

$

$ 260,251.00

260,894.92

$

$ 260,894.92

260,894.92
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2023

2024

Total Rent

9/1/2021
10/1/2021
11/1/2021
12/1/2021

17112022
2/1/2022

3M12022

41172022
5/1/2022
6/1/2022
71112022
8/1/2022
9/1/2022
10/1/2022
117172022
12/1/2022

1/1/2023
2172023
3/1/2023
4/1/2023
5/1/2023
6/1/2023
7/1/2023
8/1/2023

24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
24.80
2480
24.80

24.80

2480
24.80

& A G A £ G 5 LH LA CF BF CHA €1 A €N & B € £H o7 &R B Eh &

22,179.47
22,179.47
22,179.47
22,179.47
22,179.47
22.179.47
22,179.47
22,179.47
22,179.47
22,179.47
22,179.47
22,179.47
22,179.47

22,179.47

22,179.47
22,179.47

- 22,179.47

22,179.47
22,179.47

- 22,179.47

22,179.47
22,179.47
22,179.47
22.179.47
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$ 265277.15

$ 266,153.60

$ 266,153.60

$ 266,153.60 $ 44,358.93

$ 2,5673,748.24 § 257374824
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EXHIBIT C

JANITORIAL SERVICES: specify which party shall be responsible for provision of janitorial services o the Premises
fand/or poriions of the Premises) duving the Term. Specify what those services shall include, and how often they shall be
provided. Provide any additional information required for clarvification of duties and scheduling.

Jonitorial services 1o be provided by Landlord os described in the “Stotement of Work for
Janitorial Services" and *Frequencies of Janitorial Services” descriptions provided within this
Section. All janitorial services sholl be provided by the Landlord os described at no additionof cost
to the Tenant, the cost shall be included in the “rent” set forth in “Exhikit B" herein.

Landlord Init_iai.s: :
Date:
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1-01.

1-02.

1-03.

1-04.

EXHIBIT C

STATEMENT OF WORK FOR JANITORIAL SERVICES

SCOPE: These specifications provide for accomplishing custodial services in a professional
ond workmanlike manner, in strict and complete compliance with these specifications ang
subject to the terms and conditions of this confract.

DESCRIPTION OF WORK: The work to be accomplished under this specification consisfs of
performing all custodial services as hereinafter specified in the attachments hereto.

HOURS OF SERVICE: All work is fo be performed after regular business hours. Work shall
commence nighfly, Monday through Friday at 6:00 pm.

DEFINITIONS OF SERVICES:

A. Sweeping - Includes brush or mop sweeping compound if required, or mechanical
brush-vacuum sweeping, without damage or disfigurement of furniture, doors or base frim.

B. Damp-Mopping - Cleaning of floor surfaces using cofton or sponge yarn mops,
appropriate stain removal agents, heated water and detergent, if required, using as small
amount of water as possible.

C. Buffing - Incluces buffing with tampico brush and periodic buffing with cylindrical floor
machine using fine steel wool cylinder to remove traffic marks, heavy soll, ete.

D. Hoor Scrubbing - Cleaning of floors by use of deck brush, cylindricai or disc type
machine, or gutomatic machine scrubber and defergent solufion using as small amount of
water as possible, followed by plain water rinse and pick-up. This scrubbing will be
followed by the application of one coat of wax or finish and buffing.

E. Foor-Dry-Cleaning - Cleaning fo remove marks, imbedded dirt and debris by buffing
with steel wool disc or drum on machine having vacuum soil pick-up.

F. Hoor Stripping - Removal or stripping of all wax or floor finish down to the flooring
material, using compound especially prepared for this purpose, with brush or steel wool
agitation as required, followed by rinsing with plain water to remove all wax or finish,
solution, dirt and film.

G. Primary Hoor Finishing - Application of two coats of water-emulsion wax or floor finish
with clean applicator over enfire floor affer stripping as above, with thorough buffing after
each coat. Wax and floor finish may not be used one after the other unless floor stripping
{see para F. above) is first accomplished.

H. Touch-Up of Floor Surfaces - Application of wax or finish in heavy iraffic areas between
primary floor finishing. This includes thorough damp-mop cleaning of entire area prior to
appiication of wax or floor finish, and buffing entire area after application of wax or finish.

I, High Dusting - Removal of dust from walls, ceilings, and other structural components;
equipment and fixtures above six-foot reach from floor, with hand dusters or vacuum

cleaner.
Landlord Initials:
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J. Resilient Floor Coverings - Includes linoleum - plastic asphalf, rubber and cork.

K. Vacuum Carpets {spat clean] ~ Vacuum dil carpeted common areas, heavy fraffic
areas and eniranceways.

L. Vacuum Carpets - Vacuum «all carpeted surfaces, inclusive of all offices and
workstatians.

M. Carpet Shampocing and Cleaning - Two acceptable metheds:

a. Hot Water Extraction: A truck-mounted hot water, approximately 180° at the
wand, {or steamn) exiraction system to be used. Prior fo carpef shampocing,
general vacuuming wilt be provided fo remove all particulates. In heavily soiled
areas, d pre-treatment of an aggressive alkaline-based solution will be used o
assist o break the bond between ground-in particulate and contaminants from
the carpet fiber. In extremely soiled areas, a pile lifter will alse be required.
Rinsing/extracting will be accompilished with a very mild acidic sclution or Ph
neutral water rinse cleaner, to remove soil and the detergent residue from past
cleanings. A high production unit, consisting of a cieaning wand with a
motorized power brush, will be used.

The process utitized fo be oécording to recommendations by the carpet
manufacturer and the Institute of Inspection Cleaning Restoration Cen‘lflccflon
(lICRC]), a frade organization.

b. Bonnet Cleaning: Thoroughty vacuum ail carpeted areas to remove ail surfoce

particles prior to performance of cleaning. Mist/spray cleaning product onto

- carpet, utilize bonnet (rofary buffer with absorbent pads) carpet cleaner

machine to remove soil particles and change cleaning pads once they become
dirty. '

1-05. SUPPLIES AND EQUIPMENT: The LANDLORD will furnish all supplies and equipment for
accomplishment of all work. LANDLORD's equipment shall be of the size and fype suitable
for accomplishing the various phases of work described herein, shaill operate from existing
sources of efectrical power and shall have low noise tevel of operations. Equipment
considered to be improper or inadequate for the purpose shall be remcved from the job
and replaced with satisfactory equipment. All equipment shall be stored on site.

A. Mdaijor ltermns of Supplies:
Detergent, General Purpose
Soap, toilet (Floating White)}
Soap, toilet, powder - Plain and with Borax
Sweeping Compound
Polish - Metal
Wax, Floor, Water Emulsion - or TENANT approved substitute
Liquid floor finish - an acrylic resin floor finish acceptable as an alternate o water.
Waste Container Liners {plastic) '
Remover, Water Emulsion Type Floor Wax

B. Material and Supplies - The LANDLORD shall furnish all materials and supplies
required.

Landlord Initials:
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C. Supplies Used - Unless otherwise specified, supplies shall be of the highest quality and
most suifable type or grade far the respective work under cantract. Any item with
potentially flammable or otherwise harmiul qudalities shail not be used.

D. Personal Protection Equipment (PPE] - LANDLORD shalt be responsible to provide, instruct
and replace/upgrade as necessary, any and all PPE, as required ar recommended by
OSHA 1910.132 or  other such regulation, for all of their employees.

1-06. STIORAGE - The Tenant will not be responsible in any way for damage to the LANDLORD's
stored supplies, materials or equipment kept thraughout the buildings in janitor’s closets; or
the LANDLORD's employees’ personal belongings brought into the building; occasioned
by fire, theft, accident or otherwise.

1-07. LANDLORD QUALIFICATIONS:

A. Employees: The LANDLORD shall emplay only persannel skilled in janitorial work.
Because of possible contact with classified equipment or papers, no person shall be
employed whose loyalty to the United States is questionable. The LANDLORD assumes total
responsibility of their employees, subconfractors, agents and invitees.

1-08. SUPERINTENDENCE BY LANDLORD: The LANDLORD shall at all times during hours specified
for-service, provide an on-site working janitorial supervisor who can efficiently and
effectively communicate, in written and verbal forms, with both the Tenant and ta their
subordinate janitorial staff. Supervisar to provide adequate supervision of his employees to
ensure complete and satisfactory perforrmance of all work in accordance with information
as to how and where he/she or his/her representative can be contacted during the
regular business haurs (8:00 a.m. to 5:00 p.m.). Cnce a month the LANDLORD's agent will
cantact the Department's Manager of Administration fo go over any problems and/or
suggestions.

1-09. INSPECTION:
Daily inspection of all the LANDLORD's werk will be made by the Depoﬁmen’r s Manager of
Administration or his/her representative. The representative has authority to paint out to
the LANDLORD, incompiete cor defective work and necessary corrective measures, but
does not have authority to difer the terms ar conditions of the contract. In additian, the
on-site facility contact shall maintain a “Jani Log” to note any deficiencies and/or special
needs. LANDLORD is responsible to check this log daily, attend to reques’rs and initial when
complete.

1-10. STANDARDS: The fallowing standards shall be used in evaluation of cus‘rodlol services:

A. Dusting - A properly dusted surface is free of all dirt cmd dust, dust streaks, lint and
cobwebs, :

B. Plumbing Fixtures and Pispenser Cleaning - Plumbing fixtures and dispensers are clean
when free of all depacsits and stains so that item is left without streaks, dust, film, odor or
stains.

C. Sweeping - A properly swep’r'floor is free of all dirt, dust, grit, lint and debris except
imbedded dirt and grit.

D.. Spet Clegning - A surface adequately spot cleaned i free of all stains, deposits and is
sUbstantially free of cleaning marks.

. Landlord Initials: ‘
: ' Date
Page 26 of 62 //C" .




E. Damp Mapping - A satisfactarly damp-mopped floor is without dirt, dust, marks, fim,
strecks, debris or standing water, .

F. Metal Cleoning - Al clecned metal surfaces are without depaosits or tamish and with ¢
uniformly bright cppecarance. Cleaner is removed fram adjacent surfaces.

G. Glass Cleaning - Glass is clean when all accessible glass surfaces are without streaks,
film, depasits, and stains, and has a uniformly bright appecrance and adjacent surfaces
have been wiped clean.

H. Scrubbing - Scrubbing is satisfactorily performed when olf surfaces are without
imbedded dirt, cleaning solution, film, debris, stains and marks and standing water in aft
areas and flaor has a uniformly clean appearance. A plain weter rinse must fallow the
scrubbing pracess immediately.

I. Light-Fixture Cleaning - Light fixtures are clean when all components, including bulbs,
tubes, lenses and diffusers are without insects, dirt, lint, film and strecks. Al arficles
removed must be replaced immediciely.

J. Wall Clegning - After cleaning, the surfaces of all walls, ceilings, exposed pipes ond
equipment will have a unifarmly cleon appearance, free fram dirt, stains, strecks, lint and
cleaning marks, painted surfaces must not be unduly damaged. Hard finish wainscot or
glazed ceramic tile surfaces must be bright, free of film, streaks and depaosits.

K. Buffing_cf Floor Surfaces -~ All woxed and/or acrylic finished areas will be buffed
sufficiently for maximum glass, as to pravide the remaoval of surface dirt and yield a uniform
appearance.

SERVICES: The foilownng services shall be performed to comply with The afcrementioned
specified standords:

A. Cleaning Rest Rooms - This work includes cledning all plumbing fixtures; lavataries, toilet

bowls, group wash fountains, dispensers, baby changing stations; spot cleaning wainscot,
doors, stall partitions and all leaminate caunters as required; and filling all paper, soap and
feminine napkin dispensers as needed. Scouring powder may be uvsed on plumbing
fixtures or ceramic tile o remave stubbarn stains or depaosits. A tailet bowl cleaner may be
used for water closets and urinals if required, All staing or spats shall be remaved from
ceramic tile, wainscot and staff partitions using a-damp clath, with detergent and chlarine
bleach. Floars shall be dry swept and damp moepped. Shower walls shall be wiped dry

- and fthe floor cleaned.

B. Cleaning Sinks and Drinking Fountains - All items will be clecned using detergent or
scouring powder if required. Cabineis of water chillers shail be wiped clean with ¢ damp
clath. Any spillage on floars or walls adjacent fo fixture shall be wiped ¢lean with ¢ damp
cloih.

C. Sweeging All tile, woad ar concrete fioars, stairways, icndings and stoops shcll be
swept, using an approved sweeping compound and dust and debrs remaoved to
receptacles provided for this purpose outside the building.

D. Damp Mapping Flecrs - Damp mop all resilient floars, guarry tile and concrete §Ioors All
resilient floors shall be buffed. Note: Reséient floors may be dry clecned pr

Landlord Initialsy
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satisfactory results are demonstrated by the LANDLORD. Damp mopped resilient floors
shall be buffed with apprepriate brushes.

E. Scrubbing - Scrub all resilient flocrs, ceramic tile and smaoth concrete floors. Resilient
floors that have been scrubbed shall be waxed and buffed as specified.

F. Prime Waxing - Primary wax resilient flooring wax shall be applied os recommended by
the manufacturer cf the product fumished. Primary waxing shall follow immedictely the
operation of wax removal or stripping and scrubbing.

G. Stripping and Wax Removal - Wax removal shall be accemplished on all resilient flcors.
All dirt, stain, old wax and debris shall be completely removed down to the original flocring
material. When floors are completely clean and dry, cpply two coafs of wax and buft
ecch coat, =

H. Buffing - Touch up wax and/or finish and buff after damp mopping all resilient flooring in
entrances, lobbies and corridors.

l. Glass Cleoning - Clean ali mirrors, glass cases, windaws and glass at building entrances,
using plain water or cleaning solution prepared for this purpose. Adjacent rim shall be
wiped clean with a damp cloth. Scouring powder or ammonia shail not be used. Doors
and windows shall be washed on bath sides.

J. Cleaning Interior Walls and_Ceilings - When not atherwise washed, clean all interior

painted  walls, partitians and ceiling surfaces and windcew frim, except acousticdl
maierial. Beginning at the highest point, dust shall be first removed from all surfaces,
exposed overhead pipes and equipment with untreated dusters or by vacuuming.
Cobwebs shailt be removed with an upward stroke to avoid streaking.

K. Cleaning Wainscot and Laminate Counter Tops - Clean alt file or impervious finish
wainscot, lominate ccunter tops, toilet stall partitions and doors.  Cleaning shall be
accomplished with detergent solution and sponge followed by plain water rinse and
drying with o clean cloth. Abrcsive cleaners will not be used on painted or resilient
surfaces. All spillage ar marking of adjacent surfaces shall be wiped clean with ¢ damp
cloth.

L. Cleaning Doors and Trim: Clean dcors:and adjacent trim nct ctherwise cleaned.

M. Dusting Horizontal Surfaces Other Than Furmniture, Fixtures and Equipment - Dust with
treated dust cloth or vacuum all horizontal surfcces of windows, radiators, baseboards and
other horizontal surfcces in reach from the fioor.

N. Empty Waste Receptacles - Empiy all wasie receptacles, inclusive of all exterior
cigarette receptacles, and remove trash and paper from building and deposit in
collection facilities provided fer this puroose by Landlord.

0. Washing Waste Receptacles - Wash specified waste receptacles to keep in sanitary
condition. Washing shall be accamplished with brush and detergent solution. Use of
steam or cleaning agents harmful to paint or receptacie material will not be permitted.
Recepiacles will be left free cf depasits, stains, dirt streaks and odor.

Landlord Initials*7" r
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i-13.

P. Clean Light Fix‘rures - Dust all accessible components of incandescent and fluorescent
light fixtures including bulbs, fubes, lenses and diffusers with a cloth or yarn duster. Clean
fixtures with a damp cloth at freguencies indicated.

Q. Mat Cleaning - Clean all dirt, removing mats at en’rronce and remave dll dirt and dust
deposits underneath.

R. Metal Clegning and Polishing - All door and rest room hardware shall be polished using
approved polishing compound.

S. Dust and Wash Vertical/Horizontal - Vertical/Harizontal blinds shall be dusted with soft
cleths, dusters, brushes manufactured tor this purpcse, or vacuumed. Blinds fo be washed
shall be removed from the windows and thoroughly washed, rinsed and dried befare
reinstalling at proper windows.

1. Turning off Lights — Janitorial staff shall be responsible ta turn off interior lights after the
conclusion af their nightly operotions.

CLEAN UP: All supplies, equipment and machines shall be kept free of fraffic lanes or other
areas where they might be hazardous and shall be secured at the end of eocch work
periad in areas provided for this purpose. Cloths, mops, or brushes, containing residue cf
wax or other combustible material subject to spontaneous ignitian, shalf not be disposed of

~or stored within the buiiding or dumped in the on site disposal facility. LANDLORD shall be

responsible to legally dispose of any and all hazardous or flammakble materials as required
by law. Al dirt and debris resulting from work under this contfract shall be disposed of each
day at the completion of work. Only biodegradable cleaning solutions shall be disposed
of in plumbing fixtures provided for this purpose.

LOST, FOUND OR MISSING ARTICLES: Al unclaimed artficles found in or about the work
arecs by the LANDLORD will be turned in immediately to the Tenant's District Office
Manager of Operations located at this facility.

SNOW. AND ICE REMOVAL: To be provided in conformance with Secfion 8.5 of the
Agreement herein.

SUPPLIES: The LANDLORD will fumish supplies fo fill alt dispensers in the rest rooms and
lounge. This is fo include toilet paper, paper towels, sanitary teilet seat covers, baby
changing station bed liners, anfi-bacterial soap and sqni‘rcify napkins.

RECYCLING: The Landlord shall provide recycling collection, documentatian, and
repasitory services in accordance with the provisions of Exhibit D Part IV “Recycling” of the
Agreement herein.
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Exhibit C Continued:

FREQUENCIES OF JANITORIAL SERVICES

SERVICE

BDAILY

WEEKLY

MONTHLY

QUARTERLY

SEMIANNUALLY

ANNUALLY

Fioors (Resilient)

Sweep/Dust Mop

X

Damp Mop

X

Damp Mop Entrances

X

Buff

Strip and rewax main corridors and
public areas

Scrub and apply one coat of wax

Walls

Clean

Spot clean (as required)

Dust (inciude piping ducts, etc.)

Woodwork and Doors

Clean

Spot clean walls, doors, trim, folding
doors, etc. as required

Dust

Light Fixtures

Dust

Damp Wipe

Diffusers: Damp Clean

Drinking Fountains

Clean

Dust horizontal surfaces of ali _
fixtures, ledges, woodwork, doors,
etc.

Waste Receptacles

Empty waste Receptacles

Wash waste Receptacles

Mat Cleaning -

Exterior Doors

Class Cleaning, Other

Metat Cleaning and Polishing (as

required) :
' High Dusting

Toilets

Clean Water Closets

Clean Urinals

Clean Wash Basins

Dispensers, fit and clean

Mirrors

Mop floors with disinfectant

Vacuum Carpets (spot clean)

bdRaibadtaitaibaite]

Vacuum Carpets

Window Cleaning - interior and
Exterior

Removal and replacement of window
screens as necessary

Skylight clean (if applicable)

Window covering

Clean and re-hang

Carpet Cleaning

*Hot Water Extraction Method

Bonnet Cleaning Method

Recycling

X

* Hot Water Exiraction at 12 months replaces quarterly Bonnet Cleaning

Page 30 of 62

Landlord Initials:

Date:

' Hor

' 9 /L



EXHIBIT b

Provisions for Architectnrally Barrier — Free Accessibility, "Clean Air” compliance, Improvements and Recycling

Part]

PartII

Architecturally Barrier-Free access to the Premises conforming with all applicable codes and
regulations which are in effect as of the date of inception of the Term shall he provided nnless otherwise
agreed by the parties hereto and agreed by the “Architectural Barrier-Free Design Committee”, If
Barrier-Free access is deficient it shall be provided after the inceptinn of the Term herein by making
certain renovations and/or alterations to the Premises which shall include all recommendations set forth
by the State of New Hampshire’s “Architectural Barrier-Free Design Committee” (AB Committee) in
their “Eetier of Recommendation® which has been attached hereto and made part of the Agreement
herein by reference.

1. All renovations, new construction and alternations shall kbe provided as described in
the documents and drawings herein, and as set forth in Section “4.3 Permifts and
Testing” which requires compliance with all applicable building codes, including but
not limited to the Code for Barrier-Free Design for the State of New Hampshire {IBC
2006, ICC/ANSI A117.1-2003 citations}, the State Building Code {IBC 2006, ICC/ANSI
A117.1-2003, and NFPA 101 v.2003 citations} and the Americans with Disabilities Act
Standards for Accessible Design Code (ADAAG citations).  The Landlord’s
construction drawings and specifications — which shall be based upon the drawings
and documents herein - shall be submitied to the local authority having jurisdiction
{i.e. the building inspector} and the State of NH Architectural Barrier-Free Design
Committee for review and approval prior to commencement of work. Said drawings
and specifications shall be amended thereafter as needed to include provision and
conformance with any correciive comments or stipulations from the above
reference authorities provided said comments or s’rlpulchons are required for
conformance with the above referenced codes.

2. in addition to the foregoing. the Tenant shall provide an “ASSIS’nve i_ls’renlng System”

-in the client conference room of the Premises within thirty (30) days of the
commencement of the rental term. Provision said systems shall be in compliance
with the International Building Code {IBC} 2006 section 1108.2.6 “Assistive Listening
Systems".

Certification * from the State of New Hampshire Department -of Environmental Services
(“Environmental Services”) stating the Premises comply with the requirements of State of New
Hampshire RSA 10:B "Clean Indaor Air in State Boildings'' (“clean air”) as defined by Chapter Env-A
2200 has either been ohtained and a copy of said certification attached herein, or shall be obtained in
accordance with the following:

No later than thirty (30) days after the commencement of the Term herein the air quality of the
Premises shall be tested in confarmance with requirements sef forth in Chapter Env-A 2200 in
accordance with the requirements of the Agreement berein. No later than ten (I0) calendar days after
the “clean air” testing resulfs are received by the Landlord they shall be submitted to “Enviranmental
Services” in a manner which conforms ta their requirements requesting their review and certification of
compliance with “clean air” standards.

After the complefion of renovations, but prior fo Tenant's occupancy, the Landlord {at
Landlord’s sole expense) shall be responsible for hiring tfechnicians (who meet
“Environmental Services” criteria of professional accreditation) to perform the State of
New Hampshire "Clean Ailr” tests as set forth in “Environmental Services” Administrative
Rules Chapter Env - A2200. In accordance with these rules the landlord shall submit
nofarized air testing results within five (5) days of receipt of the resulls to the “State of
New Hampshire, Department of Envircnmental Services, “Indoor Alr Quality Program”,
Hazen Drive, P.O. Box 95, Concord, NH 03302-0095 for their review and certification of
compliance. After reviewing the testing results "Environmental Services” will either jss
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Part JiI

Part IV

a ‘“certificate of compliance” fo the Landlord, or send a letter delineating the
deficiencies. The Landlord shall consult with “Envircnmental Services” and the festing
lab that performed the inifial test fo gain their recommendation of how to remedy any
deficiencies. The Landlord shall {af their sole expense) proceed to remedy the air
quality deficiencies through repair and/or renovations to the premises. Any arnd all
required repairs or renovations shall be completed within a reasonable fime frame,
which shall in no instance exceed four (4] months affer the deficiency was revealed in
the testing results, After the completion of all repairs fo the air handling systems, the
Landlerd shall have the premises re-tested for compliance, again submitting the testing
results to Environmental Services for their review and recommendations or issuance of
their “Certificate of Compliance”, The Landlord shall be obligated to comply with the
forgoing protocol until such time a “Certificate of Compliance™ for the Premises is issued
by Environmental Services.

Improvements, Renovations or New Construction (“work™): In the instance the Agreement herein includes
provisions for such “work” to be provided, the Tenant’s schematic and design intent specifications and plans

depicting all “work™ have been attached hereto and made part of the Agreement herein by reference.

1. No later than the date set for forth in 3.2 Occupancy Term" herein, the Landlord

shall, af the sole expense of the Landlord, substantially. complete provision of all

“new construction and improvements to the Premises delivering it in “fum key"”

condition to the Tenant. The Landlord's minimum obligation regarding provision

and fif up of the Premises shall include but not be limited to provision of the level

of quality, type of space, configuratfion, specn‘zco’ﬂons and flhISheS set forth herein
titled "Tenant Improvement Specifications”.

2. The Landlord's minimum obligation regarding provision and fif up of the Premises
shall include provision of an interior layout conforming to the floor plans, details,
schedules and documents cited in the "Overview/Iniroduction” paragraph of
Exhibit D part Il “Tenant Improvement Specifications”. © Nofwithstanding the
foregoing the Tenant shall allow for reasonable variations if needed in order fc
accommodate structural and/or mechanical requirements. o

Recycling: The manner in which recycling at the Premises will be implemented and sustained is either
documented below or as specified in the attachment hereto titled “Recycimg” which shall be made part of the
Agreement by reference L :

. The Londlord, or the Landlord's Janitorial provider {Provider), shall recycle all waste

products for which markets are available. The following products shall be included:
mixed paper, including boxboard, corrugated cardboard, shredded paper and
containers {plastic, tin, cans, bottles and glass).

. The Tenanf shall place all items intended for recycling in collection bins, which shall be

provided and properly labeled by the Tenant. These bins shall be provided in ne less
then four (4} locations throughout the Premises. The Provider shall remove the items
intended for recycling from the Tenant's collection bins, bag and document the
recycling, and conveying and depositing it at a recycling center.

. The "Provider shall document the volume and estimated average weight of items

collected for recycling in the following manner:

a. Once (one iime]} per week the Provider shall gather waste produc’rs for recycling
from the Premises, these items shall be properly sorted and deposifed info
garbage bags;

b. Upon inception of services the Provider shall weigh “sample” bags of each
sorted commedity and document the approximate average weight of full or
parfially full bags per each commodity.

c. Upon each collection the Provider shall dccument via nofation {“fick mar
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clipboard will suffice) the number of bags collected per commodity and
whether the bags are full or partiaily full.

. Al the end of each month the Provider shall tally the number of bags per
commodity which were either full or partially full, multiply that sum by the
average weight of such bags, thereby establishing a volume fally.

i. On a Quarterly basis the Provider shall send the results of these monthly
volume tallies to the Tenant's "Contact Person” {listed in section 23.2
herein) in order to provide conformance with State of New Hampshire
recycling reportfing requirements. ‘
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EXHIBIT D PART III,
TENANT IMPROVEMENT SPECIFICATIONS

Qverview/Introduction: The Landlord shall supply ol necessary labor and materials to pravide for the

complete installation ond proper operation of all improvements outlined in the following provisions of
this specificotion, and generolly as shown in attoched drowings/documents titled:

DWG-AT: Tenant Floor Plan

DWG-A2: Tenant Large Scale Plans and Details
D-1: Sample Door and Hardware Schedule
D-2. Hardware Types

D-3: Hardware Functions

-

The Landlord and/or his agents shall exercise due diligence to provide the design intent described in
all documents. The Tenant shall review any of the Landiord's proposed deviations from the floor plan,
details or specifications in advance, allowing such deviation only when such deviation complies with
all program functions ond all applicable building ond sofety codes.

{. GENERAL PROVISIONS:

1.1.

Basic Definitions:

1.1.1.  “Lapdlord” shall mean the proposed Landlord, the contractual Landlord and/or their authorized
designees.

1.1.2.  *“Tenant” shall mean the State of New Hampshire — Department of Health and Human Services (DHHS)
Bureaus of Facilities and Assets Management.

1.1.3.  “Build-out Documents” for any subsequent lease will consist of the Lease, Drawings, Specifications, and
other documents listed in the Lease, all modifications issued prior to execution of the Lease and all
modifications issued after execution of the Lease.

1.1.4. *“Modification” shall be (1) a written amendment to the Documents signed by both parties, (2) a Change
Order, (3) a Construction Change Directive or (4) a written order for a minor change in the Work issued
by the Tenant.

1.1.5. “Drawings® are the graphic and pictorial portions of the Documents showing the Tenant s design intent,
location and dimensions of the Work to be performed.

1.1.6. “Specifications™ are that portion of the Documents consisting of the written requirements for materials,
equipment, systems, standards and workmanship for the Work and performance of related services.

1.1.7.  “ADA” is an acronym for the United States “Americans with Disabilities Act” as well as (in this context)
a broad reference to all codes, regulations and ordnances whether Federal, State, or Municipal, which
regulate and provide for architecturally barrier-free access and design.

2. Correlation and Intent of the Docnments:

2.1

2.2,

Intent: The intent of the Documents is to include all items necessary for the proper execution and completion of
-the Work. The Documents are complementary, and what is required by one shall be as binding as if required by
all; performance by the Landlord shall be required only o the extent consistent with the Documents and
reasonably inferable from them as being necessary to produce the intended results.

Build-out Documents shall not be construed to create a contractual relationship of any kind between any persons
or entities other than the Landlord and the Tenant. The Tenant shall be entitled to performance and enforcement
of obligations under the Documents.

3. Constroction Documents:

3.1

The Documentation herein specifies the Tenant’s Design Intent, they are not, however, construction documents.
In the event of proposal selection and subsequent lease finalization and authorization, thereafter it shall be the
Landlord’s responsibility to prepare (including employment of licensed architects and engineers as it relates to
the Work) and submit any construction drawings and/or specifications which may be required by the
building/code department or authority of the municipality to secure all required plan reviews, approvalg and
permits. Any alternations to the Documents that the building/code officials, architect or engineers.
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3.2

necessary for code compliant construction of the premises shall be reviewed with the Tenant, with the necessary
changes subsequently being incorporated into the Work as mirtually agreed upon by the affected parties.

3.1.1.  All construction drawings and plans shall be provided to the Tenant at a scale not less than 1’0" = 1/8”
and/or in *.dwg AutoCAD format, inclusive of as-built drawings as part of the project close out.

Submittal and construction drawing approval process: Landlord to provide electronic and hard copies of all
construction documents, specifications, schedules, Material Safety Data Sheets (MSDS), plans etc. as submittals
to the Tenant prior to commencement of construction. All plans, specifications (including manufactures cut
sheets) and finish schedules shall be approved and initialed by both the Landlord and Tenant prior to construction
and shall be deemed as part of the lease document.

3.2.1. Plans, specifications and schedules, etc. to be prepared by the Landlord and provided to the Tenant shall
include, but are not limited to: Door, hardware and room finish schedules, floor plan, reflective ceiling
plan, fire evacuation plan, electrical distribution, fire alarm, egress, lighting, telephone and data
distribution plans, HVAC distribution plan.

3.2.1.1. Door & Hardware Schedule: The Landlord shall submit the door and hardware schedule in a format
that conforms to the Tenant’s requirements. The Tenant shall provide the Landlord with a “Sample”
Door and Hardware schedule that is representative of the required format, the Landlord’s Door and
Hardware Schedule submittal shall provide all information in this format, including utilization of the
same column and row headings and formats. ‘

4. GENERAL CONDITIONS: ‘
4.1. Specifications - minimum requirements: The specification herein represent the Tenant’s definition of minimum

4.2,

4.3,

requirements, including manufacturers and models, of construction materials, including hardware and specialties.
Equivalent alternates may be considered by the Tenant, however, the Tenant has the right of acceptance and/ar
rejection, such consideration by the Tenant shall not relieve the Landlord of the responsibility for deviations from
the requirements of tenant’s specifications.. Submittals shall specifically omtline deviations from the products
and/or systems specified. When, and if, the Tenant rejects the proposed deviations the Landlord shall provide the
specified product and/or system. ' '

Design and Plans: The plans and specifications set forth herein shall be referenced by the proposed Landlord
and/or the Landlord’s representative in order to determine the cost and scope of work entailed in order to provide
Tenant with new rental premises for their use. The cost of providing all work shall be included in the “rent” set
forth in the Landlord’s subsequent lease proposal to the Tenant. The Landlord and/or his agents shall exercise due
diligence to provide the design intent described in all Tenant supplied documents. The Tenant shall review any of
the Landlord's proposed deviations from the floor plans, or specifications in advance, allowing such deviation
only when such deviation complies with all program functions and all applicable building and safety codes.
Consideration of proposed alternates does not relieve the Landlord of the responsibility for deviations from the
requirements of the Tenant’s documents. Submittals shall specify any deviations from the products and/or
systems specified herein. If the Tenant rejects proposed alternates, the Landlord shall provide the specified
product and/or system. ' '

Permits and Testing: The Landlord shall be solely responsible for applying for and obtaining any and all

required permits and tests. All work shall be completed in compliance with all applicable codes, including but not

Himited to the Architectural Barrier-Free Design Code for the State of New Hampshire (ICC/ANSI A117.1-1198

citations), the NH State Building Code (IBC 2009, ICC/ANSI-2003, and NFPA 101 citations) and the Americans

with Disabilities Act Standard for Accessible Design (ADAAG citations). Design and instaliation criteria having
to do with such conformance is referred to herein as being “ADA” {Americans with Disability Act) conforming.

The costs of said permits and testing shall be borne solely by the Landlord.

43.1. An approved copy of the Demolition/Building Permit shall be delivered to the Tenant, prior to
commencement of constriction activities. ,

43.2. A final and approved Certificate of Occupancy shall be delivered to the Tenant, prior to the Tenant
accepting the space.

43.3. 1In the case of a municipality that does not have a local code enforcement authority, the prevailing codes
and governing authority shall be deemed to be that of the State, specifically but not limited to the State
Fire Marshall’s Office. Reference HVAC for additional approvals.

4.3.4. Landlord must provide the Tenant with all applicable certificates and inspections prior to occupancy,
including but not limited to: Building Permit, Certificate of Occupancy, Proof of application to the State
on NH Dept. of Environmental Services for “Clean Indoor Alr” (RSA10-B} Certification, and elevator
inspections certificates, if applicable.
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4.4,

4.5.

4.6.

4.7.

4.8.

43.5. The Landlord shall be responsible-for inspections and testing required for the identification of known and
suspect hazardous materials prior to construction. The Landlord shall provide notification of any and all
Hazardous materials and proposed remediation to the Temant. - All materials shall be handled in
accordance with the requirements of the authorities having jurisdiction. The Landlord shall also be
responsible to provide to the Tenant a certified Affidavit of Environmental Conditions Statement.

43.6. The Landlord shall be responsible for submitting any and all stamped documents to the municipality or
party of governing authority, for review and approval. [f the municipality does not have local code
enforcement authority, the prevailing codes and governing authority shall be the State of NH, specifically
but not limited to the State of NH Fire Marshall’s Office.

Project Management: The Landlord shall be responsible to provide a Project Manager who shall supervise and
direct the Work. The Project Manager shall be solely responsible for and have conirol over construction means,
methods, techniques, sequences and procedures and for coordinating all portions of the Work, including
conducting weekly construction job meetings and the issuance of weekly (written) job notes. Management of the
site and renovations, and provision of a Safety Plan, shall be the sole responsibility of the Landlord.

Shop Drawings: Shop drawings of millwork, product data sheets, samples and similar submittals shall be

submitted to the Tenant by the Landlord for review and approval prior to proceeding with work. In order to avoid

excess review time, atl submittals shall be reviewed by the Landlord for conformance to the Documents herein

prior to submission for Tenant review, The Tenant shall expedite all review, taking no more than 7 workdays to

acecept, accept as noted or reject a submittal.

4.5.1. The Landlord shall review for compliance and approve and submit to the Tenant Shop Drawings, Product

Data, Samples and similar submittals required by the Tenant with reasonable promptness and in such

- sequence so as not to cause delay in the Work. Submittals which are not marked as reviewed and
approved by the Landlord shall be returned by the Tenant with No Action Taken.

4.5.2. By approving and submitting Shop Drawings, Product Data, Samples and similar snhmitials, the Landlord

represents that the Landlord has determined and verified materials, field measurements and field

construction - criteria related to the submittal, or will do so, and has checked and coordinated the

. information contamed within the submlttal(s) with the requirements of the Work and the Tenant.

MSDS (Materlal Safety Data Sheets)
4.6.1.  The Landlord shall submit MSDS for ANY and ALL matena[s infroduced to the site via the construcnon
- process to Tenant. The delivery of the MSDS shall be made available to Tenant prior to the use of the
products at the site. This will enable Tenant to review submittals for possible adverse hea]th risks
associated with the products.
4.6.2. At time of occupancy. by the Tenant the Landlord shall provide the Tenant MSDS for all products
. incorporated into the Work., This snbmittal shall be provided in duplicate form presented in three ring
binders, categorized in Construction Standards Institute (CST) format.

Conditions for Occupaney: Prior to occupancy Tenant shall require all applicable certificates and inspections,
including but not limited to: Building Permit, Certificate of Occupancy, State of New Hampshire RSA 10-B
“Certification of Compliance” (or proof of proper application for Certification) and elevator inspection
certificates, if applicable.

Cutting and Patching: The Landlord shall be responsible for cutting, fitting or patching to complete the Work or
to make its parts fit together propetly. Cut existing construction using methods least likely to damage elements
retained or adjoining construction. Patch with durable seams that are invisible as possible. Do not cut and patch
construction in a manner that would result in visual evidence of cutting and patching.

STANDARDS & SPECIALTIES

5.1

Materials and Finishes: With respect to the build-out of the interior space unless otherwise stated or agreed to by
the Tenant, the Landlord shall use and/or deliver to the Tenant all new materials, equipment and finishes
throughout the leasehold space. Use of “green” materials made of recycled content materials and/or made of
materials which are readily recycled at end of usefnl life shall be preferred.

5.2. State of New Hampshire Energy Code: With respect to the build-out of the space the Landlord shall conform to

all applicable reqmrements of the State of New Hampshire Energy Code.
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5.2.1.

Provision of build out which exceeds the energy code by at least an additional 20 percent is encouraged,
the Tenant shall shown favorable preference to submittals and proposed alternates to the specifications
herein which support this goal.

52.2.Landlord shall provide a “life-cycle™ analysis and commissioning report supportive of the proposed

“design/build” floor plans and specifications.

5.3. Ceiling Heights: Where possible, the following ceiling heights are preferred:

53.L
53.2.
5.3.3.
5.3.4.
53.5.
5.3.6.
537,

Lobby Area: 10 feet
Conference/Training Rooms and Staff Lounge: 9 feet
Private Offices: 9 feet
General Office Area 10 feat
Interview Rooms: 9 feet
Corridors, Hallways: O feet

All other areas shall not exceed the above heights.

5.4, Ceiling Materials: Minimum standards: Grid: Armsirong - Prelude ML 15/16” Exposed Tee System. Tile:
Armstrong - Fissured Minaboard. 2x2 and/or 2x4 ceiling tile panel is acceptable.

5.5. Corridor Widths: Unless otherwise noted or required by the authority having jurisdiction, all corridors shalt be at
least 607 wide.

5.6. Window Treatments: Landlord to provide at all exterior glazing, interior, security observation mirrors and
receptionist transaction windows.

56.1.

5.6.2,

5.6.3.

Specifications: Manufacturer: Hunter-Douglas; Model: Celebrity; Type: 17 horizontal. Color(s) to be
determined by the Tenant,

Optional Specification: Fire Rated Phifer, Inc. “Sheer Weave Style 30007, fiberglass vinyl coated fabric
with average openness of no more than 14%. Roller Shade system with continnons loop beaded chain and
Clutch operated roller system. Mannfacturer: Phifer , Inc., Castec Shading Inc. or equal, Fabric color to
be “Pear! Frost”. Shades to extend the full height of aii exterlor windows, terminating at the windowsill.
All shades to be mounted using manufactures recommended heavy dnty mounting brackets depending
upon review of field applications. All shades to have standard mannfactures valance system to conceal
mounting brackets.

Sarface Mountcd Acoustical Wall Panels:

5.6.3.1. See “Specialty Areas” for required quantities and placement.

5.6.3.2. Provide in install 24” x 24”x 2” ATS (or equivalent) acoustic panels; the acoustic panel core material

shall be Roxul AFB mineral wool (or equivalent), (NRC 1.0).

5.6.3.3. Units shall have solid wood internal frame.

5.6.3.4. Units shall have 1/4-inch wood back panel. Provide wall-mounting hardware for a secure installation

without glue.

5.6.3.5. Finish shall be a textured cover fabric is 100% jnte, provide units available in a range of colors, the

color selection shall be by Tenant,

5.7. Baby Cbanging Station: Provide and install at each public rest room. Manufacturer: Koala Bear Kare Model:
To be determined by Tenant, i.e. horizontal and/or vertical. Installation shall be as required to be fully ADA
compliant. Color: To be determined by Tenant.

5.7.1

Specification: Horizontal or vertical application, constructed of molded polyethylene with stainless steel
hinges, able to withstand static loads of 400 pounds, to include child protective straps, gas spring
mechanism, usage and safety instructions in multipie languages and brail, FDA approved high-impact
polyethylene resistant to fungal and bacterial growth, must meet ASTM standards for anti-fungal
protection.

5.8. Knox Box: an exterior flush mounted Know Box shall be provided and installed as required or requested by the
local fire and/or police department. Location to be determined by said authority.
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5.9. Flag and Flag Pele: Provide commercial grade exterior flag pole including halyard system and necessary
lighting for nighttime illumination. Type: Cone; Height: single story huildings - 20°, two story buildings - 257;
Flag: Width shall be one quarter the vertical height of the pole.

5.10.Restroom Accessories,Dispensers and Receptacles: To be supplied, installed and maintained by the Landlord.
Including but not limited to: recessed (or semi-recessed) waste recepticles, toilet paper, toilet seat protectors,
paper towel dispensers, coin-operated feminine hygiene product(s) dispensers, and feminine products waste
recepticles and shall be as approved by the Tenant.

5.10.1. Restroom Waste Recepticles: Shall be stainless steel finish recessed (or semi recessed — where approved
by Tenant) waste receptacles.

5.10.2. Restroom Paper Towel Dispensers:  The Tork “Intuition 11” hand sensor roll towel dispenser and
Georgia Pacific “enMotion”automated touchless towel dispenser(s) are preferred.

5.11.Restroom Toilet Partitions:  Powder-coated steel, plastic laminate or solid polymer plastic partitions; floor
mounted and/or floor to ceiling mounted; ADA compatible.

5.12.Drinking Fountains: Type: Refrigerated. Stainless steel, dual drinking fountains providing standard and
wheelchair accessible heights and configurations. Provide minimmum count required for conformance with
regulatory authority, installations shall include: '
5.12.1. Drinking fountains at the Tenant’s client waiting/lobby area close to the public rest rooms.
5.12.2. Drinking fountains close to the Tenant’s staff rest room/staff lounge area.
5.12.3. Final Locations shall be reviewed with the Tenant.

5.13.Exterior Glazing: All existing and new exterior glazing shall be transparent. No opaque materials are acceptable
without prior approval from the Tenant. Exception: skylights and restroom glazing are permitted to be
constructed of opague materials,

5.14.Exterior Cladding: The cladding materials utilized on the exterior of the building to which the proposed space is
a part shall be suitably dignified, the minimum standard for such materlals shall be provision of materlals such as
wood or masonry clapboard (Hardy board), or brick veneer.

5.15.Bullet Resistant Transaction Windows: Provide and install as specified in “Specialty Aneaé/Reception” herein.
Provide UL Listed Level 3 bullet resistant transaction windows with stainless steel frames which have a
protection level equal to or greater than the glazing.

5.16.Push Plate Activated Automated Doors: One set (quantity 2) of automated ADA conforming exterior and
vestibule doors to be provided and installed at Tenant’s Public Entrance. See “Doors, Door Assemblies and
Hardware” herein for further details.

DOORS, DOOR ASSEMBILIES AND HARDWARE: typical — unless noted otherwise, Landlord to provide Door

and Hardware schedule demonstrating conformance with the following section prior to inception of construction. See

“General Conditions, Construction Document” for details regarding required format of door and hardware schedule

submittal.

6.1. Hydraulic Overhead Door Closer Devices: Shall be heavy-duty commercial grade, suggested manufacturers:
Norton — series 8301 and/or 8501, or LCN 4040,

6.2. Pilfer Alarms: Recommended manufacturer: Security Lock Distributors (DETEX Corp.) - Exit Alarms Model EA
25008 AC powered, surface mount exit alarm. See Typical Door Schedule for approximate locations, types and
quantities required. Override key to be coordinated with the building’s keying program.

6.3. Electromagnetic Locks: Recommended manufacturer: Locknetics Security Engineering - Series 268 Surface
Mounted POWERLOCK II. See Typical Door Schedule for approximate locations, types and quantities required.

6.4. Vandal Resistant Hinges: Non-removable pin (NRP) hinges shall be provided at all exterior doors. All hinges
shall be heavy duty steel and vandal resistant, color: silver coated or stainless steel.

6.5. Latch Protectors: To be provided at all exterior doors. All latch protectors shall be: heavy duty steel, furnished
with washers and vandal resistant fasteners, color: silver coated or stainless steel. Latch protectors shall be a
minimum size of 2-3/4” X 77, and shall completely covér strike plates.

6.6. Electric Door Strikes: Recommended manufacturer: HES 9000 Series for exit hardware applications; HEY ~
1006 Series for interior door applications. Provide strikes with HES Smart Pac in-line power control fi
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under continuous duty operation. Other acceptable unit(s): Folger-Adams - Series 300, heavy-duty commercial
grade, 24 v DC continuous duty,

6.6.1. Installation shall include supplying and installing all required electrical circuits, transformers, low voltage
control wiring from electric strike to junction box above finished ceiling and 110v electrical supply for
low voltage transformer(s). '

6.6.2. Where applicable, Landlord shall also provide a set of contacts at the fire alarm panel for use by the
Tenant’s security equipment vender. Should any discrepancies arise between the Landlord and the
Tenant, the Landlord shall coordinate a joint review with the Tenant and the authority having jurisdiction
for final determination{s).

6.6.3. Electric Strike Function, e.g., fail-safe or secure, Landlord shall be responsible to supply strike function as
required by applicable codes and/or local authority having jurisdiction, and review requ;rements with the
Tenant.

6.7. Door Types: All interior and exterior doors shall be 3°-0” X 7°-0”,

6.7.1. Interior Doors: Solid core wood door blanks for all interior doors. (Birch, min. 3 coats natural finish).

6.7.2. Exterior doors: Hollow metal doors @ 18 gauge; full flush styrene core insulated doors at all exterior
doors.

6.8. Door Closer Devices: Shall be installed as required by the applicable building and/ar Life Safety Codes. In
addition to the foregoing, provide closer devices in the areas noted in “Specialty Areas™ herein. A maximum
push/pull effort of 5 Ipf is required at all interior doors.

6.9. Push Plate Activated Auntomated Doors: Automated ADA conforming exterior and vestibule door to be
provided and installed at Tenant’s Public Entrance. Landlord’s provision to include the following:

6.9.1. Door Opener: Provide and install ANSI/BHMA A156.10 and code compliant swing door operator
activated by pushbutton switches at Public Entrance of the Premises. Switches are required for both the
ingress and egress operations If an air lock or foyer condition is present, then both door assemblies, i.e.
interior and exterior assemblies shall be equipped with door operators. In such cases, the Tenant shall
define if the door operators shall be integrated via a relay or require separate switching

6.9.2. Opener to provide slow opening, low-powered, automatic doors, one each at exterior and vestibule. Door
shall not open to back check faster than 3 seconds and shall require no more than 15 Ib to stop door
movement.

6.93. Interior strike for accessible doors shall be mounted no higher than 48 inches above the finished floor.

6.9.4. Exterior strike “pnsh plates” plates for the accessible door passages shall be field located, either mounted

" on the wall approximately 18” from the latch side of the door at 48 inches above the ground or installed at
48” high on a stanchion located within three (3) feet from the door entrance. The strike plates shall be
clearly marked with the universal symbol of accessibility (wheelchair), blue background with white
symbol.

6.9.5. The sweep period shall be adjusted so that from an open position of 70 degrees, the door will take at least
3 seconds to move 1o a point 3 inches from the latch, measured to the leading edge of the door.

6.9.6. - Provide and install all required electrical Conduit and connectivity necessary for fully operational doors.

6.10.Door Frames:

6.10.1. Extertor Doors: Welded metal frame @ 16 gauge

6.10.2. Interior Doors w/ Electric Strikes: Welded metal frame @ 16 gauge

6.10.3. Interior Doors: Knock-down metal frame @ 18 gauge

6.10.4. Exterior and Security Doors: All exterior doors shall be equipped with:

6.104.1. Panic Hardware: Recommended manufacturer: Von Duprin. Mortise lock devices are
preferred over rim set types. Note — may not be required on all security doors.
6.104.2. - Boor Assembly: Metal door with full flush styrene core insulation and welded frame,

including narrow light vision panel (approx. 4” X 23) with security wire mesh.
6.104.3.  Lockset: Storeroom type.
6.10.44.  Hydraulic overhead door ¢loser device.
6.104.5.  Electric Door Strikes: To be provided at all exterior doors. <<controlled access points>>
6.11.Door Hardware: Recommended manufacturer: Corbin/Russwin or Schlage-series D (heavy duty commercial
grade 1):
6.11.1. Exterior and Security Door Hardware: Shall be keyed cylindrical lever locksets for heavy duty commercial
use, rated for commercial grade 1 application
6.11.2. Interior Door Hardware: Shall be either passage latchsets or keyed cylindrical lever locksets (as
determined by the final door & hardware schedule) for standard commercial use, rated for commercial
grade 2 application.
6.12. Hardware Standards:
6.12.1. Keyway: L-4.
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6.12.2.

6.12.3.
6.12.4,
6.12.5.
6.12.6.

6.12.7.
6.12.8.
6.12.9.

Interchangeable Cores: All exterior and interior Tenant separation doors and the Data/Communications
Room shall be provided with interchangeable cores.

Trim Design: Newport

Type: Lever (NSD) - Cast brass.

Finish: To match existing hardware finish, or as otherwise requested by the Tenant.

Replacement Keyway Cylinders: (if applicable) Recommended hardware sball be Corbin/Russwin. See
Section 3.13 above. :
Keyway Standard: L-4.

Replacement cylinders: Original factory equipment cylinders only.

Finish: To match existing hardware finish, or as otherwise requested by the Tenant.

6.13.Keying: Up to four levels of keying are required (i.e.: great grand master (Landlord’s Project Key) grand master
(Tenant’s Key), sub-masters and change keys. The Tenant will coordinate its keying requirements with the
Landlord.

6.13.1.

6.13.2.
6.13.3.
6.13.4.
6.13.5.
6.13.6.
6.13.7.
6.13.8.

6.13.9.

Stamping Requirement: Each key shall be stamped: a) by level and sequentially numbered; b) “do not
duplicate.”

Key Blanks: All key blanks shall be original equipment manufacturer (OEM) produicts.

Great Grand Master: As defined by Landlord

Grand Master: Provide five (5) keys.

Sub Masters: Provide five (5) keys per submaster.

Change Keys: Provide two (2) keys per cylinder

In addition to the above keys, provide 10 blanks of each key section used.

Key Control System:  Provide a key control system including labels, tags with self locking clips, 3-
way visible card index, temporary markers, permanent markers, and standard metal key cabinet, all as
recommended by system manufacturer, with capacity for 150 percent of the number of keys provided to
the Tenant at occupancy.

Provide complete cross index system set up by key control manufacturer, and place keys on markers and
hooks in cabinet as determined by final keying schedule.

6.13.10. Provide hinged-panel type cabinet for wall mounting.

7. GYPSUM WALLBOARD-STANDARDS AND TYPES: -
7.1. Standards: All gypsum board shall be standard 1/2” materlal unless otherwise required by code (i.e.: MR board
@ restrooms). All gypsum board joints shall be staggered each layer and each side. All gypsum board sball be
fastened via the appropriate type and length of drywall screw. Hollow metal corner bead shall be used on all
exposed vertical and horizontat edges.

7.1.1.
7.1.2.
7.1.3.

Metal Studs {@ Receptionist Wall: 20 gauge (min.)
Minimum Stud standard at all other full height walls; 2” X 4™ wood or 3 5/8” metal studs @ 25 gauge.
Minimum Stud standard at Partial/Low height walls: 2” X 4” wood or 3 5/8” metal studs @ 16 gauge.

7.1.4. At all partitions, install gypsum board full height, embed joint tape in joint compound and apply first, fill

{second), and finish (third) coats of joint compound over joints, angles, fastener heads, and accessories.
Seal construction &t perimeters, openings, and penctrations with a continuous bead of acoustical sealant
including a bead at both faces of the partitions.

Frame door openings by attaching vertical studs at jambs with screws either directly to frames or to jamb
anchor clips on door frames; install runner track section at head and secure to jamb studs. Install 2 studs
at each jamb, extend double-jamb-studs continuous and attach to underside of floor or roof structure
above.

7.2. WALL TYPES: The Landlord shall consult and comply with the authority having jurisdiction for determination
of all structural and fire ratings required for any and all gypsum wallboard construction. In addition to
conforming with this requirement, provide the following wall types:

7.2.1.

Type 1 — Entrances, Demising and Security: Scope of Use: Surrounds at all Exterior Entrances, all Tenant
Demising and Interior Security Demising Partitions

7.2.1.1. All gypsum board partitions shall be full height and extend from floor to underside of floor/roof deck

above (unless otherwise noted). Extend partition framing full height to floor/roof deck above ceilings.
Continue framing above all doors and openings and frame around ducts penetrating partitions above
ceiling to provide support for gypsum board. Install framing around structural and other members
below floor/roof stabs and decks, as needed, to support gypsum board closers needed to make
partitions continuous from floor to underside of sohd structure,

7.2.1.2. Full Wall Framing:

Landlord Initials:
Date:; /
Page 40 of 62

o~



7.2.1.2.1. Al gypsum board partitions shall be constructed of one layer of 5/8” fire rated wallboard
each side.
72.1.22.  All gypsumn board partitions shall be 1nstalled with sound attenuation insulation, e.g. 3 1/2”
minimum thickness sound attenuation blankets (full height) in the cavity for sound retention.
7.2.2. Type2 - Typical: Scope of use: “typical” interior Gypsum Wallboard Partition unless otherwise noted:
7.2.2.1. All gypsum board partitions shall be full height and extend from floor to a minimum of 1’-0” above
finished ceiling. Continue framing above all doors and openings and frame around ducts penetrating
partitions above ceiling to provide support for gypsum board. Install framing around structural and
other members below floor/roof slabs and decks, as needed, to support gypsum board closers needed
to make partitions continuous from floor to underside of solid structure.
7.2.2.1.1. Al gypsum board partitions shall be constructed of one layer of 1/2” wallboard each side
7.2.2.1.2.  All gypsum board partitions shall be installed with sound attenuation insulation, e.g. 3 1/2”
minimum thickness sound attenuation blankets (full height) in the cavity for sonnd retention.
7.23. Type 3. High Performance Sound Control Partitions, scope of use: Use at ail surrounds for interview
rooms, Multi-Purpose Room, staff area rest rooms (note: public rest rooms shall be Type 2), conference
rooms, and private offices.

7.2.3.1. All gypsum board partitions shall be full height and extend from floor to underside of floor/roof deck

above (unless otherwise noted). Extend partition framing full height to floor/roof deck above ceilings.
Continue framing over doors and openings and frame around ducts penetrating partitions above
ceiling to provide support for gypsum board. Install framing around structural and other members
below floor/roof slabs and decks, as needed, to support gypsum board closers needed to make
partitions continucus from floor to underside of solid structure.

7.2.3.2. All “interior of room” gypsum board partitions shall be constructed of one layer of 1/2” wallboard
installed ou face of stud and overlayed with one layer of 1/2” gypsum wallboard. The opposing side of
the effected wall shall be constructed of one layer of 1/2” wallboard minimum or as required by the
adjacent room’s Gypsum Wallboard — Wall Systems specifications.

7.23.3. All gypsum board = partitions shall be installed with sound attenuation insulation, e.g. 3”
THERMAFIBER SAFB, or equal. Said sound attenuation insulation shall be installed full height and
extend from the floor to the underside of the floor/deck.

7.2.4. Type 4 — Low/Partial Height (65”) Interior Partitions: Prowde as surrounds for each “open office”
workstation as may be required in Tenant layout.

71.2.4.1. Low height — 65" - gypsum board partitions shall be prov1ded in “open office™ area shown in Tenant’s
plan, these low height wall will be used to provide “cubicles™ iu lieu of “systems furniture”. Framing
shafl be augmented with 1-1/2” vertical steel rods as required to insure low walls are adequately
secured to the floor structure to preveut the “low height” partitions from lateral movement.

7.2.4.2. All low wall gypsum board partitions shall be constructed of one layer of 5/8” wallboard each side

7.2.5.Type 5 Bullet Resistant Partitions: scope of use: Provide at all walls between Reception area and

Waiting area.

7.2.5.1. All gypsum board partitions shall be full height and extend from floor to underside of floor/roof deck

above (unless otherwise noted). Extend partition framing full height to floot/roof deck above ceilings.

Continue framing above doors and openings and frame around ducts penetrating partitions above

ceiling to provide support for gypsum board. Install framing around structural and other members

below floor/roof slabs and decks, as needed, to support gypsum board closers needed to make
partitions continuous from floor to underside of solid structure.

7.2.5.2. All “public side” of gypsum board partitions shall be constructed of one layer of required quantity (4

X 8" sheets) bullet resistive fiberglass opaque armor panels to fully sheath wall at public side to a
height of 8°- 0 above finish floor. Installation shall be in strict conformance with manufacturer’s
_printed instructions. All joints are to be staggered.

7.2.5.3. Product shall be: Insulgard - UL Level 3, NLJ Type HI4- Fibergard fiberglass opague armor (FG—

300). No substitutions will be accepted. Overlay armor panels with one layer of %" gypsum
wallboard. The opposing side of the effected wall shall be constructed of one layer of 1/2” wallboard
minimum or as required by the adjacent room’s Gypsum Wallboard — Wall Systems specifications.

FINISHES: Shop Drawings, Product Data, MSDS, Samples and similar submittals shall be required. The purpose of

their submitial is to demonstrate the way by which the Landlord proposes to conform to the design concept expressed

in the documents.

8.1, Carpet: Unless otherwise noted, all flooring shall be modular carpet tile.  The Tenant’s preference is the
modular carpet tile specified below.

Date:
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8.2.

8.3.

8.4.
8.5.

8.6.
8.7.

Color: Tenant shall make color selection from manufacture’s full range of standard color selections. Tenant shall
select no more than three (3) colors which will be installed in a graphic color pattern in the open office areas.
Recycled materials content: All carpet submittals shall contain a 25% minimum recycled content and/or is 100% -

recyclable.

Samples: Shop Drawings, Product Data, MSDS, Sampies and similar submittals shall be required.

Indoor Air Quality: All flooring materials must display the approval certification label of the Carpet and Rug
Institute as having passed the Indoor Air Quality Carpet Testing Program.

Installation: All instaliation methods and materials must follow the manufactures guidelines.

Sanbmittals: All submittals shall meet or exceed all of the following specifications, although a manufacturer is
named, alternate manufactures which provide compliance with all other specification shall be considered:

PREFERRED MODULAR CARPET TILE:

Manufacturer Patcraft Designweave MODULAR
Tile Size 24”x24” nominal
Style Tweed 10096
Construction Pattern Loop
Pile Fiber 160% Nylon (w/min 25% recycle content)
Pile Thickness 124 inch
Gauge 1/10™
Dye Method 1060% Solution Dyed
Tufted Pile Height 3/32” Low
' 6/32” High

Yarn Weight 20 oz, _
Protective Treatment ‘Soil Protection

: - -Anti-microbial
Primary Backing - ' NonWoven Syﬁthetic ,

Smoke Density (ASTM E-662)
Static Control |
Traffic Class

ADA Compliance

Warranty

CRI Indoor Air Quality
Certification:
Recommended Manufacturers:

Less than 450

Less than 3.5 Kv

Heavy

Min. Static Coefficient of Friction 0.6

Meet Guidelines - Americans with Disabilies Act

Manufacturer Lifetime Warranty for:

Wear, Colorfastness to light, edge ravel, and Delamination

Must provide valid, registered certification number.
Shaw Contract Group,

8.8. Viny! Composition Tile (VCT): Area of use; supply and install in all rest rooms, janitorial closets, file rooms,
storage rooms, the pablic entrance lobby and maternal care room, the DHHS staff lounge, and data room. Note:
Provision of Sheet Vinyl that conforms to the specifications herein is an alternate to VCT.

8.8.1.

8.8.2,

Colors and installation: Tenant shall select up to three (3) colors from the manufactures full offering of

standard colors. Installation in larger areas, such as the public entrance lobby, shall be in a graphic paitern,
the pattern will be determined by the Tenant.

8.8.2.1. Size: 127X 127,

8.8.2.2. Nominal Thickness: 1/8 inch

Manufacturer: Provide products complying with FS-T-312B (1), Type 1V, Comp 1.

Landlord Initials: :
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8.8.2.3. Patterns and Colors: Patterns and colors are dispersed unifonnly throughout the thickness of the
material. Color pigments are insolnoble in water and resistant to cleaning agents and light.
8.8.3. Sheet Vinyl Flooring (alternate to VCT): Areas of use: {alternate to VCT) supply and install in all rest
rooms, janitorial ciosets, file rooms, storage rooms, the public entrance lobby and maternal care room, the
DHHS staff lounge, and data room.
8.8.3.1. Colors and installation: Tenant shall select up to two (2) colars from the manufactures ful! offering of
standard colors. Installation in larger areas, such as the public entrance lobby, shall utilize graphic
border and/or bisecting pattern lines, the pattern will be determined by the Tenant.
8.8.3.2. Commercial grade sheet vinyl; Products complying with FS-T-312B (1), Type IV, Comp 1.
8.8.3.3. Requirements:
8.8.3.3.1. Size: 6" x66 ftroll
8.8.3.32. Gauge: .080
8.8.4. Vinyl Cove Base: 4” high vinyl, standard toe cove type. Manufacturer: Johnsonite or Mercer.
8.8.4.1. Areas of use: supply and install with all flooring in all areas.
8.8.5. Viny! Termination Strips: To match vinyl cove base materials. Manufacturer: Johnsonite or Mercer.
8.8.5.1. Areas of use: supply and install Termination strips or change of height strips as required in order to
mask all exposed flooring edges and intersections.
8.8.6. “Walk Off* mat carpet tile (WMT):
8.8.6.1. Areas of use: For use in public and staff entrance areas, installation shall hegin at the exterior entrance
doors and extend inward to provide a minimum of twenty (20) feet of “walk-off” in any direction
from the entry.
8.8.6.2. Materials: Flooring materials shall be commercial grade matting fully compliant with ADA AG 4.5
' standards. Provide and install at all entry areas/vestibule areas, product shall meet or exceed the
following specifications:
8.8.6.3. Recommended Manufacturer; Mats, Inc. or other manufacturers of quality commercial carpet that
- meet or exceed all of the specifications listed below,
8.8.6.4. Style: Carpet Tile Diagonal Tile, 100 percent woven polypropylene, 19-11/16 inches by 19-11/16
inches by 3/8 inches, bitumen backing. Color shall be selected, by the Tenant, from manufacturer 5
standard colors.
8.8.7. PAINTING:
8.8.7.1. Colors: Aliow up to three colors for walls and two colors for doors, frames and trim, colors sha!l be
selected by Tenant from manufacturer’s full range of standard offerings.
8.8.7.2. All areas - A miniroum of one coat of primer and two coats of finish paint, or as required 1o achieve
an acceptable finish to the Tenant.
8.8.7.3. Finish at Walls: Paint shall be (scrubbable) interior eggshell latex unless otherwise noted (see
“restrooms and staff lounge below). '
8.8.7.4. Finish at Doors, Frames and Casings: Paint shall be semi-gloss (scrubbable} acrylic latex.

8.8.7.5 Restrooms and Staff Lounge: Wall paint shall be semi-gloss (scrubbable) interior latex.

9. MILLWORK Cabinet and counter Shop Drawings, Product Data, Samples and similar submittals shall be required.
The purpose of their submittal is o demonstrate for those portions of the Work for which submittals are required by the
Tenant the way by which the Landlord proposes to conform to the information given and the design intent expressed
herein.

9.1
9.2,

9.3.

9.4.

9.5.
8.6

9.7.

Comply with AWI Section 400 for countertops.

Provide shop drawing(s) of all millwork for review and approval by Tenant. Provide large format drawings and
details depicting all countertops, cabinets, detailing core construction, locations, support brackets, mstallanon
heights and anchoring. Provide laminate samples for color, pattern and finish selections.

Laminates: Manufacturer: Wilsonart and/or Formica, _

Color/Textures of all millwork finishes to be selected by Tenant. Provide laminate samples for color, pattern
selection.

Counter Tops: custom grade, square edge, high-pressure laminate (standard matte finish).

Cord Management System: All counters (with exception of lounge area) shall be provided with cord management
grommets, with a minimum inside diameter of 2”. Installation locations, quantities and type of grommet to be
field determined by Tenant.

Millwork at Reception Area: Layout to be as shown on plan, to inciude the following:
9.7.1. Work Counter: Install approximately 25 — 30 lineal feet of standard width (25” depth), custom grade,
high-pressure laminate countertop with matching, field applied 4™ backsplash. Counter shall be se
directly to wall(s). Mounting heights of the work surface shall be 29 14" — 30” from finishe
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Contractor shall also field coordinate and install blocking for mouse and keyboard installations (by
others).
9.7.1.1. Anticipate installation of a minimum of eight (8) cord management grommets in this work counter —
location of gromumets to be determined by the Tenant.

9.8. Millwerk at Interview Rooms : Provide work counters conforming with the following at all Interview Rooms.
9.8.1. Landlord to provide and install one plastic laminate, square edged work counter at each interview room,
the counters shall be custom grade, high-pressure laminate. Counter shall be secured directty to wall(s),
30” in depth and shall run the full width of the room (approx. 9°-0), including a modesty panel, which
shall extend to 8" above finished floor. The workconnter shall be permanently affixed to the partition
walls, at a worksurface height of 29 1/2” from finished fleor,
9.8.2. lLandlord shall also field coordinate and install blocking for mouse and keyboard installations (by others).
9.8.2.1. Cord Management System: All laminates shall be provided with two (2) cord management grommets, with
a minimnm inside diameter of 2*, Location and type o be field determined by Tenant.

9.8.2.2. See Tenant layout for quantity and placement of work counters

9.8.2.3. See also “Specialty Areas/Interview Rooms”

9.9. Millwork at File Room: Provide and install Work Counter of approximately 8§ lineal feet of standard width (25”
depth), custom grade, high-pressure laminate countertop with matching, fieid applied 4” backsplash. Counter
shall be secured directly to wall(s). Mounting heights of the work surface shall be 29 4" — 30" from finished
floor, or as otherwise specified by building codes or ADA requirements. Landlord shall also field coordinate and
install blocking for mouse and keyboard installations (by others).

9.6.1.  Three cord management grommets shall be provided — locations to be identified by Tenant.

9.10.Millwork at Staff Lounge: Provide and install approximately 9 lineal feet of commercial grade base and
approximately 12 % lineal feet of wall cabinets with custom grade, high pressure (257 depth) laminate countertop
with matching, field applied 4” backsplash, placement of counter shall be as shown on Tenant Layont. Provide
commercial grade base cabinets below counter and commercial grade wall cabinets above; provide custom grade,
high pressure (257 depth) plastic laminate countertop with matching, field applied 47 backsplash. Cabinets shall
have high pressure plastic laminate surface on the extenor/exposed surfaces, w1th low pressure laminate only an
acceptable backing material.
9.10.1. Manufacturer: Cabinet manufacturers: Merrillat or Shrock. Model: to be selected by Tenant from
manufacturer’s standard product line. T ' .
9.10.2. Counter heights: provide at standard beight except for the section housing the sink, the height of this
section {which shall be at least 36 wide) shall be dropped to 34 high and provide at least 29 knee space
below for conforming wheelchair accessibility. No cabinets to be provided below the dropped height
section, the exposed pipes below shall be insulated or otherwise shielded.
9.10.3. Electrical: Provide minimum quantity three (3) electrical outlets (and sufficient circuitry) located at
counter height to provide for safe, efficient operation of Tenant’s microwave, toaster oven, coffee maker,
9.10.3.1.  Provide outlet and space for Tenant’s full size (min. 20 ¢.f.) refrigerator.
9.10.4. Plumbing: provide and install standard double bowl stainless steel sink with lever type faucet with
sprayer.
9.10.5. Specialties: Provide and install wall mounted paper towel dispenser and liguid soap dispensers adjacent to
sink. Paper towel dispenser shall be operable with one hand; the dispensing height shall be no more than
48” above the floor. The Tork “Intuition II” hand sensor roll towel dispenser and Georgia Pac1ﬁc
“enMotion”antomated touchless towel dispenser(s) are preferred.

10. SIGNAGE: All of interior and exterior signage shall be provided by Landlord, as per the Tenant’s specifications.
Provision of signs shall include but not be limited to: exterior building signs; site/parking and directional signs, interior
common area signs, interior directory, room nnmbers, work station numbers and other specific Divisional needs as
required by the Tenant.
10.1.Permanent Signs: As with all provisions herein Signage type and locations — both exterior and interior- shall be

in full compliance with all codes, with particular attention paid to conforming with all applicable ADA provisions
including ICC/ANSI A117.1-2003, and the guidelines set forth in ADAAG section 4-30 of the Americans with
Disabilities Act, ADA Title 11l accessibility standards including Grade 2 Braille (Reference: Federal Register/Vol.

56. No. 144: 4.30.6 Mounting Location and Height).
Landlord Initials:_~7 * /L
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10.2.Typical Interior Signs: Tenant shall provide a copy of their
“Typical Signange” for the Landlord’s use and reference in a timely manner in order to facilitate Landlord’s
procurement of signs. -

10.3. Mannfacturer: Please note the State of NH Department of Comections may be the most cost effective “vendor”
for signage

10.4.8ign Type: Panel and Non-Panel

10.5.8ign Base Material: Plastic laminate

10.6.Lettering: Vinyl dye cut or dimensional lettering

10.7.8amples: provide samples of each component for initial selection of color, pattern and texture as required.

10.8. Al interior signs shall have raised letter and Braille inscriptions

10.9. Letter Style shall match Landlord s standard font. 1f there is no “standard” established for the facility, the font
shall be “Ariel”.

10.10. Character Proportion: shall comply with ICC/ANS] A117:1-2003 and ADAAG section 4.30.2: Letter
and numbers on signs shall have a width to height ratio between 3:5 and 1:1 and a stroke-width-to-height ratio
between 1:5 and 1:10. ' _

10.11. Color of sign plate and letters “to be determined”. Color shall be either the Landlord’s existing
building standard, or if there is no standard, shall be selected by the Tenant. In either case, the color selection
shall be in full compliance with ICC/ANSI A117.1-2003 and the guidelines set forth in ADAAG section 4.30.5;
“the characters and background of signs shall be egeshell, matte, or other non-glare finish. Characters and
symbols shall contrast with their background — either light characters on a dark background or dark characters

on a light background.”
10.11.1. Sarnples: provide samples of each component for initial selection of color, pattern and texture as
required. o
10.12. Sign Installation Location: Per code requirements; All signs shall be installed on the wall adjacent to

the latch side of the door. Where there is no wall space to the latch side of the door, signs shall be placed on the
nearest adjacent wall. Mounting height shall be 60” above the finish floor to the centerline of the signs.
Mounting locations shall be such that a person may approach within 3” of a sign without encountering protruding
objects or standing within the swing of the door. In reception areas, mount signs in compliance with the
dimensions given above, utilizing either side of the reception window as the reference point.

10.13. ° Symbols of Accessibility: (the wheelchair symbol) all elements (rest rooms for mstance) required to be
identified as accessible to persons with disabilities shall use the international symbol of accessibility.
10.14, Room numbers and door numbers: Assignment of such numbers will be provided by Landlord and

coordinated with the Tenant during the Landlord’s promnlgation of construction drawings, Tenant shall require all
doors be designated with a door number, and all offices, conference rooms, workstations and spemal use areas
shall be demgnated erh a room number : -

ELECTRICAIL:

11.1.Energy Conservation: Landlords shall utilize energy conservation equipment throughout the leasehold space.
The Tenant will favorably consider energy conservation alternatives for all items within this section, including but
not limited to motion sensored light switching.

11.2 Electrical Service: Shall be adequate for the constant and additional demand loads of all lighting, HVAC,
outlets, systems furniture (8§ wire connections) specialty equipment and any and all other items; including the
capacity to add additional circuitry as required at a later date. Provide duplex electrical outlets in all areas as
required by code and the specifications herein. See “Specialty Areas” for further definition of electrical
requirements in open office areas. ' ‘

11.3.Electrical Finishes: All switch plates and outlet covers shall be white in color unless otherwise requested by the
Tenant. -

11.4.Electrical Installation Heights: All switches shall have an installation heightl of 48” above finished floor.

Other sensors shall have an installation height of 56” above finished floor.

11.5.Electrical Distribution: '

11.5.1. Electrical Ontlets — Dedicated and Commeon Circpit Needs: Staff areas, L.e. workstations and private
offices, shall be provided with one 20 amp circuit which is to be assigned to PC use only per each 3 staff
persons for PC needs, and at least one additional common circuit for non-PC use. Provide additional
circuits as reguired for provision of power to “hot box™ (areas of shared electrical equipment use) and
copler locations indicated on plans.

1 To centerline of device.
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11.5.2. Electrical Circuitry and Qutlets ~ at “Open Office Areas”: See Tenant layouts for workstations ini the
open office area, also see “Specialty Areas” - Layout for forther description of the electrical requirements
for this area.

11.5.3. Electrical Outlets - Drywall Private Offices: Provide one (1) dedicated circuit with one quad outlet and
one (1) common circuit with three (3) duplex outlets per office.

11.5.3.1.  Electrical Outlets — Interview Rooms: Provide one (1) dedicated circuit with one duplex outlet
(at each ead of the worksurface) and one (1} common circuit with three (3) duplex outlets.
11.5.3.2.  Electrical Outlets - All other areas: Provide a minimum of two (2) 20 amp duplex outlets per
wall, with spacing not to exceed one outlet per 10 lineal feet of wall.
11.53.3.  Common Halls: Allowance of one duplex outlet per wall, with spacing ot to exceed one outlet
per 15 lineal feet of wall.
12. LIGHTING:
12.1.Geueral Lighting Fixtures Shall be Troffer Type acrylic prismatic lens, standard 2 © X 4° three (3) lamp
electronic ballasts, using high efficiency T-8, 4100 degree kelvin lamps. Switching to be provided at all staff
private offices and as otherwise determined by the Tenant. '
12.2 Interior Lighting - Ballast and Lamps:

12.2.1. All interior lighting shall be energy conservation

12.2.2. All switching for ALL interior lighting withio the Geoeral Office Area(s) shall be done fully from the
primary Staff Entry or as directed by the Tenant.

12.2.3. Ballast Type: High efficiency T-8. Low power T-8 ballasts are preferred within this specification. - All
ballasts shall provide: <, 20% harmonic distortion; crest factor of <1.52 and a power factor >92%

12.2.4. Lamp Type: High efficiency T-8 w/ color rendering index of a minimum of 75. 4100 degree K lamps.

12.3.  Interior Lighting - Illumination Standards: Shall be adequate as to insure safe and uniform quality

lighting throughout the boilding. The illumination standards shall be designed and maintained:

12.3.1. Interior Areas 30-40 Foot-candles at 30” from finished floor.

12.3.2. Common Areas5 Foot-candles

12.3.3. Night Light Circuits: Shall be provided throughout the common areas of the building and as otherwise
defined by the Tenant. The minimum illumination standards at ﬂoor level, are set forth as follows:

12.33.1.  Common Areas5 Foot-candles

- 12.34. Exterior nghtmg Shall be adequate to imsure safe and uniform quality lighting thronghout all parking
areas. The minimum illumination standards for all impervious surfaces, are set forth as follows:

12.3.4.1.  Active Areas: Pedestrian traffic and entryways- 5 Foot-candles

12.3.4.2.  Building Surrounds: Parking and roadways -3 Foot-candles

12.3.43.  Flag pole(s): Provide two

12.3.4.4. Maeans of Egress Lighting: Shall be provided, e.g. at all corridors, stairs, halls, toilets, outside of
all extcrior egress doors and stairs, and as otherwise defined and required by and in accordance
with all applicable local and/or State codes, ivcluding but oot limited to NFPA 101 and —
1CCABC 2000 (International Building Code 2000,

12.4.Emergency Power (generator):

12.4.1. If the building has generator power, all electrical outlets for Data/Com Room(s) - Communications Room
HVAC equipment shall be connected o the emergency power mrcmt(s) in addition all power supplies for
access control, telephone and security systems shall be serviced.

12.4.2. TIn all cases, generator power is required to be provided for any bnilding that has either sewer injection
pumps and or private water supply pumps.

12.5.  All electrical -panels, switches and outlets shall be labeled at the device. Such labeling shall clearly

identify the corresponding electrical circuits, In addition, all circuit breaker panels shall provide a physical
description of the area(s) being serviced by the specific circuit breaker.

13. COMMUNICATIONS REQUIREMENT:

13.1.  Electrical aud Data Coordination: Electrical engineer must reference within the electrical specification
the Tenant's data communication requirements as defined by TIA/EIA 568B category 6 data cabling specifications
and certification requirements as it relates fo the project's coordination of the effected trades.

13.2.  Telephone and Data Circuits: The Landlord shall be responsible to provide all telephone and data
connectivity needs as defined and required by the Tenants. All such services shall be terminated, including
premise cabling; within the Tenant’s designated Data/Communications Room(s), including but not limited to:
digital data services and ISDN. Telephone riser cable must be installed from the building’s DEMARC info the
Tenant’s Data/Communications Rooms. Telephone riser cable must provide 30% expansion from Tenani’s

current needs.
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13.3.  Landlord shall be responsible for the supply and installation of one (1) 4” telephone conduit(s} with pull
strings (with non-metallic 90-degree sweeps and pull boxes as required) from their building’s telephone d-mark
entrance to each Tenant’s Communications Room(s).
13.4.  Landlord shall be responsible for the supply and installation of one (1) 4” data conduit(s) with pull strings
(with non-metallic 90 degree sweeps and pull boxes as required) from their building’s telephone d-mark entrance
to each Tenant’s Communications Room(s).
13.5. Telephone and Data Station Cabling: Landlord shall be responsible to provide all telephone and data
connectivity needs as defined and required by Tenant. All such services shall be terminated, including premise
cabling, within the {Data/Com} Communications Rooms, including but not limited to: digital data services and
ISDN. :
13.6. CAT 6 data station cabling: Landlord shall provide and install ail CAT 6 data station cabling, said
cabling shall originate in the Communications Rooms. In addition, Landlord shall provide and install all required
CAT 6 - 48 port patch panels with rear cable management bars, integrated vertical power strips/poles and two (2)
seven 7°-0” relay rack(s) with vertical cable channels. Unit shall be constructed of aluminum and accept 19" rack
mount with a 157 base depth (front to back) and be provided with two angle support braces for stability. Data
cabling shall be terminated on station end and patch panel ends via RJ-45 jacks. Four position exit faceplates -
CAT 6 modules are to be provided at all work station and drywall locations. The color of the cable and jacks shall
be "Blue”. Approximately 275 data jacks are anticipated throughout the leasehold space. Final station cabling
needs will be determincd by construction document drawings. Most of these jack locations shall be shared with
telephone station cabling. Typical jack location shall contain two (2) RJ45 data jacks unless noted herein or on
the Tenant Plan All cabling shall be properly installed horizontally and vertically by industry standard means and
method, including but not limited to cable trays, “J” hooks and grommets.
13.6.1. Condunit Runs (reference source BICSI TDM Manual):
13.6.1.1.  All runs are to be the most direct route possible (osually parallel to building lines) preferably with
no motre than two 50-degree bends between pull points.
13.6.1.2.  Contain no 90-degree conduits (also know as an LB).
13.6.1.3.  Contain no continuous sections longer than 30 m (98 ft.) For runs that total more than 30 m (98
ft.) in length, insert pull points or pull boxes so that no segment between points or pull boxes
exceeds the 30 m limit.
13.6.1.4.  Nonmetallic sweeps are to be utilized - 90-degree elbows are not acceptable.
13.6.1.4.1. Identifieation and Labeling: All telecommunications cables and terminals shall be clearly
and permanently labeled in accordance with the (Tenant’s) Owner’s standard labeling system.
13.7. Testing and Acceptance: Ali cables and termination hardware shall be 100% tested for defects in
installation and to verify cabling system performance under installed conditions according to the
requirements of ANSI/TIA/EIA-368-A Addendum 5, TSB-67 and TSB-95. All pairs of each
installed cable shall be verified prior to system aceeptance. Any defect in the cabling system
installation including but not limited to cable, connectors, feed through couplers, patch panels,
and connector blocks shall be repaired or replaced in order to ensure 100% useable conductors in
all cables installed. Such testing results shall be provided to the Tenant in electronic form.

SECURITY ALARMS, CCTV AND ACCESS CONTROL SYSTEMS:

14.1.Systems: Provided by Tenant.

14.2.Condnit: Provided by Landlord.

14.3.Integration: Landlord responsible to provide and assist with any and all required integration with fire alarm or
fire protection systems and/or detection. Such integration and connections shall only be done after review and
approval of the local fire department or other such authority having jurisdiction.

FIRE SUPPRESSION SYSTEMS:

15.1.The presence thereof or lack thereof shall be determined by any and all local, State and prevailing building codes,
including but not limited to NFPA-101. The cost of any changes, modification or additions will be the sole
responsibility of the Owner and/or Landlord. All required permits, fees, testing and approvals shall be borne by
the Owner and/or Landlord. ‘

15.2.The costs of any changes, modifications or additions to the existing fire suppression system shall be the solely at
the Landlords expense and responsibility.

15.3.Fire Suppression; If a {ire suppression system is provided, 220 degree heads shall be installed at Data/Com
Communications Rooms. .

15.4.Landlord to provide connectivity to this system for Tenant’s alarm systern(s)

15.5.Fire Extingnishers: To be provided, maintained and inspected by Landlord as required by inspection #hd
reporting requirements set forth in Lease Agreement.

Landlord Initials:
Date:
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FIRE ALARM SYSTEM:

16.1.The presence thereof or lack thereof shall be determined by any and all local, State and prevailing building codes,
including but not limited to NFPA-I101. The cost of any changes, modification or additions will be the sole
responsibility of the Owner and/or Landlord. All required permits, fees, testing and approvals shall be borme by
the Owner and/or Landlord.

16.2.The costs of any changes, modifications or additional to the existing fire alarm system shall be solely at the
Landlords expense and responsibility.

16.3.Landlord to provide connectivity via dry contact or other means to building’s fire alarm control panel for any and
all security and access system needs.

HVAC and VENTILATION:

17.1.Constant velocity, ducted return HVAC systems are required.  Ducted returns are preferred over plenum retuns.

17.2.DHHS Special Requirement: Provide minimum of one VAV (variable air volume) box and thermostatic control
per two Interview Rooms. Actual location of thermostatic control(s) shall be reviewed with the Tenant.

17.3.HVAC — Reference the State of NH Standard Lease Agreement, EXHIBIT D, Part [ for required compliance with
State of New Hampshire RSA 10-B “Clean Indoor Air in State Buildings”. The requirements of RSA 10-B are as
defined by the “Department of Environmental Services” administrative rules Chapter Env-A 2200,

17.4 HVAC System - Balancing Report: Landlord shall warrant to the Tenant that the complete HVAC system(s) and
all appurtenances, do and will adequately and uniformly service the entire lease space and are in full compliance
with corrent industry standards. Prior to the Tenant’s occupancy, the Landlord shall provide the Tenant with said
report. Said report shall be deemed as part of the lease/contract document.

17.5.HVAC Systems - Thermal Comfort: HVAC systems shall be designed to provide the minimum standards as set
forth by ASHRAE 55-1992 - Thermal Comfort Considerations.

PARKING AND SITE: Minimum of 58 parking spaces total must be provided; reserved for the Tenant’s exclusive

use. Provision of parking shall be without additional charge, included in the proposed annual rent. All parking spaces

shall be asphalt-paved and shall also meet or exceed the required numbers as required by the local building code.

18.1.A minimum of 26 of the parking spaces shall be “on-site” located adjacent to the proposed facility, providing
both “visitor” and architecturally barrier-free parking spaces. :

18.1.1. “Van” and “Walking Disability” Accessible parking spaces: include in the 26 required “visitor”
spaces, the required number of “Accessible” parking spaces, including provision of at least one “Van”
accessible parking space '

18.2.The balance of 32 parking spaces shall be reserved for the Tenant’s “staff”, these spaces may be provided

“off site” but must not be “on street” spaces, and must be within 800 feet of the proposed building’s entrance.

18.2.1. Staff “Van™ and “Walking Disability” Accessible parking spaces: provide a minimum of five (5)
additional accessible parking spaces within the area designated for Staff parking. These “accessible”
spaces shall be included in the overall “count” of 32 staff parking spaces. These spaces shall be in addition
to the quantity of accessible spaces required by ICC/ANSI A117.1.-2003 and ADAAG.

18.3.  Full compliance all codes and ordinances, particularly with those providing Barrier-Free Design will be

the responsibility of the Landlord, including but not limited to: curb cmts, lighting, signage, designation and

ramping. Conformance with the following is required by said codes and ordinances, which are partially re-iterated
in the following for the convenience and reference of the Landlord.

18.3.1. Exterior Parking Signs: The Landlord shall provide proper designation signage at each “Accessible”
parking space and access aisle. Each sign shall be supplied and installed on a metal post, mounted with
the bottom edge of the sign at 60 above the ground. Each sign shall be bright blue, and bear the universal
symbol of accessibility. Van Accessible spaces shall bear the additional designation of “Van Accessible”.
Each “access aisle” shall be clearly reserved with signs reading “no parking zone” and the asphalt paving
within these aisles shall be painted with yellow diagonal lines.

183.2. One in every six accessible parking spaces shall be configured for and designated as “Van Accessible”
space. A minimum of one van accesgible space shall be provided in all cases. Each of the eight (8) foot
wide van spaces shall conform to ICC/ANSI A117.1.-2003 and ADAAG.

19. SPECIALTY AREAS:

19.1. OPEN OFFICE AREA: Systems Furniture provided by Tenant:
19.1.1. Space Requirements: Provide open office areas as shown on attached plan ” to accommodate Tenant’s
modular furniture panel systems workstations, each measurmg approxunately 6°-0” X §°-07 (mte j

Date
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Hot Boxes) at the end run of appropriate system furniture installations. Modular furniture panels, work
surfaces, power and data management poles shall be provided by the Tenant.

19.1.1.1.  “Hot Boxes™: for the purpose of this document a “Hot Box™ is a counter or work area designated

for shared equipment requiring electrical and dat connectivity. Provide for “Hot Box™ common
file and equipment space (such as shared printers and copiers) at the end run of certain system
furniture workstations.  Size of the area shall be approximately 2°-6" deep with the width being
equal to the adjoining workstations. These “Hot box™ areas are incorporated into the modular
furniture panel system’s space, care must be taken however to adequately provide electrical
circuitry and connectivity to address the additional demands of the these shared requirement
areas.

19.1.1.2.  Electrical Reqoirements: Landlord shall be required to include provisions for and connection of

all electrical circuitry and junction boxes (ceiling and/or wall mounted) required for proper
utilization of the systems fumiture panel’s electrified raceway. Typical systems furniture
clectrical harness configuration is three circuits consisting of 4 — hot; 2 - neutrals and 2 — grounds.
Weather-tight or similar protection shall be required between junction box and connection to
power pole or systems raceway “whips”. System furniture standard connectivity power whip
does not exceed 6’. As an estimate of required circuitry, provide one circuit per three
workstations.

19.1.1.3. Telephone & Data Requirements: Landlord shall be required to include installation of

Cat 6 telephone and data station cabling throughout the space, including provisions for routing of
all dataftelecommunications from the data room to each office and workstations as identified by
the Tenant. Provide open wire cable trays in primary areas supplemented by “J” hooks as needed
for routing of felecommunications in all open office areas. Telecommunications cabling shall be
“home runs™ (with no breaks) from each jack to the data room.

19.1.1.4.  Provision of Furnitore Panel connectivity: Landlord to be responsible for the hard-wire hook-

19.2.

up of power and data/telecommunications to all Tenant workstations to either the ceiling or wall
mounted electrical junction boxes, installation responsibility shall also include the securing and
anchoring of all communications and electrical poles.

EXTERIOR ENTRANCES: All exterior entrances shall be designed as to provide an interior vestibule

(air lock). Said vestibule (air lock) shall be environmentally conditioned as to provide appropriate thermal
comfort and shall be designed as to have negative pressure. In addition, all vestibules (air locks) shall be designed
and constructed barrier free.

19.2.1,
19.2.2.
19.2.3.

19.2.4.

19.3.

19.3.1.

19.3.2.

1933,

19.3 .4,

19.3.5.

19.3.6.

19.3.7.

Door Assembly: Aluminum and Glass storefront

See also Doors and Hardware, requirement for automated push plate access at Public Entry Door

See also ELECTRICAL ~ Night Light Circuits - The facility’s main lighting controls shall be located
adjacent o the primary staff entry.

See also FINISHES — VCT or (alternate) Sheet Vinyl and WMCT

RESTROOMS: Layout shall be as shown on Tenant’s plans, to include the following:

Door Assembly: solid core wood door and hollow metal frame with push plate/pull bar with hydraulic
overhead door closer device.

Toilet Partitions: Supply and install. Materials: powder-coated steel, plastic laminate or solid polymer
plastic partitions; toilet partitions shall be floor or floor to ceiling mounted; ADA compatible.

Design, configuration and fixture connts: Shall be in full compliance with all local, State and prevailing
building codes as specified herein. Particular care shall be shown to the proper installation placement and
height of: water closets, sinks, handrails, mirrors, partitions and privacy screens.

Dispensers and receptacles: To be supplied and installed by Landlord. Including but not limited to:
toilet paper, toilet seat protectors, paper towel dispensers, coin-operated feminine hygiene products
dispensers and ferminine products waste receptacles and recessed or semi recessed trash receptacles — see
“standards and specialties™ for trash receptacle specifications.

Paper Towcl Dispensers: Shall be operable with the closed fist of one hand. The*Tork” hand sensor roll
towel dispenser and Georgia Pacific “enMotion” automated touchless towel dlspensel are preferred.
Provide a minimum of one unit, or one unit per every two sink fixtures.

Baby Changing Station: To be provided in all public restrooms. Units shall conform with specification
herein - see Standards and Specialties

Veatilation: Minimum design criterion for establishing the exhaust fan size (in CFM): the greater of -

total cubic feet of room divided by 4 or 4 air exchanges per hour. The intake register shall b'ng

Landlord Initials: 7, /£
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mounted and be ducted fo the exterfor of the building. Continuous operation or operation vig l]chtmg
switching for this room shall (automatically) operate the fan.

19.4. JANITORIJAL ROOM: Shall included the following
19.4.1. Door Assembly: solid core wood door and hoflow metal frame with standard hardware (type:
storeroom).
19.4.2. Sink: A floor-type sink, such as Florestone, Models 90/91/92 Drop Frownt, Terrazzo Mop Receptors, with
 faucet assembly.
19.4.3. Shelving: Provide a minimum of 125 lineal feet of pre-mamufactured shelving, such as Space Maker
(viny] coated wire construction). Installation to be field located by Tenant.

19.5. PUBLIC LOBBY & CLIENT WAITING ARFA: Layout to be as shown on Tenant’s plan, {o include

the following:

19.5.1." Chair Rail: To be installed on all walls, as defined in “Millwork™ herein.

19.5.2. Telephone - Public: To be provided by the Tenant.

19.5.3. Transaction Counter: Install approximately 10 lincal feet (1 @ 3 If, 1 @ 7 If) of custom grade, high
pressure (257 depth) laminate countertop with matching, field applied 4” backsplash. Counter shall be
secured directly to wall(s). Mounting heights shail be 32” and 41" respectively from finished floor.

19.5.4. Bii/Telephone Center: Install 607 (two at 30™) custom grade, high pressure (257 depth) laminate
countertop with matching, field applied 4” backsplash. Counter shall be secured directly to wall(s)
withree (3) 127 vertical privacy dividers. Mounting height of counter shall be 41” from finished floor.

19.5.5. Drinking Fountains: provide as specified in “Standards and Specialties” herein.

19.5.6. Door Assembly: Public Entry Doors (to lobby): Where allowed by code, a single door w/ fixed sidelight is
preferred. Minimum width of such door(s) shall be 3°-6”.

19.5.6.1.  Provide and install ANSI/BHMA A136.10 and code compliant “push plate” operated doors as
defined herein in Section 6 “Doors, Door assemblies and Hardware”, '

19.6.Public Lobby Munlti-Media Stations:
19.6.1. Provide power, data cabling at the lobby area identified on plan to accommodate the Tenant’s need for a
minimum of two (2) client multimedia stations, to include provisions for pnnters and COpIel‘
19.6.1.1, - - See “Millwork/Public Lobby Multi-Media Stations™ for speciﬁcatxons '

19.7.RECEPTIONIST ARFA: Layont to be as shown on plan, to include the following:
19.7.1. Work Counter: See “Millwork/Reception Area” for specifications, millwork requirements in this area are
detailed, and include provision of hullet resistant windows and waﬂs
19.7.2. Type 5 walls (bullet resistant) at surrounds.
19.7.3. Door Assemblies:
19.7.3.1.  From Lobby: Solid core wood veneer door and hollow metal frame with standard hardware (type:
storage lockset) with hydraulic overhead door.closer device.
19.7.3.2.  From Secure Area(s): Solid core wood veneer door and hollow metal frameé with standard
hardware (type: classroom fockset).
19.7.4. Sound Control Panels: Provide a minimum quantity of ten (10) surface mounted acoustical panels
conforming to the specifications in “Standard and Specialties™ herein.
19.7.5. Bullet Resistant Transaction Windows: UL Listed Level 3 bullet resistant transaction windows. Frames
shall be stainless steel and of a protection level equal to or greater than the glazing.
19.7.5.1.  Provide two (2) — 48”w X 42”h transaction windows with 2” thick shelf and recessed dip tray and
with natural voice transmission.
19.7.5.1.1. Shelf shall be full width of window, minimum of 12" deep centered under the glazing and
covered with black high- pressure laminate.

19.7.5.1.2. Dip tray shall be 10” x 16” fabricated of 16 ga. stainless steel, #3 finish with a
clear opening of 1-5/8” under the glazing.
19.7.5.1.3. Provide one (1) — 60"w x 42”h sliding transaction window with 2” thick shelf.

19.7.5.1.3.1. Shelf shall be full width of window, minimum of 12” deep centered under the glazing
and covered with black high- pressure laminate. No Dip tray.

19.7.5.1.3.2. The transaction shelf should be installed at a height of 35 3/4” from the
finished floor. Tenant wishes to field verify installation prior {o the
installation of drywall.
Landlord Initials:
Date: v /
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19.7.5.2. Acceptable manufacturer’s representative of the type and quality required: Insulgard SV and/or
Armortex.

19.7.6. Door Release Button Console: Provide and install door release button console at reception counter for
remote release of electric strike doors within client lobby, including but not limited to: Interview Room:
corridor, Fair Hearings/Multi-Purpose Room, Reception (to Lobby) and Client Conference/Training
Rooin. Provide home run from release console to the Tenenat's Access Control Panel in the Data Room -
coordinate with the Tenant’s Access Control Contractor.

19.7.7. Security Alarm: See Alarm section. Provided by others.

19.7.8. Alarm Panel and Console Station: Provided by the Alarm contractor. Landlord shall coordinate, with the
Tenant’s Access Control Contractor, the provision of dry contacts at the FACP as required for release of any
egress strikes upon activation of the Fire Alarm.

19.7.9. Security Window Intercom Systen: Provided by Tenant. Installation by Landlord.

19.8. FILE ROOM: Layout as shown on plan, to include the following:
19.8.1. Door Assembly: Solid core wood veneer door and hollow metal frame with standard hardware (type:
classroom).
19.8.2.  Electrical and tele/com - Provide a minimum of two data _]acks and one quad outlet at the File Room
workcounter.

19.82.1.  See “Millwork/File Room” for Work Counter specifications to be provided in this area.

19.9.INTERVIEW ROOMS: Layout to be as shown on plan, to include the following:
19.9.1. Type 3 “High Performance sound control” walls at all surrounds.

- 199.1.1.  See “Millwork Interview Room work counters” for millwork requirements — provision of a
work counter at each interview room. '

19.9.2. Electrical and tele/com — Provide minimum of four data jacks — two at each end of Interview Room
counter, installed on the staff side of the counter

19.9.3. Door Assemblies:
19.9.3.1.  Client door assembly to Client Corridor: Solid core wood veneer door and hollow metal frame
: with narrow light vision panel (approx. 47 X 257), with standard hardware (type: storeroom
lockset) with hydraulic overhead door closer device and electric strike. <<remote released at
. reception>>
19.9.3.2.  Client door assembly: Solid core wood veneer door and hollow metal frame with narrow light
vigion panel (approx. 4 X 25”), with standard hardware (type: passage lockset)
19.9.3.3,  Staff door assembly: Solid core wood vencer door and hollow metal frame with narrow light
vision panel {(approx. 4” X 25™), with standard hardware (type: storeroom lockset - rev. install)
with hydraulic overhead door closer device and electric strike. <<controlled access point=>>
19.9.4. Electrical & HVAC Loads: Design capacities to support a PC, monitor and printer in each interview
room. Power for PCs and printers, telephone and data
19.9.5. Security Alarm: See Alarm section. Provided by Tenant.

19.10. FAIR HEARING/MULTI-PURPOSE ROOM: — Layout as shown on plan, to include the following:
19.10.1.Type 3 “High Performance sound control” walls at all surrounds.

19.10.2.Electrical and tele/com: Provide a total of four data jacks. Also make provisions for the Tenenat’s
future video conferencing needs with the installation of duplex outlet, data jack.and a blank junction
box at 66” AFF, with % emt (and pull string) to above the suspended ceiling. Provide duplex outlet
within 18 inches of of data jack.

19.10.3. Door Assemblies:

19.10.3.1. Client: Solid core wood veneer door and hollow metal frame with narrow light vision panel with
one way reflective coating (approx. 4”7 X 257), with standard hardware (type: storeroom lockset)
with hydraulic overhead door closer device and electric strike. <<remote released at reception=>>
16.10.3.2 Staff: Solid core wood vencer door and hollow metal frame with narrow light vision
panel (approx. 4”7 X 257), with standard hardware (type: storeroom lockset - rev. install) with

hydraulic overhead door closer device and electric strike. <<confrolled access point>>
19.10.4. Sound Control Parels: Provide a minimum quantity of eight (8) surface mounted acoustical panels /

conforming to the specifications in “Standard and Specialties” herein.

z/z
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19.10.5. Security Alarm: See Alarm section. Provided by Tenant.

19.11. PRIVATE OFFICES:
19.11.1.Electrical and tele/com: Provide minimum of four data jacks per office at two locations. Power
outlets shall be within 18 inches of data jacks.

19.11.2.Door Assembly:Reference paragraph 6

19.12. STAFF TELE-WORK ROOM/AREA: Layout to be as shown on Tenants plan, include the following:
19.13. Electrical: Provide a minimum of one duplex electrical outlet for each of the Tenant’s proposed tele-work
stations (anticipate 8§ workstations).
19.13.1. Install electrical outlets and data/telecom outlets in this room at approximately 34” high, assuring easy
accessibility above the worksurface height.

19.14. STAFF LOUNGE: Layoutto be as shown on Tenants plan, include the following:

19.14.1. Millwork: provide and install as specified in “Millwork/Staff Lounge” herein.

19.14.2. Type 3 “High Performance sound control” walls at all surrounds.

19.14.3. Door Assembly: (See section 6).

19.14.4. Sound Control: Provide a minimum quantity of six (6) surface mounted acoustical panels couformmg to
the specifications in “Standard and Specialties” herein.

19.14.5. Appliances: Tenant shall supply all appliances,

19.14 6. Drinking Fountain: see “standards and specialties” herein.

19.14.7. Specialties:  Paper goods dispenser and soap dispensers to be supplied and maintained by the Landiord.
Including but not limited to: paper towel dispenser which are operable with one hand and a wall mounted
liquid hand soap dispenser.

19.14.8. Ventilation: Design criterion for establishing the exhaust fan size (in CFM): the greater of - total cubic
feet of room divided by 4 or 4 air exchanges per hour. The intake register shall be ¢eiling mounted and be
ducted to, the exterior of the building. Continuous operation or operation via hghtlng switching for this
room shall (automatically) operate the fan.

19.15. CEIENT CONFERENCE/TRAINING ROOM: Layout to be as shown on Tenant plan. This room shall
~ be Accessible from both the “public” and “staff” zones, measuring approximately 290 square feet. Include the
following:
19.15.1. Type 3 “High Performance sound control” walls at all surrounds.
19.15.2. Door Assembly: ‘
19.152.1. Client: Solid core wood veneer door and hollow metal frame, with standard hardware (type:
' storeroom lockset) with hydraulic overhead door closer device and electric strike. <<remote
released al receplion>> _
19.15.2.2. Staff: Solid core wood veneer door and hollow metal frame with narrow light vision
panel (approx. 4” X 257), with standard hardware (type: storeroom lockset - rev. install) with
hydraulic overhead door closer device and electric strike. <<controlled access point=>>
19.15.3. Sound Control Panels: Provide a minimum guantity of eight (8) surface mounted acoustical panels
conforming to the specifications in “Standard and Specialties” herein. :
19.15.4. Security Alarm: See Alarm section. Provided by Tenant.
19.15.5. Sound Control: Provide a minimum quantity of six (6) surface mounted acoustical panels conforming to
the specifications in “Standard and Specialties™ herein.

19.16. SUPPLY and STORAGE ROOM: Supply and Storage Room(s) Layouts to be as shown on Tenant plan,
inctude the following:
19.16.1. Shelving: Provide a minimum of 275 lineal feet of pre-manufactured shelving, such as Space Maker
(include a combination of vinyl coated wire shelving and solid shelving) or heavy dufy standards with
adjustable shelving. Installation to be field located by Tenant.

Landlord Initials:
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DWG-AT TENANT FLOOR PLAN
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DWG-AT TENANT FLOOR PLAN

STATE OF NEW HAMPSHIRE
Department of Administrative Services
Bureau of Planning and Management
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D-1 SAMPLE DOOR AND HARDWARE SCHEDULE
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D-1 SAMPLE DOOR AND HARDWARE SCHEDU.
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D-1 SAMPLE DOOR AND HARDWARE SCHEDULE
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FW  FULLY WELDED 16ga W WIRE GLAES VISION PANEL ‘ E ELECTRIC STRIKE
KD KNGCK-DOWN 18 ga THG TOP-HALF-GLAZED ) CR CARD READER
AL ALUMINUM Fv FULL VIEWAHT GLAZED RU REMOTE UNLOCK

GL  GLASS - TEMPERED PT DEFINMON? REX REGQUEBT T( EXIT

Date:
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D-2 HARDWARE TYPES

’Hardware Sem : SR .
Type Feq'd Function Typs Regd Function
HS-1 |Lockset  :Classroom Fg4 I .
door closer ' HS9 llockset istoreroom  FBB .
,,,, Exit Device /Panic Bar closer :
HS-1a [Lockset  [Classroom Fad ] 1
_door closer | ~ ‘HS810 ‘lockset storeroom Fe6
Exit Device Fanic Bar elec, Strike
kickplate remote release
closer .
H5.2 |Lockset Clagsroom Fo4
Exit Device | Panic Bat HS-10a lockset  istorerpom FgE
door closer - elec. Strike
remote release
HS3 Ilockset security hardware closer |
door closer card reader
REX
HS4 |Lockset | Classroom Fe4 | "
door closer HS.11 ilockset  :storeroom Fob
slect. Gtrike B elec strike
Card reader card reader -
REX REX
ternote release
HS-11a lockset  iInstitutional F&7
H55 |Lockset Storsroom FaB6 elec strike
door cloger {2} card reader
elect. Strike remote release
REX kickplate |
remote release .
HS-12 ‘tlockset istoreroom Feb
HS% (lockset detention pilfer alarm
pull raised exit device panic bhar
pull irecessed
HS-12a lockset  istoreroom F86
HS.7 ilockset Storeroom FB4 card reader
| elec strike|
HS-Ta [Lockset  .Classroom Fgd exit dovice panic har
REX g
HS-7Th lockset classroom FB4
cloger H$-13 |lockset ! storeroom FBS
) pilfer alarm
HS-7c [Lockset  !Privacy F7EA, (2) card readers
% exit device panic bar
HS-7d latchset passage F758
HS-8 push/pull ~
cloger |
kickplate
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D-3 HARDWARE FUNCTIONS

F75

Passage

For doors that do not require locking.

Either knob operates latchbolt at all times

F76A

P_rivacy

'slot will unlock outside.

Either knob operates latchbolt unless outside
knob is locked by push-button inside.

Button automatically released when inside knob
is turned or door is closed

Emergency release tool inserted and turned in

Outside knob always active.

F84

Classroom

Deadlocking latchbolt.

Either knob operates laychbolt (except when
outside knob is locked by key).

Inside knob is always active.

Key releases outside knob.

F86

Storeroom

Deadlocking latchbolt.

Latchbolt operated by knob inside, key in
outside knob.

QOutside knob always rigid.

Inside knob always active.

F87

Institutional

Deadlocking latchbolt.

Latchbolt operated by key in knob from eithe
side. :

Both knobs always rigid.
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EXHIBIT E
SPECIAL PROVISIONS

The parties’ agreemcnts coneerning modifications or additions to the foregoing standard provisions of this lease
shall be as set forth below or attached hereto and incorporated by reference:

SPECIAL PROVISIONS OF THE LEASE:

A, Tenant Access Prior to Commencement of Occupancy Term: The Landlord agrees 1o ailow
the Tenant and/or their felecommunications and data provider access to the Premises for
the purpose of installing the Tenant's “IT" and/or security systems at least 30 days in
advance of the date set forth herein for commencement of occupancy and rental
payments. Said access shall be scheduled with the Landlord in advance, with both porties
expending dll best efforts to coordinate their schedules in order o minimize any potential
disruptions to the performance of ongoing work.

B. Federal Debarment, Suspension and Other Responsibility Matters — Primary. Covered
Transactions: The “List of Parties Excluded From Federal Procurement or Non-procurement
Programs” was reviewed and the Landlord was not on the list (see the attached search
results). Should Landlord, during the term of this lease agreement, be disbarred,
suspended or proposed for debarment, Tenant may continue the lease in existence at the
time the Landlord was debarred, suspended, or proposed for debarment unless the Tenant
directs otherwise. Should Landlord be debarred, suspended, or proposed for debarment,
uniess the Tenant makes a written defermination of the compelling reasons for doing so,
Tenant shall not exercise options, or otherwise extend the duration of the current lease
agreement. o '

MODIFICATION OF STANDARD PROVISIONS OF THE LEASE;

C.

Section 2 “Demise of the Premises”; the localion of the space to be leased shall be defined by
the following:

Landlord shall construct and previde an approximate 10,732 square foot Premises consisting of
an approximciel4.? acre parcet of land located at ¢ Route 28, Ossipee, New Hampshire.

Landlord shall construct a building conforming to the provisions, pians and specifications of the
Agreement herein upon the successiully procured lot, and provide any and all alterations ang
site work necessdry for use of the building, including but not limited to access roads, driveways,
utilities, drainage, water and sewer systems and parking areas; notwithstanding the above, the
foregaing shall be sukject to “Secticn 3.5 Conditions of the Commencement and Extension of
Term".

Section 3.5 "Condilions on fhe Commencement and Extension of Term” are delefed
replaced by the following text: ‘

3.5 Conditions on the Commencement of Term and any Extension or Amendment of Term;

3.5.1 Tenant's Contingencies: Not withstanding the foregoing provisions, it is hereby
understood and agreed by the parties hereto that this Agreement and commencement of
the Effective Dates and any extensions or amendment to the Term are contingent upon its'
approval by oll parties having authority, which on the part of the Tenant includes but is not
limited to the State of New Hampshire Long Range Capital Planning and Utiliz
Cemmittee and the Governor and Executive Council. In the event the Tenant d

Landlord Initials:
Date:
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receive approval of the Agreement authorizing it to commence upon the date set forth in
paragraph “3.1 Effective Date of Agreement”, the Agreement shall be nu#l and void, with
no further obligation or recourse to either party.
3.5.2 Landlord’s Confingencies: Not withstanding the foregomg orovisions, it is hereby
understood and agreed by the pariies herete that this Agreement and commencement of
the Effective Dates and any extensions or amendment to the Term are contingent upon its'
approval by all parties having authority, which on the part of the Landlord includes and is
fimifed to:
a} Possession of a binding Purchase and Sales agreement as defined in “Exhibit E
medification fo the provisions of “Section 2 Demise of Premises”, and;
b) Receipt of Town of Ossipee planning board approval.
In the event either of the above listed transactions are not. successfully completed, this
Agreement shail be null and void with ne further obligation or recourse to either party.
3.5.3 Final Authorization: The “Landlord's Contingencies” listed in 3.5.2 above - which shall
be know as the Landlord's “Final Authorization” - shalt be scught by the Landiord following
the Tenant's receipt of ail required authorizations set forth in 3.5.1 above. The Landlord
shall be provided sixty {60) calendar days of time fo cbidin “Final Authorization”,
calculaticn of the sixty days shall start upon “Effective Date" sef forth in Section 3.1 of the
Agreement, and end sixty {60) days thereafter. In the event of Landlord's receipt of Final
Authorization, upon such receipt they shall send the Tenant written notice advising them
of the matter, and providing a prefiminary project schedule.
Should the Landlord not receive "Final Authorization' at the end of the sixty days, the
Tenant may: '
a) Al their sole option elect to terminate this Agreement in its entirety, in which instance
the Agreement shall be null and void with no further obligation or recourse fo either
party. _
b) Provide the Landlord additional time for receipt of Final Authorization by seeking
authorization 1o amend the Agreement to provide the desired additional time and
allow corresponding delayed inception of the Occupancy Term from all authorizing
parfies, in the event said amendment is denied, this Agreement shall be null and void
with no further obligation orrecourse to either party.

E. Section 15 “Insurance” is deleted replaced by the follawing:
During the Occupancy Term and any extension thereof, the Landlord shall at it's sole
expense, obtain and maintain in force, and shall require any subcontractor or assignee
to cbtain and maintain in force, the following insurance with respect to the Premises and
the property of which the Premises are a part: comprehensive general liability insurance
against ali claims of bodily injury, death or property damage occurring on, [or claimed o
have occurred on) in or about the Premises. Such insurance is to provide minimum
insured coverage conforming to: General Liability coverage of not less than one million
{$1,000,000) per occurrence and not less than three milion {$3,000,000) genercd
aggoregate; with coverage of Excess/Umbrella Liability of not less than one million
{$1,000,000}. The policies described herein shall ke on policy forms and endorsements
approved for use in the State of New Hampshire by the N.H. Department of Insurance
and issued by insurers licensed in the State of New Hampshire. Each certificate(s) of
insurance shall contain a clause requiring the insurer to endeavor to provide the Tenant
no less than ten {10) days prior written notice of cancellation or modification of the
© policy. ' ‘
The Landlord shall deposit with the Tenant cerfificates of insurance for all insurance
required under this Agreement, {or for any Extension or Amenament thereof} no later
than the date sef forth in Section 3.2 Occupancy Term herein for substantial completion

- Landlord Initials:
Date:
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instance shall the Tenant commence occupancy or payment of rent prior to obtaining
certification of such insurance.

During the Occupancy Term of the Agreement the Landlord shall furnish the Tenant with
certificate(s) of renewal(s) of insurance required under this Agreement no.later than
fiffeen (15} days prior to the expiration date of each of the policies.

15.1 Workers Compensation Insutance: To the exient the Landlord is subject to the
requirements of NH RSA chapter 281-A, Landlord shall maintain, and require any
subceonfractor or assignee 1o secure and maintain, payment of Workers'
Compensation in connection with activities which the person proposes to undertake
pursuant to this Agreemeni. The Landlord shall fumish the Tenant procf of Workers'
Compensation in the manner described in N.H. RSA chopter 281-A and any
applicable renewal(s} therecf, which shall be attached and are incorporated herein
by reference. The Tenant shall not be responsible for poyment of any Workers'
Compensation premiums or for any other claim or benefit for the Landlord, or any
subcontfractor of the Landlord, which might arise under applicable State of New
Hampshire Workers' Compensation laws in connection with the performance of the
Services under this Agreement. '
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STATE OF NEW HAMPSHIRE

GOVERNCR’S COMMISSION
ON DISABILITY

John H. Lynch, Govemor
Paul Van Blarigan, Chairman
John W. Richaf_d's, MSW, MBA, Executive Director

57 Regional Drive
Concord, NH 03301-8518

(603) 271-2773
1-800-852-3405 ol Free

] Voice or TTY

(603) 271-2837 rax

August 21, 2012

To the Honorable Governor John Lynch and Members of the Executive Council

Raguestad Action :

RECOMMENDATION REGARDING LEASE APPROVAL

Lessee: Department of Health and Human Services, 128 Pleasant Straet, Concord, NH

03301 _ |
Location:  Lot“A" or Lot “B”, Ossipee, NH 03864
Lessor: 75 Naw Hamgpshirg, LLC, ¢fo James J. Horne, CP Management, Inc.
Term: October 17, 2012 —May 31, 2023

ra

The Architectural Barrier Free-Desigr{ Committee respectfully recommends that the subject NEW
LEASE of approximately 10,732 square feet of space be approved, with the following
condition:

All naw construction must be complatad in compliance with Exhibit D and with all applicable
building codes, including but not limited to the Code for Barrier-Free Design for the State of New
Hampshire (IBC/2006 and ICC/ANSI A117.1/2003, as amendad [ANS!] citations}, the NH Stale
Building Code (IBC/2008 as amended, ICC/IANSI A117.1/2003, as amended), the NH State Fire
Code Safe-c 6000, and the Americans with Disabiliies Act 2010 Standards for Accessibie Design
(ADAAG citations).

This recommendation is based upon tha condition that the committee and staff will be contacted
for a thorough plan review at 80% design comgpletion and pre-occupancy walk-through.

Should future inspection by Administrative Services or the Architectural - Barrier-Free Design
Committee prove that areas of non-compliance exists, the agency should withhold rent until the
landlord brings it info compliance, or shouid negotiate to remedy the non-complying areas.

Respeactfully submitted and approvad by the Architectural Barrier-Free Design Commitiee,

LAve gf EZZIN

David Gladson, Chair

rJ(,6 %"Zcf”if?_



State of Neto Hampshive
Departorent of State

CERTIFICATE

I, William M. Gardner, Secretary of State of the State of New Hampshire, do hereby
certify that Levere-Horne O-ssipee, LLC is a New Hampshire limited liability company.
formed on October 15, 2012. 1 further certify that it is in good standing as far as this
office is concerned, having paid the fees required by law; and that a certificate of

cancellation hés not been filed.

In TESTIMONY WHEREOF, I hereto
set my hand and cause to be affixed
the Seal of the State of New Hampshire,
this 24" day of October, A.D. 2012

Zer dle

William M. Gardner
Secretary of State




UNANIMOUS CONSENT
OF
MEMBERS
| ~OF
LEVERE-HORNE OSSIPEE, LLC

The undersigned, b@mg all of the Msmbcrs of Levere-lome {}smp@e LLC
(the “Company ™), hereby consents to the i‘biimmng action:

RESOLVED THAT the Company be authorized to enter inlo a Lease
Agreement relative to its rental property Jocated in Ossipee, New Harnpsmre wrih the
New Hampshire I}cpartment of Health am:i Human' Sewme*x as Tenant.

RESOLVED THAT James 1. Home, as Co-Manager, is hereby authorized to
execute any and all documents necessary in connection with the Sublcase Agreement by
and between Levere-Home: {}qm;}e& LLC as Tandlord and the N&W Hampsim
- Department of Health and Hum.:m S&:rv;mﬁ as Tenant. .

Dated as of October ZZ 2012,

James 1. Home, Metnber and
(.{} gpr

 LEVERE PROPERTIES H, LLC
Member and Qﬁ-Man&ger

BY:_ AbmecdlE Mmoo
Draniel ?lnmer% Managing Member




Search Results

_ You can refine your Search by entering news search criteria In the search box and using the Search In Results button. I you vish to perform a new searth use the

i Clear Search button. Using the Save Search button will allews you to run this search 5t a later time.
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State of New Hampshire

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

LINDA M. HODGDON JOSEPH B. BOUCHARD

Commissioner : Assistant Comemissioner
{603y 271-3201 : 7 {603y 271.3204

Jariuary 17, 2013

Chairman

Long Range Capital Planning and Utilization Cammittee
L.C.B.—Room 201

Cancord, New Hampshire 03301

REQUESTED ACTION

Pursuant o RSA 4:40, the Department of Administrative Services reguests approval fa
enter inta a listing agreement with NAI Narwaoad Group, allowing negotiations within the
Cammittee's current palicy guidelines, far a term of up to ane year to sell the farmer Nashua
District Caurt praperty located at 25 Walnut Street (including ane building of appraximately
19,459 square feet and appraoximately 1.11 acres of land) in the City of Nashua far $1,153,778
plus an administrative fee of $1,100.

EXPLANATION

The former Nashua District Court praperty is comprised of land, building, and ather
improvements located inside the fraffic aval at 25 Walnut Street in downicown Nashua {the
“Property”}, adjacent to the former milyard and just a few blccks from the Main Street
business district. The caurthouse building was purpase-puit in 1979 when the Property was
awned by the City of Nashua, and the Praperty was later leased ta the State until ihe State
purchased it in 1992. The building was used canfinuausly as a ccurthause until November
2011, at which time the Nashua District Court functions and persannel maved to the
Hillsbaraugh County Superiar Court Scuth building on Spring Street in Nashuag, in part ta
alieviate a significant overcapacity of unused space in the Superiar Court bullding.  This
consalidatian of courts at ane lacation and the proposed dispasition of the Property bath
result fram substantial Judicial Branch budget cuts in recent vears. A mare specific
description aof the Praoperty is as fallaws: an oval-shaped parcel of land encircled by city
streets which is approeximately 1.11 acres in size, a two stary masanry aoffice building with
appraoximately 19,459 sguare feet of abave grade space and a full basement, and a paved
surface parking lot with 45 spaces.

As of March 23, 2012, McManus & Noult Appraisal Campany, Inc., an independent
appraisal firm, approised the market value of the Property at $1,300,000.

Cn Sepiember 19, 2012, the Department issued a Request far Prapasal ta Pravide Reai

Estate Brokerage Services ["RFP”). The RFP was pasted an the Department's Current Bidding
Oppecriunities web site and was advertised in the Manchester Unian Leader September 19-

FAX: 603-271.6600 T3 Access: Retay NH 1-800-733-2964



Chairman

Long Range Cagital Planning and Utilization Committiee
January 17, 2013

Page 2013

21, 2012 and by a direct emait sclicitaticn sent to eighteen (18) commercial brokers licensed
by the New Hompshire Real Estate Commissicn. In response to the RFP the Department
received conforming preposals from five (5} brokers. These proposals included cpinions of
valve ranging frem $750,000 to $1,800,000 and proposed effective commission rates
[calculated based on the appraised value) ranging from 4.33% tc 5.77%.

Al five (5} proposals were reviewed and scored by an Evcluation Committee
comprised of three (3} Department employees in accordance with the procedure set fortn in
the RFP. This procedure includes a two-tier review beginning with a scered evaluation by
each Committee member of each broker's qualifications, experience, and proposed
marketing sirategy, and the quality of the broker's market analysis—all s set farth in the
proposal.  Each broker must score an average tctal of 70% of the available evaluation
criteria points allocated in the RFP to this first tier review in order to qualify for the second tier
review, which focuses entirely on proposed commissions and fees. Four (4) out of the five {5)
proposals quaiified for the second fier review. Points scored during the second tier review
cre then added to the first tier scere in crder to determine the total score. Brokers are ranked
by total score, with the highest score receiving the top rank. Scores and rankings for all four
(4) proposals that quclified for secand fier review are summarized on the attached
spreadsheet. :

The top ronked proposal was submitted by NAI Norwood Group ("Norweood").
Norwood believes that the Property will sell “as-is” between $1,038,400 and $1,132,800. After
further discussions with Norwood, the Deparfment has decided to seek approvat to sell the
Property for $1,153,778. The Department understands that the discrepancy between the
foregoing prices and the appraised value primarily reflects an abundance of cauticn in the
still-iagging Nashua commercial real estate market, which continues ta suffer from o
relatively high vacancy rate and a limited number of prospective tenants and buyers. The
proposed sale price also reflects the lack of existing tenants and the estimated cost of
rencovaticns to reconfigure the building inferior to better accommodate a conventianal or
medical office building use. Norwood has proposed a fixed commission rate of 5% of the
sale price.

As part of this submission, the Department is also reguesting authorization to negotiate
with prospective buyers for the Property within a ten percent {10%) range below the sale
price approved by the Long Range Capital Planning and Utilization Committee. If the
Committee approves this condition, the Department weuld be authorized to enter into a
purchase and sale agreement that is subject to Governor and Executive Council appreval
within {10%) of the approved price. We feel this type of latitude is necessary ta provide quick
response to prospective buyers and efficiently market the Property.

The listing agreement will specify that the Depcartment is required tc offer the Preperty
to the City of Nashua at the sale price approved by the Long Range Capital Plcnning and
Utilization Committee as part of the statutory disposal process, and that the real estate broker
will not receive any commission for a sale to the City of Nashua or if any cther State agency
gxpresses interest in acquiring the Property.



Chairman

Long Range Capital Planning and Utiization Committee
January 17, 2013

Page 30of 3

Authorization is hereby requested: to enter into an exclusive listing ogreement with ¢
maximum term of one {1] year that will be subject to final approval by the Governor ond
Executive Councll for the sale of the Property at or obove the proposed sale price and
subject to the conditions ouflined aobove; to pay from the proceeds of such sdle o
commission fee to the selected broker at the rate of five percent (5%} of the sale price; and
to retain for the Department from the proceeds of such sale an administrative fee of $1,100,
or such larger amount as the Committee may deem appropriate, in accordance with RSA
4:40, lll-a.

Respectfully submitied,
Qﬂ)w.éu Mt I

Linda M. Hodgdon
Commissioner

Attachments



LIST OF EXHIBITS

Summary list of broker proposals
Brokéi"Proposal Evaluation Score Sheét o
Location map

Tax/zoning map detail

Aerial view

Appraisal Report dated as of March 23, 2012 prepared by McManus & Nault Appraisal
Company, Inc.

Proposal submitted by the selected broker

Council on Resources and Development (CORD) approval letter



Broker Proposal Evaluation Summary
Nashua District Courthouse
25 Walnut Street, Nashua, New Hampshire

Proposed -
Comrission

1st milfion: 4,5%

Effective
Commission Rate

“lat Appraised Vaiue

Technical
Evaluation Average
Total Score"

Totat
Commission §
Scora**

CBRE $1,200,000 - $1,600,000 12nd million: 3.75% 4.33% 81.00 100.00
1st miilion: 6%

Shea $1,060,009 2nd miﬂl}ion: 5% 5.77% 80.67 85,12
tst mitlion: 5.75% .

Prudential Verani § $1,750,000 - $1,800,000 {2nd millicn: 4.75% 5.52% 79.687 71.41

* Total possible points = 100
** Peints awarded on the basis of a comparative formula, where the lowest effective rate receives the maximum 100 points
*** Total possible points = 200



REQUEST FOR PROPOSAL TO PROVIDE REAL ESTATE BROKERAGE SERVICES
NEW HAMPSHIRE DEPARTMENT OF ADMINISTRATIVE SERVICES
(RFP FMA 2013-03)

Proposal Evaluation Score Sheet

CREVIEWER NAME:

BROKER NAME:

CRITERIA

A TECHNICAL (NON-COMMISSION)

1. Form and Content of Response PASS /FAIL
e Does the proposal meet the minimum requirements of the RFP as summarized in Part VI?
2. Client List/References Points Awarded: : /20 POINTS
e How similar are the services performed for each client to those sought by the RFP?
{ / 8 points)
e How similar is the Property to the clients’ properties in terms of size, type, character, and
location? { / 6 points)

¢ How favorable are the references? ( / 6 points)

3. Experience and Capability Points Awarded: /20 POINTS
e How well has the Offeror demonstrated past success in marketing properties similar in
size, type, character, and location to the Property? ( /7 points)

e How well has the Offeror demonstrated sufficient experience and expertise with
redevelopment consulting and/or the successful marketing of special use properties to
developers and/or investors? ( /5 points)

s How sufficient are the Offeror’s staffing and resources in New Hampshire to
appropriately and effectively market the Property? { / 4 points)

¢ How well has the Offeror demonstrated that the specific staff members likely to work
with the Property are adequately qualified to do so? ( / 4 points)

4, Proposed Strategy ’ Points Awarded: / 40 POINTS

¢ How dynamic, customized, and appropriate for the Property is the Offeror’s proposed
marketing strategy? { /10 points)

¢ Has the Offeror included a list of suitable media outlets that it proposestouse? (/6
points) ‘

¢ How well has the Offeror demonstrated an understanding of the particular challenges that
the Property may present to a prospective buyer? ( /10 points)

e How well has the Offeror demonstrated an understanding of how certain unique
characteristics of the Property may enhance its value? ( / 10 points)

¢ Has the Offeror provided suitable “staging” recommendations to enhance the appeal of

the Property? ( / 4 points)



5. Market Analysis ‘ Points Awarded: /20 POINTS

[ ]

Has the Offeror included an adequate description of the Property? ( /5 points)

Has the Offeror included an apt and convincing comparable sales analysis? Did the
Offeror use any other appropriate methodologies (e.g. income or cost approach) to derive

- “or support a:proposed asking price for the Property? How well did the Offeror e'{p]'am
justify, and apply the methodologies employed? ( /5 points)

Has the Offeror included a proposed asking price that is based on a reasonabie estimate
of the market value of the Property? Were all of the valuation factors and assumptions
identified and reasonably justified? ( /5 points)

Has the Offeror included a reasonably thorough highest and best use analysis of the
Property that reaches a convincing conclusion? Were all of the valuation methodologies,
comparable transactions, valuation factors, and assumptions employed consistent with the
Offeror’s highest and best use conclusion? { /5 points)

B. COMMISSION : Points Awarded: /100 POINTS
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APPRAISED PROPERTY
An 22,578 SF Office Buildingon a 1,11 Acre Lot
Located at 25 Walnut Street in Nashua, NH

Mr. Jared J. Nylund
Real Property Asset Manager
NH DAS Fixed & Mobile Assets
State House Annex ~ Room 212
25 Capitol Street
Concord, New Hampshire 03301

Prepared By:
Kevin A, MceManus

Date of Value: March 23, 2012

Copyright
MeManus & Nault Appraisal Company, inc.
722 Route 3A, Suite 6, Bow, NH 03304
Tel. (6037 230-9788 FAX {603) §56-7829
mail Address: kevinamemanus{ieomeast. net
All Rights Reserved

Siate

o

t NH Progarty - Nastua Distnc! Courthouss



April 30, 2012

Mr. Jared J. Nylund

Real Property Asset Manager
NH DAS Fixed & Mobile Assets
State House Annex —~ Room 212
25 Capito! Street

Concord, New Hampshire 03301

RE:  State of New Hampshire Property (Nashua District Courthouse)
Dear Mr. Nylund:

+" In accordance. with your request, 1 have prepared, and am submitting herewith, a self
contained appraisal of an office building owned by The State of New Hampshire situated at 23
Walnut Street in Nashua, New Hampshire. The subject encompasses 1,11 acres, improved with a
22,578 SF, 2 story office building constructed in 1979, The property was utilized as the Nashua
District Court Butlding until the winter of 2011, This appraisal provides an opinion of the
market value, as defined herein, of the fee simple interest in the subject property. The property is
identified in Nashua Assessment records as Map 80 / Lot 93,

It is assumed by the appraiser that this report will be used by the New IHampshire
Department of Administrative Services as a basis for establishing an appropriate offering price
for the fee simple sale of the subject property. The intended user of this report is the New
Hampshire Department of Administrative Services.

I have made a careful and thorough analysis of the property, the details of which are
enclosed herewith. As a resuit of my analysis, | have formed an opinion that the market value (as
defined in the report), subject to the definitions, certifications, and limiting conditions set forth in
the attached report, as of March 23, 2012, is $1.300.000.

Respectfully submitted,

PN AN IV P

Kevin A, McManus
Vice President. NHCG-249

-
-

State of NH Property - Nastwa District Courthiouse

MoManus & NAULT Arpratsasl Co., Ing,
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CERTIFICATION

The undersigned does hereby certify that, except as otherwise noted in this appraisal

Kevin A, McManus personally inspected the prapérty that is the subject of this
appraisal, accompanied by Jared Nylund, Stephen Sacco and Herney Londene,
on March 23, 2012,

I have no present or prospective interest in the property that is the subject of this
appraisal report.

I have no personal interest or hias with respect to the subjeet matter of this
appraisal report or the parties involved.

My compensation is not eontingent upon the reporting of a predetermined value
or direetion in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event, neither is it contingent upon any action or event resulting {rom the

~ analyses, opinions, or conclusions in or use of this report.

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

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions (imposed by the terms of pur assignment or
by the undersigned), and are my personal, unbiased professional analyses,
opinions, and conclusions.

The analyses, opinions and conclusions were developed, and this report has been
prepared in conformity with and is subject to the requirements of the Uniform
Standards of Professional Appraisal Practice.

The State of New Hampshire Real Estate Appraisal Board requires continuing
education for licensed Certified General Appraisers. As of the date of this
report, Kevin A. McManus has completed the requirements of the continuing
education program of the Real Estate Appraiser Board.

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

My value concluston as well as other opinions expressed herein are not based on
a requested minimum value, a specific value or approval of a lcan.

The acceptance of this appraisal assignment is based upon appropriate
knowledge and experience by the undersigned to complete the assignment in a
competent manner. :

Stata of NH Praparty — Nashua District Gourthouse

MoManus & Navur Apprazsal Co., INC.
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CERTIFICATION (CONT)

12) In my opinion, the market value of the appraised property, as of March 23, 2012,
is $1,300,000.

Respectfully submitted,
MCMANUS & NAULT APPRAISAL COMPANY, INC.

PN/ e

Kevin A, McManus .
Vice President, NHCG-249

State of NH Property — Nashua District Courthouse

McManus & Naver Areraisat Co,, Inc,
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EXECUTIVE SUMMARY

- TYPE.OF PROPERTY:

s

OWNER

LOCATION OF PROPERTY
DATE OF INSPECTION

DATE OF APPRAISAL

PURPOSE OF THE APPRAISAL
PROPERTY RIGHTS APPRAISED

USE OF THE REPORT

LOCATION AND ECONOMIC FACTORS

ZONING

FLOOD ZONE

SITE DESCRIPTION

DESCRIPTION OF IMPROVEMENTS

Stata of NH Property — Mashua District Courihause

MoeManus & Navrr ArrraisaLl Co,, INc.

o« Vacaat municipal office  building .formerly

- utilized as the Nashua District Cogr’t. )
The State of New Hamﬁshire
25 Walnut Street, Nashua, New Hampshire
March 23, 2012
March 23, 2012
To estimate the market value of the appraised.
Fee Simple

To determine an appropriate offering price for
the sale of the subject property.

The property is situvated one block from the
Nashua central business district. In the past 2-3
years, the market for commercial property in
Nashua has been steady but lower than prior
years.

D-1 - Downtown District and the Mixed Use
Overlay Distriet.

The subject property is situated outside of any
flood hazard area as depicted on Flood
Insurance Rate Map #33011COS5S[4E, dated
Aprif 18, 2011.

The appraised comprises an oval-shaped parcel
encircled by several city streets, and
gncompassing 1.11 acres. The parcei has one
curb cut located off Chestnut Street. The site is
serviced by municipal water & sewer service,
and is improved with 45 paved, striped parking
spaces.

The property is improved with a two story, good
quality masonry municipal office huilding
constructed in 1979,  The building includes
19,459 SF of above grade space, in addition to a
full basement. The building has been vacant
since the winter of 2011 - 2012,
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EXECUTIVE SUMMARY (CONT )

l IA/ARDOU% WAS r L Si l UA f ION

_PRI s;m Usa
: .MARK} IING BALK(;ROU\!D

i HI(JHL‘S? AND B[,S'i USE:

o OVhRALL MARKE r APPFAL

i 'Z::_ESTIM'A‘I'ED MARKE"{'.VALUE-'-

o o Ef; rswu ED \/IARKETNG Twm

State of NH Proparty — Nashua District Courthousa

. .rsnMArLD Fwowm ’“FlME e

L MceManus & Naurr Aperaisal Co., Inc.

T Thls apprmsal has been perfarmed under the- :
: assumption that there are no h‘uardous mntena]s_..
: prcqent ' -

\_/acan_.t farmer municipal office building.

" To the best of the: appraiser’é knowledge. the

subject property has not been on the market.
sin’ce purchased by the prcscnt owner,

Muitl—tenam ofhce bu1ldm0

Fatr due 1o the siow market for office space in

. the Greater Nashua area, current vacant status,
and need to complete renavattons to a timited: . -

pomon of the bmldmg,

8, 300 ooo

Less than 12 months

Less than 32 months
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

GENERAL ASSUMPTIONS
The legal descriptigﬁ{ils'ed in this report is assumed ta b& ¢drrect.
The survey of the subject property obtained by the appraiser is assumed to be correct.

No respoasibility is assumed for matters of a legal nature affecting title to the property

nor is an opinton of utle rendered. The title is assumed to be good and merchantable,

Information furnished by others is assumed to be true, correct, and reliable. A
reasonable effort has been made to verify such information; however, no responsibility

for its accuracy is assumed by the appraiser.

AH mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless
so specified within the reporl. The property is appraised as though under responsible

ownership and competent management.

it is assumed that there are no hidden or unapparent conditions of the property, subsail,
or structures which would render it more or less valuable. No responsibility is assumed
for such conditions, items unseen or for engineering which may be required to discover

them.

It is assumed that there is full compliance with all applicable federal, state and local
environmentai regulations and laws unless noncompliance is stated, defined and

considered in the appraisal report.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in the

appraisal report.

It is assumed that all required licenses, consents or other legislative or administrative
authority from any focal, state or national governmenta! or private entity or organization
have been or can be obtained or renewed for any use which the value estimate contained

in this report is based.

State of NH Praperty — Nashua District Courthouse

McManus & Naver ArpraisaL Co., INc,
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L It' is'asémﬁed that ﬂﬁe i;iilimtibn"df the fa nd dnd mlprovemmts is w1thm the boundameq o
' _ur ploperty hnus ot thc propcrtv des,cn bed and that there is no ener oachmem or trespass

: ,unlesq noted wﬁl;m the repmt

lt' is assumcd"that there- is 'or"has been no storage, use or dumj}ino on the appraised’:

pr operty of dsbcbtos hazardom waste or other matertal that has been or will in the -

o _ ’mtum be, dee.med harmful to hualth

-_'_G_ENE'#QAL LlMiTlNG CONDITIONS

s '.The appralser Wl“ not be requlred to ﬂwe tesumcny OF appearin court becauae of. havmg :
'made this appralsa! wzih reference tO the prope rty in question, unIess arran;:,ements have o

o _been prewously made therefore o

s ':'Possessxon of thlS rcport ora copy thereof does not: carry thh 1t the right of pubi;catmn

I may not be used for any purpose: by any perscn other than the party to whom 1t 13_- o

addressed w;thout the wrltten consent of the dppraxser, and in any event only with proper -

o wntten quahheatlon and only n :ts entxrety

._The dn%mbutmn of the total valuatlon in -this report between. l'md and nnpmvemems
applles only undcr the reported h:ghest and best uqe of the property. The allocations of
value “for land and improvcments must not be used in Lanjuncnon with any otber"-'

'appm;sal and are mvahd 1f so uscd

No annronmental :mpact studtes were e;ther reqnested or made i conjunction with this

‘_appmmdl and the dppralser “hereby Ioscrves the right to aiter amend revise or rescind

any- of the ‘value opimoﬂs based upon any subsequent envifonmental impact studies,

"rcscarch or mvestlszanon

Neither all por any part of the contents of this report, or copy thereof, shaill be conveyed
to. the public thrqi_lgh advertising, public relations, news, sales or any other media

without written consent and approval of the appraiser. Nor shall the appraiser, firm or

+ professional organization of which the appraiser is a member be identified without

written congent of the appraiser.

Any liability on the part of the appraiser is limited to the amount of fee actually
collected.

State of NH Propenty —~ Nashua District Courthouse

McManus & Navrr Areraisar Co., INc



General Assumptions and Limiting Conditions (Cont.) Fage -7

In this appraisal assignment, the existence of potentially hazardous material used in the

construction or maintenance of the building, such as the presence of urea formaldehyde

-. foam insulation, and/or existerce-of toxic waste, which may or may not be present on the

scoperty, has oot been considered.  The appraiser is not gualified 1o detect such
prog The app q

substances. [ urge the client to retain an expert in this field if desired.

The Americans with Disabilities Act ("ADA™) hecame effective January 26, 1992, |
have not made a specific compliance survey and analysis of this property to determine
whether or not it is in conformity with the various detailed requirements of the ADA.
Under ADA guidelines, compliance matches the owner's financial ability with the cost to
cure the potential physical deficiencies of the property. Thus the requirements for
compliance can change with each owner's financial ability to correct (cure) the non-
accessibility problems of the property. It is possible that a compliance survey of the
property, together with a detailed analysis of the requirements of the ADA, conld reveal
that the property is not in compliance with one or more of the requirements of the Act. If
$0, this fact could have a negative effect upon the value of the property. Since I have no
direct evideﬁce relating to this issue, [ did not consider possible non-compliance with the

requirements of the ADA in estimating the value of the property.
Possession of this report does not carry with it the right of reproduction.

Acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing

general assumptions and general limiting conditions.

State of NH Property — Nashua District Courthouse

McManus & NauLt Arpratsal Co., INC.
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IDENTIFICATION AND OWNERSHIP HISTORY

The subject consists of a municipal office building known in the City of Nashua assessment
records as Map 80, Lot 93. According to the records in the City of Nashua, the property is
- owned by The State of New Hampshire. As per legal documents obtained by the appraiser, the

subject was transferred to its present ownership as follows:

GRANTOR: The City of Nashua

GRANTEE: The State of New Hampshire

BOOK/PAGE: 3340/1959, Hillsborough County Registry of
Deeds

DATE SIGNED: May 18, 1992

DATE RECORDED: May 21, 1992

A copy of the subject deed is found in Appendix A of the report.

State of NH Property - Nashua District Courthouse

MceManus & Naurt Appralsas Co., Ine,
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SCOPE OF WORK

This is a self-contained report of an office building located in Nashua, New Harmpshire.
“The information:and opinions contained hierein are the result of thorough research andanalysis of ”

a depth appropriate for a complete appraisal of the appraised property.

I.egal data surrounding the subject property has been obtained by the appraiser. A copy of -
the legal description is enclosed in the dppendix of this report. Other public agencies and
organizations which have been the source of information relating to the property include the City
of Nashua, Hillshorough County Registry of Deeds, and the State of NH Department of
Administrative Services. In addition, this report includes first hand research and analysis
necessary to complete the Identification, Ownership History, Legal Description, Municipal and
Regional Analysis, Site Analysis, Description of Improvements, Zoning Exhibit, and dssessments
and Tuaxes exhibits. The appraiser obtained historic subject operating expenses from the NH
Bureau of Court Facilities. The appraiser researched the likelihood that an owner of the
appraised would be required to retrofit a wet-sprinkler system with the City of Nashua Fire
Marshall’s Office. The appraiser relied uwpon renovation cost estimates using the Marshall

Valuation Service.

Extensive research was conducted on the real estate market in the subject area, which is
presented in the Market Analysis section of this report. This included interviewing brokers,
developers, investors, and city officials in the subject area, as well as researching comparable

office building sales and rents, and the sale of vacant commercial lots,

Based upon the above, a detailed highest and best use analysis is performed on the
appraised property. The appraiser has projected a market-supported income to estimate a subject
value via the Income Approach. In conjunction with the comparable sales, the appraiser has
developed a Safes Comparison Approach to value. These approaches have been used to estimate
the market value of the appraised property. All of the sales and rents have been inspected by the

appraiser, and verified with a party involved.

State af NH Propedy — Nashua Distriet Courthouse

McManus & Naurt Arpralsal Co., Inc.
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PURPOSE

The purpose of this report is to estimate the market value of the subject property, as of
March 23, 2012,

DEFINITION OF VALUE

In this report fair market value is defined as:

"The amount in cash, or on terms reasonably equivalent to cash, for
which in all probability the property would have sold on the effective
date of the appraisal, after a reasonable exposure time on the open
competitive market, from a willing and reasonably knowledgeable seiler
to a willing and reasonably knewledgeable buyer, with neither acting
under any compulsion to buy or sell, giving due consideration to all

available economic uses of the property at the time of the appraisal."3
PROPERTY RIGHTS APPRAISED
The property rights appraised are fee simple.

Fee Simple Estate is defined as: “absolute ownership unencumbered by any other interest or
estate, subject to the limitations iinposed by the governmental powers of taxation, eminent
domain, police power, and escheat (the right of government to take title to property when there

are no apparent heirs).™

USE OF THE APPRAISAL

The appraisal will be used to assist in determining an appropriate offering price for the sale
of the subject property. The intended user of this appraisal is the New Hampshire Department of

Administrative Services,

3 Uniform Appraisat Standards for Federal Land Acquisitions, 2000. Page 30.

 The Dictionary of Real Estate Appraisal, 3" Edition, Page 140,

Hlate of NH Property - Nashua Bistrict Courthouss

McManus & Naurt Areratsal Co., INc.
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COMPETENCY PROVISION

The persons responéible for the analysis and conclusions expressed herein are competent to
undertake and perform the tasks required of this assignment by virtue of specialized training and
examination, previous experience in assignments such as this, professional recognition of: this
training and experience, and research conducted in pfeparation for solving the problems inherent

in this assignment.

State of NH Property - Nashua District Courtthouse

McManus & NaurT Arpraisar Co., Inc.



REGIONAL, MUNICIPAL AND NEIGHBORHOOD ANALYSIS
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THE REGION AND MUNICIPALITY
LOCATION

The subject is located near the midpoint of the southern border of the state. The Nashua
Primary Metropolitan Statistical Area (PMSA} consists of Nashua, Merrimack, Hudson,
Litchfield, Amherst, Milford, Wilton, New [pswich, Mason, Brookline, Mont Vernon, Greenville
and Hollis, NH. Some of the Massachusetts communities across the state border are the towns of

Dunstable and Tyngsborough.

The State Capital, Concord, is about 33 miles to the north; Portsmouth and the seagoast are
about 50 miles to the east, and Boston, MA is about 30 miles to the southeast. The region's close
proximity to the Massachusetts border and the high-tech centers near Routes 1-495 and 128 has
been a primary factor in the residential and commercial/industrial growth over the vears, Nashua

and Manehester dominate the area and are linked by the transportation systems discussed below.

PCPULATION

The population of Hillsborough County and of the City of Nashua increased relatively
dramatically up until the Year 2000 as shown following:

Year - Hillshorough Cnty City of Nashua
1980 276,608 67,865
1990 335,838 79,937
2000 380,841 86,782
2010 400,721 86,494

The lack of population change in Nashua in the last decade is considered to reflect the
corresponding slower growth county-wide, and a trend toward residing in adjoining, less densely
developed communities.

ECONOMIC DEVELOPMENT

A large number of the residents of the region commute to the Route 128 and Route 495

beltways around Boston, principally for employment in the electronics and computer companies

Stale of NH Prpparty - Nashua District Courthouse

MoeManus & Navrr Arpratsas Co., Inc,



Page-15

THE REGION AND MUNICIPALITY (CONT.)

that are located there. Much of the industrial growth of the region around Nashua has heen as a
1Lsult o’r the success of tl tw Massachusetts firms which e\panded northward Southern Neav
Ampshare is ciose#y mtegrated with the defs:nse P;ECUOHICS and Lomputer/ 1~ thi: b{lSltiLSSLb n

11(mhern \/Eassauhusett‘z

The largest employers in Greater Nashuoa are: Fidelity Investments (6,000 emploveés), BAE
Systems (2,900) and Southern NH Medical Center (2,140). There are 12 other companies in the
Nashua Reg;on, in the medical, financial, and hi-tech industries, that employ between 300 and
1,980. The unemployment rate in the Nashua LMA has improved over the past two years. The
New Hampshire Department of Employment Security indicates the rate for the Nashua PMSA

has changed as shown below:

Nashua NH LMA LMA State

Date l.ahor Force Unemployment  Unemployment
Ave 2009 166,760 6.4% 6.2%
Ave 2010 166,000 6.3% 6.1%
Ave 2011 165,110 5.6% 5.4%
Mar 2012 165,158 5.7% . 5.6%

The most recent employment data indicates a slight improvement in conditions since 2010,

with local unemployment rates relatively similar to that of the State as a whole.

TRANSPORTATION

The major routes of transportation through the region are the F. E. Everett Turnpike and
Interstate 1-93. Both of these roads run in a generally north-south direction from Manchester to
the Greater Boston Area. The Everett Turnpike, AKA Route 3 By-pass, passes through
Merrimack and Nashua, and then becomes U.S. Route 3 in Massachusetts, while 1-93 passes
through Londonderry and east of Hudson. Paralleling the turnpike, U.S. Route 3 passes through
the center of both Nashua and Merrimack and is, therefore, usually avoided by through traffic.
The major east-west highway in the southern portion of the state is Route 101 which passes
through the western towns of the region after connecting Manchester with the coastal areas.

Route 101A is the main cast-west artery from Nashua to Milford were it joins Route 101,

Stata of MR Property - Nashua District Couthouss

McManus & NauLt AppRAISAL Co., Inc,
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THE REGION AND MUNICIPALITY {CONT.)

There are two airports in the region, the more heavily used of which is the Manchester-
Boston RC‘UIOH&I The a1rfzeld m Nashuia has been served by feeder hnes in the past, but is
rurmntiy used for !0{"1] ?rafﬁc, and some corporate flights. Logan intematmnal Axrport is located
about furiy m]]es to the 5outlwast in Boston MA. Several trucking companies serve the area,
and rail is available in Nashua with a line extending north through Merrimack and another

extending west through Milford.

AMENITIES AND SERVICES

The City of Nashua is governed by a mayor and fifteen aldermen who are elected at
biennial city elections. There are full time, city police & fire departments. Nashua includes

Southern NH Medical Center (166 beds) and St. Joseph’s Hosprtal (144 beds).

The city operates 12 elementary schools, three junior high schools, and two senior high
schoois. In addition, there are ten private or parochial schools providing education for children
from grades K — 2. Within Nashua and the surrounding communities are numerous educational

facilities which offer undergraduate and graduate degree programs and technical training.

In summary, Nashua experienced rapid growth into 1990 where it began to stabilize. The
unemployment levels are slightly improved in the past year, however, levels remain higher than
the period 4-+years ago. The Nashua Region has several significant employers and is located a
refatively short distance from the employment oﬁportunisies located in and around Boston,

Massachusetts.

Stale of NH Property — Nashua District Courthausa

McManus & Navrt ArpraisalL Co., INC,
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REGIONAL MAP
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MUNICIPAL MAP
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NEIGHBORHOOD ANALYSIS

A neighhorhgod is a group of complementary land uses; .a congruous grouping of
inhabitants, buildings, or business enterprises.” The boundaries of the arca are determined by the
extent to which certain forces affect the value of surrounding properties in the same way that

they affect the subject. This location influence often involves more than one form ofland use.

The appraised property is located west of Main Sireet and the central business district in
Nashua, is bordered to the north via the Nashua River, and to the south via W, Hollis Street / NH
Route [il. Roads in the neighborhood include Factory Street, Chestnut Street, and Walnut
Street, which intersect in the vicinity of the subject property, and comprise 2 — 3 lanes of one-

way traffic around the appraised. The area is known as the Walunut Street Oval.

The neighborhood is characterized by various, older commercial structures along Main
Street, which is in the middle of Nashua’s central husiness district. This includes a mixture of
retail, and private and municipal office uses, generally all of which are occupied and well
maintained. Municipal and government offices in or near the neighborhood include those of the
City of Nashua, the Hillsborough County Registry and the subject former district court building.
Extending west from Main Street, uses are a mixture of commercial, light industrial, and multi-

family residential. There is a municipal parking ot or School Street, 500+ east of the subject.

A dominant neighborhood feature, in the northern area along the Nashua River, is the
Clocktower Place mill conversion apartment complex. This high quality property includes 326
units, ranging in size up to 1,725 SF.  The neighborhood includes two older, masonry industrial
buildings utilized primarily for leased storage space, one five story and one eight stories. Other
commercial users in the central portion of the neighborhood include an auto repair shop and
several small, commercial users to include convenience stores, local restaurants and service
providers. The neighborhood has transitioned some time ago from predominantly industrial
{mil}) use. and has an established mixed commercial, light industrial and multi-famiiy residential
use, Recent neighborhood activity includes the August 2010 sale of the 25,000+ SF office

building located at 19 Chestnut Street, considered further in the Salfes Comparison Approach.

d Dictionary. Page 242,

Siate of NH Progperty ~ Nashua District Courthouse

MeManus & Nauir Arpraisal Co., INC
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N EI(EHBORHOOD PHOTOGRAPHS TAKEN BY KEVIN A. MCMANUS
On March 23, 2012 — Between the hours 0£9:30 a.m. and _11:30 am.

#1 - A wew of the mixed ]1ght industrial and mults famlly vesidential conversion uses
located opposite Fact: _'ry Street from the appraxsed

#2 — A closer view of the Clocktower Place high quality multi-family conversion
property.

McManus & Naurt Arpratsal Co., INC.



NEIGHBORHOOD PHOTOGRAPHS TAKEN BY KEVIN A. MCMANUS
On March 23, 2012 - Between the hours of %:30 am, and 1130 am.

HE A -vie‘wmu!hwesté_rty.at (l_..'to.r.r-..)_ Walnut St., Central St. & Walnhut St, Note the
mixed retail & residential uses.: The subject is located to the right of the area shown.

#4 — Looking westerly at the office and large scale storage uses located opposite
Chestnut Street from the appraised, Note a portion of subject parking — foreground.

McManus & Navrr APPRAISAL Co., ING.




PROPERTY ANALYSIS

Stata of NH Praperty — Nashua District Courthousa

MCMANUS & NAULT APPRAISAL Co., Inc.




Page - 24

ZONING

The City of Nashua, New Hampshire last revised its Land Use Code in 2010, According to
the assessment card, the appraised property is located in the -1 Downtown District, and part of

the Mixed Use Overlay District.

Uses which are permitted by right in the D-1 District include: accessory dwelling units,
elderly housing, multi-family dwellings, single room occupancy dwellings, boarding houses,
residential hotels, dormitories, hotels, auction sales, auto & truck rental, bakeries, banks, bars,
barbershops, restaurants, candy manufacturing & sales, commercial uses in multi-family
dwellings, consignment shops, convenience stores, department stores, dry cleaning, electrical
supplies, landscape & farming supply, flea markets, florists, grocery stores & supermarkets,
hardware stores, various leasing uses, other sales including computer & software, manufactured
homes, medical equipment, motorcycles; nurseries, office buildings, pawnshops, pharmacies,
professional services, real estate sales, restaurants, shopping centers under 25,000 SF,
amphitheaters, aquariums, community centers, entertainment estaﬁléshments, convention or
conference use, fitness & recreation facilities; movie theaters, museums, private clubs,
amusements, skating rinks, sports arenas, churches, community food services, day care facilities,
municipal services, funeral homes, hospitals, medical offices, post offices, schools, social
assistance, bus stations, parking lots, utilities, agricultural wses, forestry & commercial

greenhouses.

BPimensional Requirements in the D-1 District call for a minimum rear setback of 107, a
maximum of 6 stories, and maximum height of 90°. There are no minimum lot sizes or frontage

requirements in this District.

The Mixed Use Overlay District places emphasis upon the ability of a proposed use and an
existing use to co-exist. Development proposals in the M U Overlay District warrant the
applicant to provide an analysis of health & safety impacts, economic & property value impacts,

and traffic & parking impacts,

The present subject use is considered to be a legal, conforming use.

State of NH Property — Nashua District Courthouse

McManus & Naurr ArpraisaL Co., Inc.
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ASSESSMENT AND TAXES

The City of Nashua New Hampshm Aseessor s Office has provxded the following

:'Iatmn re%ahve to fhc ‘;ubjnm pr-eperty

OWN[’.&R: R Th'é State of New 'l‘-l'an.a.ps'hir.e'
ADDRESS: 25 Walnut Street

" Nashua, New Hampshire 03061
TaX MaP/Lor: ' 80/93
2011 ASSESSED VALUES:

Land: - 8174,400
Buildings & Site Improvements: $1,462.400
Total: $1,636,800
Indicated Market Value: $1,552,941
2011 Tax Liability: $34,323.70°

Assessed values in Nashua have been estimated by the New Hampshire Department of
Revenue Administration to be approximately 105.4% of market value as of 2011. The current
Nashua tax rate is $20.97 per $1,000 of valuation. The effective tax rate is therefore 1.990% of

the equalized market value.

The above-mentioned assessed valuations have not been relied upon as an indication of

market value.

9 The appraiser is unaware if the present, governmental owner pays real estate taxes to the City of Nashua, however, the above is an
accurate description of the present tax burden for a non tax-cxempt owner,

Sigte of NH Proparty - Nashua Qistrict Courthousa

McManus & Navrr ArerarsaL Co., INc.
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SITE ANALYSIS

LOCATION
The Subject property is designated as Map 80, Lot 93 by the City of Nashua, The s&bject is
bordered to the north by Factory Street, westerly by Chestnut Street, southerly by West Pearl |

Street and casterly by Walnut Street. The area is known as the Wainut Street Qval,

PHYSICAL CHARACTERISTICS

According to a survey completed by Hamilton Engineering, the subject encompasses 48,276
SF/ 1.11 aeres. The appraised is an oval shape with maximum distance north to south of 290'=
or east to west of 190°%. The site is entirely level with total perimeter (road front) of 8107+
There is a single curb cut along the center of the western {Chestnut Street) frontage. There is a
small traffic island with granite curbs in the center of the curb cut, separating incoming and

outgoing traffic.

HILLSBOROUGH COUNTY S0ILS SURVEY REPORT

The Hillsborough County Seils Survey indicates that the entirety of the subject parcel has
been altered by past development and is “Urban Land”. The property is located entirely outside
of any flood area as indicated on Flood Insurance Rate Map #33011CO514E, dated April 18,
2011,

SITE IMPROVEMENTS

The property includes a total of 45 paved, striped, lighted parking spaces, generally along
the southern half of the lot, to include in a semi-circle along the southern end of the ovai. An
approximate 10° wide grass landscaped area bordered by granite curbing is located along most

road front. Granite curbing with landscape yews separate rows of parking nearest the building.

UTILITIES

The appraised has municipal water and sewer service, electricity and telephone service.
There is a 3,000 galion, composite construction, underground oil stor;age tank installed in August
1994. Documentation provided by the client indicates the tank has undergone regular testing and

found comptliant, most recently in July 2011,

State of NH Progerty — Nashua District Courthouse

McManUs & NauLT AprraisaLl Co., Inc.
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SITE ANALYSIS (CONT.)
ENVIRONMENTAL CONCERNS
- * While the appraiser is not gualified to detect the presence of hazardous materials, nothing
was noled during the course of the inspection that would indicate the presence of hazardous
materials, 1t should be understood, however, that detecting the presence of such materials
requires the services of a professional .engineer, and the appraiser assumes that no hazardous

materials are actually present. Since there were no obvious or apparent problems, | am

appraising the property under the assumption that there are no such materials present.

RESTRICTIONS AND EASEMENTS

The subject legal description makes no reference to easement or restrictions, and none are
known to exist. There are no easements, deed restrictions, or mineral rights affecting the subject

in a manner that either enhances or detracts from its value.

Siate of NH Froperty ~ Nashua Distrier Cowthouse

McManus & NauLt AppralsaL Co., INc,
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DESCRIPTION OF IMPROVEMENTS - INTRODUCTION

The subject is improved with a 2 story office building constructed for municipal {courthouse)

use, detailed in the following subheadings.

Year Built:
Actual Age:
Effective Age:

Remaining
Economic Life:

Building Area:

Exterior:
‘S_ty]e:
Framing:
Basement:
Exterior Wall Finish:
Roofing:
Windows:

Access:
Systems:

Heating & Cooling:

Plumbing:

State of NH Property - Nashua District Courthouse

1979
33 Years

15

35
19,459 SF Above Grade
9,451 SF Basement

28,910 Gross Building Area

2 story, flat roof

Steel

Full

Masonry

Flat roof with membrane finish. Includes drainage system. .
Generally oversized, aluminum clad, “ribbon™ windows.

The exterior front entrance includes a wide, concrete staircase

with metal rails and a handicap accessible ramp.

Heating via (2) De Dietrich brand, 800,000 BTU, oil-fired

boilers. A/C via roof-mounted York brand package units. All

‘HVAC systems are computer-controlled.

The building includes an adequate number of public restrooms
on the 1" & 2" floors, all of which have good quality ceramic

tile floors and walls, There are 6 celis on the basement level,

McManus & NauLt Arpraisal Co., Ive,
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DESCRIPTION OF IMPROVEMENTS (CONT.)

Electrical:

Emergency:

Lighting:

Conveyance:

Interior:
Walls:

Ceilings:

Flooring:

Physieal Deterioration

each with wall mounted, one piece sink and toilet with remote-
confrolled flush.

A 600 V. main entrarice adequate to serve the needs of the
building for its designed use. Includes a gas fired, 100 KXW

back-up generator with push button start.

There are smoke detectors with connection to the fire
department. There are security cameras in the 1* floor lobby.
The building does not have a wet sprinkler sysiem. (Impact of

lack of this system to be considered later in this analysis).

Generally 47 recessed florescent with covers integrated in the
suspended ceiling. Lobbys have recessed incandescent and
surface-mounted incandescent “cans”. Courtrooms  have

recessed incandescent and indirect lighting,

The huilding has a Dover brand, 2,500 lb capacity, hydraulic
elevator, servicing all three floors. There is a 3004 capacity

dumb-waiter servicing all floors,

Painted gypsum throughout.

Largely 2° by 4’ suspended acoustical. Courtrooms include

coffered, painted gypsum ceilings.

Largely commercial grade wail to wall carpet on upper floors
and |’ vinyl tile on the basement level. Public haths have

ceramic tile and 17 floor lobby has tile,

The building is of uniform good quality of construction and in good condition, with an

interior and exterior appearance similar to good quality, class D municipal office construction.

Interior cosmetic finishes in the 1™ & 2™ floor lobbies and the courtrooms are above average and

State of NH Properly — Nashua District Courthouse

MeManus & Navrr AppratsaL Co., Inc.
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DESCRIPTION OF IMPROVEMENTS (CONT.)

in good condition. The building has received an above average level of systems & exterior
maintenance in its life, however, there has been a minimal amount of interior upgrade or

remodeling since constraciton,

Functional Obsolescence

The subject has functioned as the district courthouse with supporting office space, with a
full basement including jail and largely storage space, until vacated in the recent past. The
structure has the exterior appearance of a typical, 30= year old office building. The 1* & 2"
floor lobbies include abundant natural light with elevator access and a relatively attractive, open
stairway. The interior finish has received a minimal amount of cosmetic updating, however.
The building floor plans vary from a typical modern, multi-tenant office building. The building
is considered to be reasonably adaptable to more typical office quality and layout, however. The
open courtrooms, in particular, would warrant redesigning by most potential users. The semi-
finished, entirely below-grade basement level is considered useful primarily for storage use. Itis

noted such space does not add value to the degree of office space.

L.ocational Obsolescence

Location off of the central business district s desirable for some users, however, the market
for downtown office spéce is considered somewhat less desirable than locations with more
convenient highway access to include Ambherst Street or Spit Brook Road in Nashua. The market
for office space in Nashua overall is relatively slow as of the date of value, with city-wide

vacancies reporfed to be 23%. Several recent office transfers had vacancy rates as high as 75%.
P ¥ g

Stata of NH Property ~ Nashuz District Counthouse

McManus & Navlr Appraisal Co., INc.
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SUBJECT PHOTOGRAPHS TAKEN BY KEVIN A. MCMANUS
On March 23, 2012:— Between the hours 0of 9:30 am. and 11:30 a.m. -

42 — A view easterly from opposite Chestnut Street at the curb-cut onto the subject
property.

McManus & Navetr Appraisar Co., Inc.



- SUBJECT PHOTOGRAPHS TAKEN BY KEVIN A, MCMANUS
On March 23,2012 - Between the hours of 9730 a.m. and 11:30 aun.

'#3 - Lookirg from the subject roof toward the prithary parking area, Note parking
spaces in a semi-circle along Walnut Street.

#4 — Look

—

ng at the subject eastern efevation, as seen from opposite Walnut Street.

MoManos & Navnr Areraisat Co., Inc.



SUBIECT PHOTOGRAPHS TAKEN BY KEVIN A MCMANUS
On March 23, 2012 — Between the hours 0of 9:30 a‘_m. and 11:30 a.m:

#6 — A view inside the entry lobby. The “archway™ on the right is 2 metal detector,

McMANUS & NaULT Arprassal Co,, Ine,




" SUBJECT PHOTOGRAPHS TAKEN BY KEVIN A, MCMANUS
©OnMarch 23,2012 ~ Between the hours of 9:30 a.m:and 11:30°a4m. -

T

- : #8 ZQIA.'V;&W of Et i .'f‘i.'ﬁiﬁr-' 'i._e\._fel WLﬁri{'t"ob_ﬁi."

CMeManus & Naver Appraisaz Co., Inc.



SUBJECT PHOTOGRAPHS TAKEN BY KEVIN A. MCMANUS
On March 23, 2012 - Between the hours 0f 9:30 a.m. and 11:30 am.

#10 — Looking toward a small, 1% floor leve! office.

McManus & Navrt Aprraisas Co., Inc.




'SUBJECT PHOTOGRAPHS TAKEN BY KEVIN A, MCMANUS "
- On March 23,2012 — Between the hours 0f 9:30-am. and 11130 a.m. -

41 2.4_ A view toward 511(_3 of the six-c.f_:ll.s.

— McMavus & Navir Aseratsac Co, INC. -




SUBJECT PHOTOGRAPHS TAKEN BY KEVIN A, MCMANUS
On March 23, 2012 — Between the hours of 9:30 a.m. and 1 1:30a.m.

#14 — A view within the largest storage area.

McManus & Naver Arpraisal Co., INc.



SUBIECT PHOTOGRAPHS TAKEN BY KEVIN A. MCMANLUS
On Mareh 23, 2012 - Between the hours of 9.30 a.m.and $1:30 a1

#16 ~ Looking within one of 2 small, basement level, secure meeting rooms.

MoManus & Naurr Areraisal. Co., 1




SUBJE-BC'I‘ PHOTOGRAPHS TAKEN BY KEVIN A. MCMANUS
Qn March 23, 2012 ~ Between the hours of 9:30 am. and 11:30 a.m,

#17 - Looking across the 2™ floor level lobby. The entrance 10 both courtrooms is to the
¢ ioh
right.

#18 — A view of the hallway to the rear of the courtrooms.

MocManus & Naurr ApprasaL Co., Inc,



UBJ&C’T PH(TI OGRAPHS !‘AKEN BY KFVN A, MC A\iUS
_ On March 2.) 2012 Baw zen the hours 0f9 .a(} a.m. and 1 E"E(} a .

40~ A view within the 2" story breakroom.

MEMANUS & NAULT APpRAISAL Co., INC.



SUBJECT PHOTOGRAPHS TAKE BY.KE:ZV[N A MCMANUS

On March 23. 2012 ~ Between the h_m'lrs__ 0f9:30 a.m. and 1 1:30 a.m.

- #21- Looking within 2 typical small, 2™ story office.

#22 — A view within the largest, 2™ story office, Two of these former judges offices
include private, 2 piece restrooms,

McManus & Navit Aprraisal Co., Inc




SUBJECT PHO_’I‘OGRAP’['{S TAKEN BY KEVIN A. MCMANUS
On March 23, 2012 ~ Between the hours of 9:30 am. and 1 1:30am,

#24 — A view of the seating area of Court #

McManug & Navir AprrAISAL Co., INC,
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MARKET ANALYSIS

A market study is “the process of determining the general inarket conditions affecting the

" e property-Lo [’iéi'n"'aa'rketed*--'mcludi'hc'v’---hisfor"c“ai arid ‘potential. Jevels. of supply.and demand. "1-""1"he

e of mCzl kgi sludy 1s to dsw,i lh:. ap]nfilsu ta ducrmmt d lkel) nsniae of wdh.s price and a

rmllstlc markt,tmg, time. PLrtinun issues alf«.umu the mdri\ddhl]ﬂ} of a property can include

the subject’s tocation and physical characteristics.

" COMMERCIAL VACANT LAND

There are vcry.few recent commercial land transfers in Nashua, reflecting the lack of new
commercial development in the past 2 — 3 years. There have heen two wransfers on adjacent
parcels on Amherst Street (Route 101A); representing a single seller and two, unrelated buyers.
The sale neighborhood has a traffic count of 45,000 VPD, and includes recently constructed “big
hox” national retailers, Target & Hope Depot. 607 Amherst Street is a 4.0 acre parcel which sold
in April 2008 for $800,000 or $200,000 per acre. The buyer has constructed a 4-hay, 5,700 SF
auto wash facility. 611 Amherst Street encompasses 2.7 acres, which sold in April 2007 for
$900,000 or $333.,333 per acre. The buyer has built a 5,600 SF multi-tenant retail building. Ttis
noted both of the above mcluded between 25% - 33% wetlands, 1o the rear of each relatvely
deep fot. After consideration of the above, the per useable acre price ranges between $300,000 -
$400,000.

A 0.31 acre parcel Jocated at 17 — 19 Harbor Avenue in Nashua sold in November 2010 for
$390,000 or $1,258,000 per acre. This purchase price is considered to warrant strong negative
adjustment for Condition of Sale. 1i is noted the buyer simultaneously purchased an adjoining
parcel (from another seller), improved with a turn of the century, 5,600 SF office building, for
$1,250,000. The separate land purchase enabled sufficient on-site parking to suppost the existing
improvement. It is reasonable that the $390,000 vacant land purchase was strongly, positively
influenced by the unique advantage to this buyer. If it is assumed an appropriate, market-

ortented adjustment for Condition of Sale to the land sale is a negative 50%, the range in sales

prices for commercial lots above is from $300,000= 1o $600.000 per acre.

OFFICE MARKET

The appraiser has researched the sales and rental markets for office property in the area.
Factors affecting sales price include location, building size, exposure, quality/condition,
occupancy fevel, and lot size. {t is noted a survey of the market for office space in the Nashua

Stata of NH Property -- Nashua Bistritt Gourthouse

McManus & Naver Arpralisal, Co., Inc
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. MARKET ANALYSIS (CONT)
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Stm of Nl Property - Nashus Dislrict Courthouse -
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MARKET ANALYSIS {CONT} Page - 43

alteration and a reasonably limited amount of interior alteration in order to provide use to more

“typical” office users.

would bu d:(hcu]t for an investor interested in purulwsmo a 1auml oﬁlt,e bus]dlnﬂ L oan officers

indicated the ability to provide financing would depend upon signed leases for a substantial
portion of the building, or intent for a (credit worthy) buyer to cccupy the majority of the
building for their own use.  The building is cousidered to have a broad appeal to various markets

such as professional office, with consideration of partial remodeting.

An analysis of the market in the subject area, together with consideration given to the
subject’s physical characteristics, indicates that a sale of the subject would be likely within a
twelve month period if the property were offered at a price equal to the appraised value indicated
in this report. The estimated exposure time for the appraised property is also estimated to be less

than 12 months.

State of NH Property - Nashua Distict Courinouse

MoManus & Naulr Appraisal Co., Inc.
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THE HIGHEST AND BEST USE CONCILUSION

The principle of highest and best use is fundamental to the concept of market value. Briefly

it can be defined as: “

“the }'8(7.‘)'(.)?15;})/:}.' probable und legal-use of vacunt land or improved property, which s
physically possible, appropriately supported, financially feasible, and results in the highest
value. The fowr criteria the highest and best use must meet are legal permissibility, phyvsical
possibility, financial feasibiliry, and maximum profitabiliny™ Normally this involves two steps,

the first considering the land as though vacant foliowed by consideration “as improved™

ASIFVACANT
Legally Permissible - The potential use for the appraised property is constrained by the
zoning and subdivision regulations of the City of Nashua. As noted earlier in this report. the
subject 15 located in the D-t Downtown District, and part of the Mixed Use Overlay District.
This zoning permits aumerous commercial (including office) & multi-family residential uses by

Right.

Physically Possible - The subject encompasses 1,11 acres of land with over 800" of road
frontage. including a single curb cut off of Chestnut Street. The site benefits from near level
topography, high visibility and the inclusion of municipal services. The property could

physically accommodate a number of different uses, to include office use.

Financially Feasible - Given the existence of several land sales with similar pbysical
character in nearby tocations, it is reasonable to expect that the appraised would attract a buyer if

available as vacant land.

Maximally Profitable - Marketing the appraised, as if vacant, for sonte form of commercial

development is considered to offer the greatest retutn on investment,
AS IMPROVED

Legally Permissible - The existing office building use is permitted in the Nashva Zoning

regulations. The use meets the legal highest and best criteria.

! 'he Appraisal of Real Fsiate, 10th Udition, 1992, The American Institute of Real Estate Appratsers, Page 45

State of NH Praperty - Nastua District ounhouse

McManus & Naurr Arrraisal Co., Inc.



HIGHEST AnD BEST Use CONCLUSION (CONT) Page - 51

‘Physically Possible - The subject was developed 33 years ago, with a good guality building
utilized as the district courthouse. The building area is at the northern portion of the lot, and the
majority of the 45 on-site parking spaces are in the seuthern portion. That.a portion of the

buttding will warrsnt venovation has been discussed previously.

Financially Feasible — The demand for commercial buildings has been discussed in the
Market Analysis exhibit,  The subject building, with consideration for remodeling reflecting
some unigue construction features, is of a construction style and condition similar w properties
purchased for general office use, both by investors to lease and by owner-cccupants. The
financial feasibility of an office use of the appraised is demonstrated via area office building

sales and leases.

The appraiser completed research into the hikelihood that an owner of the appraised would
need to instail a wet-sprinkler system throughout the building as a cronsequence of the modest
remodeling referenced above.  The no formal, definitive response from the Nashua Fire
Marshall’s office was available as of the date of publication of this report, based upon the
building size, moderate change in use, and experience with other buildings in this size range
which were remaodeled. it is considered unlikely an owner would need to install a wet-sprinkler

system in the foreseeable future.

Maximally Profitable — An examination of thé retun from vacant land parcels, as
compared to that from improved parcels, indicates that the appraised has far greater value as
improved than if the building was demolished and the property were marketed as vacant land.
The highest and best use is considered to be as improved with the existing office building. with
consideration for remodeling reflecting some unique construction features, and the property will

be appraised as such.

State of NH Pioparty - Mashua Distict Courthouse
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VALUATION PREMISES

The primary goal of real estate appraisal theory and practice is the accurate representation of

.- the motiva‘tion% and actions of the typical market participants for a specific subject property. The

muhods \,mploved by modern appr aisal practice are based upos cthree fundamental pmmp%sa of
macket behavior and motivation: 1) a potential buyer would not pay mare than, and a potential
seller would not accept less than, a price which represents the cost of reproducing the utility of
the subject at an alternative site; 2) the potential buver would nof pay more than, and the
potential seller would not accept less than, a price which represents the current price of other
properties having the same utilify as the subject property; 3) the market value of a property at a
particular point in time represents the value attached by both parties to the future flow of benefits
derived from the ownership of the subject property. The three traditionally accepted approaches
used in estimating the value of real estate are the Cost Approach, Income Approach, and the

Sales Comparison Approach.

The first principle is the basis for the Cost Approach, which estimates value by determining
the cost of acquiring an alternate site and constructing improvements with utility equivalent to
the subject property. The usefulness and accuracy of this approach is predicated wpon two
primary conditions: 1) the property must he improved in a manmer which fulfills its highest and
best use, and 2) the property must not have excessive fevels of physical deterioration, functional
obsolescence, or economic obsolescence. Though the subject office building is of relatively
modern consiruction, it is 33 years of age as of the date of value, and incorporaies specialized
features which would likely impact cost without adding value for the vast majority of market
participants. The building is not of the same design and materials which would be constructed as

of the date of value, and the Cost Approach will not be appliced.

The second principle is the basis for the fncome Approach, which estimates market value by
quantifying the future benefits derived from ownership of a property and converting this stream
of benefits to a current market value, The suhject improvements are similar to other office
buildings in Nashua which have been leased. Completion of an Income Approach is considered
to offer a refiection of the market for the appraised and such a valuation will be completed.

The third principle is the basis of the Market Data, or Sules Comparison Approach, which
estimates value through a process which compares other similar and recently transacted
properties to the subject property. In this process adjustments are made for the areas in wﬁich

the sales differ from the subject property. The utilization of this approach is mest appropriate in

Stata of N Property ~ Mashua District Courthause
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VALUATION PREMISES - BEFORE {CONT.)

instances where there are sufficiently comparable sales and the adjustments made are market
oriented and justifiable. There have been a sufficient number of office building transfers in the

extended market area to complete a Sales Comparison Appréach. The completion of the Sales .

Comparison Approach is possible and such will be completed herein. .-

Staie of NH Propecty ~ Nashues District Courlhouse
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THE SALES COMPARISON APPROACH

The Sales Comparison Approach estimates vatue through a process which compares other
simifar and recently transferred properties to the subject property. [n this process adjustments
are made for the areas in which the sales differ from the subject property. The utilization of this
approach is most appropriate in instances where there are sufficiently comparable sales and th:e

adiustments made are market oriented and justifiable,

Enclosed in the addenda of this report are the pertinent details relating 1o the sale of four
office buildings with locations and physical characteristics comparable to the subject. On the
following page, each of the sales is analyzed on a comparative basis with the subject.
Adjustments are made to these sales to compensate for external factors influencing the sale as
well as physical characteristics of the sales which differ from the subject. In the final analysis, a

correlation is made among the sales to arrive at an estimate of the market value of the property.

Stata of NH Property - Nashua District Courthousa
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IMPROVED SALES GRID

Page 58
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25 WALNUT STREET
NASHUA, N+
Element Subject Sale 1 Sale2 Sale 3 _Saled |
25 Walnut 5t 19 Chesinut St 188 Main St 9. Exgcutive D} 1682 Elm St
Nashua Nashua MNashua Merrimack " Manchaster
‘Sale Price $1.221.000 $1,185,000 $1,400,000 $1,800,00C
Unadjusted $ per SF $49.58 $81.26 $51.21 $84 .33
Rights Canwayed Fee Simple Fee Simple 2f3rds Leased 1/2 Leased Fes $|mpte piss
Biltboard
) Modarately . .
Same Superior Superior Slightly Superior
Adiusiment 0% -15% -10% -§%
Adjusted Price $1,221.000 $1.015.750 $1.260,000 $1,504,000
Financing Terms Market Market Market Market Market
Adjustmeant 0% 0% 0% 0%
Adiusted Price £1,221,000 $1,015,750 $1.260.000 $1,504,000
Cenditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length Arm's Length
Adjustimant 0% 0% C% 0%
Adjusted Price $1.221,000 51,018,750 $1,260,0C0 $1.504,000
Date of Sale 32312 2810 121610 1272110 37810
Adjusiment 0% 0% 0% 0%
Adiustad Prica $1,221,000 $1,.015,750 $1,260,000 31,504,000
{Adjusted Price per SF) (549 55) (369 .07) ($46.09) ($79.27)
Location Good Good Good+ Fair-Good Good
Adjusiment 0% 5% +15% 0%
Building Size (SF} 22,578 24,640 14,706 27,338 18972
Adiustmeant +1% 4% +2% -2%
Age / Quality / Condition Fair-Good Fair Good Good Good - VG
Adjustment +15% -10% -10% -16%
Land Area {Acres) 1.11 1.15 0.26 1.50 0.64
Land to Bidg Ratio 21 20 0.8 24 2.2
Reiative to Subject Similar Inferior Simitar Similar
Adjustimient Q +10% 0% G%
Total Adjusiment +16% -9% +7% -17%
Indicated Price per SF $57.50 $62.90 $49.49 36595
indicated subject valus £1,298.179 $1.420,118 $1,117.410 $1.489,114
Par SF Value Conciusion: %5200 Total Conclusion via Saies Approach:  $1,399.8368
Reunded to: $1.400,000
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EXPLANATION OF ADJUSTMENTS

PROPERTY RIGHTS CONVEYED

The adjustment for property rights conveyed is a ceitical adjustinent category, since Tt
~attempts 1 equalize the value basis between the comparable sales and the subject property, In
other words, if the property rights conveyed in a sale differ from those valued for the subject
property, the sale must be adjusted for this factor before any other adjustments can be applied.
Sales #2 & #3 were 66% and 30% occupied as of the dates of purchase, respectively. These
sales are considered superior to the subject in that there is an existing income stream, for at least
a majority of the subject area. The risk in investment in property with existing, continued
projected income is less than that for an entirely vacant building. Sales #2 & #3 therefore
receive corresponding mederate negative Property Rights Conveyed adjustments. Sale #4 was
entirely vacant, but benefitted from a legal, roof-mounted, billboard which was considered fo
contribute $10,000 net income annually as per the broker. The sale is adjusted by the equivalent,
negative adjustment of $100,000 for the capitalized, contributory vatue of the billboard. Sale #1
was vacant and did not benefit from any non-building related income, is considered to represent

the fee simple interest in the sale, and is not adjusted.
FINANGING

The adjustment for (inancing is necessary because financing could have an affect on the
transacted price, especially if such was obtained at a rate other than the general market. None of

the comparable sales were affected by non-market financing, and no adjustments are made.
CONDITIONS OF SALE

Verification with a party involved in each sale indicated that no unusuat factors influenced
the sale prices beyond what would normally oceur under open market conditions. Therefore, no

adjustments were necessary.
DATE GF SALE

The adjustment for date of sale is necessary to account for the changes in market conditions
between the date of the sale and the date of appraisal. One sale — resale of an office at 166 South

River Road in Bedford, NH sold in March 2008 for $2,650,000. The building benefitted from

State of N Property - Nasiua District Gourtnouse
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[00% occupancy at that time, The property ressold in March 2011 for $2,350,0007, with an
approximate 80% occupancy rate. This represents a du.ruas; of 1% over the three year time
f'mr'n:e . Based upon discussions with hml\ms owners and dc\'f,]opr,rs of urea ofime property, t the
"m‘gmltv of ]ost vahn;, in the aaow 3 vear time span’ is considered in the first-2 yéars, m*h
relatively stable conquns beginning in 2010, It is reasonable to dssume no Dale of Sale
adjustments are warranted to the four sales, each of which took p]ac{: in 2010, No Time

adjustments are applied.

LOCATION

The subject is in 4 reasonably favorable Location, considered *Good™ in comparison to the
sales. Sale #] is located directly opposite Chestnut Street from the appraised, is considered of
similar Jocation and not adjusted. Sale #4 is located at the edge of Manchester’s central business
district, in the vicinity of the Brady Sullivan officé towers, and considered of similar location.
Sale #2 Eronts. on Main Street in Nashua’s central business dxsmet walking dutance from the
appmlsed '1he hmhez v;mblitty from higher vehicle & pedestrlan wunt alono Main Street is
considered to have a slight advantage as-compared to the apprmsed, which has no v:mb:hty from
Muin Street. Sale #2 is considered slightly superior and receives a coresponding slight negative
adjustment. Sale #3 is located directly off of Everett Turnpike, exit 11 on Executive Prive in
Merrim_a'ck. The neighborhood includes a state of the art movie complex,. however, there are
modern, large scale, hotel complexes, both of which have been vacant for years, and are
unsightly. According to the source, the asking rental rates in the sales building are a relatively
low {equivalent of) $13.00 - $14.00 gross. In light of the above, Sale #3 is considered

moderately inferior to the subject loeation, and receives a corresponding positive adjustment.

BURDING SIZE

The portion of the subject building factored into the estimated building size is the entire 1™

& 2" floor levels, and 1/ 3™ of the basement level, As discussed previously, basement level

" The 2011 sule was considered for appiication in the direst sales approach. The building was in very good condition, benefifted from
$0% oceupancy rage 81 above avernge lease rates, and had an overal) superior commercial location, These features are considered to
creafe a substantially different market for the sale property as compared to the subject, and the Bedford sale {s not applied in the sates
approsch,

State of NH Property - Nashua Distric! Courlhiouss
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area, the vast majority of which is utilized for open storage space, is considered to contribute less
value per SF thun upper story space. Basement level space lacks adequate partitioning & lacks
- natural light: and has an inferior lease market as compared to office space,.. The total subject
Building Size is therefore 22,573 SF. The estimated building éreas‘ of the sales are: Sale #1 -
24,640 SF, Sale 82 — 14,706 SF, Sale #3 — 27,338 SF and Sale #4 ~ 18,972 SF. Asis peneraily
known and supported by the Marshall and Swift Cost Manual, per SF costs decrease as the size
of buildings increase. This trend is reflected in building sales prices, with a general inverse
relationship between price paixd per SF and the number of SF included. The above trend is
clearly reflected in the sales utilized in this analysis.  The two smaller buildings sold for
considerably greater per SF prices than the two larger buildings. The sales considered in this
report and others the appraiser is {familiar with but have not been used in this analysis support an
adjustment of | % for every 2,000 SF variation in size between the sale and the subject. Sale #2,

for instance, is 7.900 SF smaller, equating to a (rounded) -4% adjustment applied.

QUALITY/CONDITION

As discussed in the Description of Improvements exhibit, the subject improvement was
constructed in 1979, is of “good™ original quality of construction and tn “fair-good” condition.
Maintenance & upgrade of the subject systems has been thorough throughout the buildings life.
There has been only the necessary amount of interior remodeling, however.  The building
includes numerous offices which are. somewhat dated and utilitarian in finish. As referenced
previously, the desirability of the building for typical office property buyers is negatively
impacted via the inclusion of certain specialized features with limit general use such as the two,
2% story courtrooms encompassing 3,000+ SF. The overall condition of the buildings, in light of

the above, is categorized as “Fair-Good”.

Sale #1 is of virtually the same date of construction and overall inrerior design as compared
to the subject. Despite the above, the building was constructed specifically for the State
Department of Health & Human Services (who were scheduled to vacate the building betore the
closing) as a “secure” (acility, and compiletely iacked windows on the 1™ floor level and had very
limited, narrow 2" story windows, with chain fink screens. The buyer, an owner — occupant with
a social service agency for the developmentally disabled, did not consider the design a detriment
for their intended use for classroom and other space. The broker, however, indicated the market
for the building was strongly limited due to the unappealing exterior design. Overall, Sale #1 1s

considered moderately inferior to the subject, and a corresponding positive adjustment is applied.

State of NI Proparty ~ Nasihus Digiret Courhouse
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Sale #2 is a turn of the century, 3-story “block™ building, which was relatively thoroughly
renovated to Class A space on the 1™ & 2™ floor levels by the long terin tenant — Nashua Bank.
The 3 story had been recenily vacated and was reportedly in need of complete cosmetic
remodeling. Overall, Sale #2 is considered to be "Good? in-this catcgor;:uslightly Ed moderz{tciy
superior o the subject in this category, and receives a corresponding negative zsd_ius{ment. .

Sale #3 is of similar but sliphtly more recent dage of construction, and was built originally as
a multi-tenant office building. The building was better suited for continued multi-tenant office
use than the subject. Overalll Sale #3 is considered in “Good” condition, overall, slightly to
moderately superior to the subject in this category, and receives a corresponding negative
adjustment.

Sale #4 is of older original construction but undergene thorough, recent, exterior & interior
remodeling. The exterior finish was entirely modern in appearance and the 2™ story had been
upgraded to “Class A™ office space. According to the source, the entire (vacant) building was in
a condition to be ieased without renovations or repair. The sale is considered to be in “Good ~
Very Good” condition, overall, warranting a moderate negative adjustruent as shown in the sales

grid.

LAND AREA

As per the subject survey, the property encompasses 48.276 SFor 1,11 acres. A comparison
of the ratio of land arca to building area is a useful comparison of the relative amount of land
included with the sales, of various improvement size. The subject has a ratio of 2.1 SF of land
* for each ST building area. The sales range from 0.26 acres to 1.50 acres, for a land to building
ratio of 0.8 to 2.4. Sales #1, #3 & #4 have a similar ratio of between 2.0 and 2.4, none are
considered to have sufficiently different potential as compared to the subject, and none are
adjusted. Sale #2 has only 0.26 acres, for 2 land to building ratio of 0.8. The impact of such a
small site is demonstrated by the off-street parking. While Sale #2 has an improvement which is
65% the subject size, the sale has 12 parking spaces or only 27% as many parking spaces as the
appraised.  The sale is considered moderately inferior in this category and receives a

corresponding, positive adjustment,

Stata of NH Property - Nashua District Courhiouse
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SUMMARY

The study of sales provide the following indications of valtue:

Sale'#1

Sale 42

Sale #3
Sale #4

The range of value indication is from $49.00x/8F to $66.00+/SF. The value from Sale #3 is
somewhat outside of the range of the remaining sales. This may indicate too great an adjustment
was applied for superior Rights Conveyed, or an insufficient adjustment was applied for superior
Condition. The range in indicated value via the remaining sales is far narrower $38.00% to
$66.00:. In light of the above, a reasonable per SF value conclusion is considered to be $62.00.

Thus, the indicated value of the appraised property, as of March 23, 2012, is:

22,578 SF X $62.00/SF = $1.399,836
Rounded to:

State of NH Property - Nashua Distrier Courthouss
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 $62.90/SF

$49.49/SF
$65.95/SF
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THE INCOME APPROACH

The Income Approach is hased upon the fundamental principal that an income producing
property is typically purchased for investment purposes with the earning power of the property, .

being the eritical determinant of value,

Within the general theoretical framework of the fncome Approach, there are many
methodelogies through which income over time is converted 1o market value, The depth and
complexity of these approaches should atempt to mirror the process through which potential
investors themselves estimate value. Thus, accuracy in implementing the Income Approech
requires knowledge of the decision process of the typical buyer of the suhjc;ct_ This approach
begins with consideration of subject income and expenses and a comparison with those of similar

properties in order to project an appropriate net income for the property.

INCOME

The following chart summarizes comparable rental mtormation researched for this appraisal
and detailed in the Appendix of this report, Most of the surveys aré leased on a Gross hasis, all
utifity, taxes & maintenance costs (except interior janitorial) heing the responsibility of the
landlord. For the surveys rented on a “NNN” basis, adjustments as suggested by the source have

been made to compensate for differences for the fenant responsibility for the above expenses.

Slate of NH Propeny ~ Nashua Distrist Courthouse
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Comimeants

RENTAL COMPARABLES
{Gross
Size Rentat Lessor Stanting Termn
Hent # __Addreas Type Lesses (SF} Rate  Monthiy — Pays  Date  (Years)
1 88 Main Street haulti~tenant Vanous 1.000-  $16.00 N/A Gross Jan-11 Vaneas
Nashua ofice 2,000
SF
2 400 Armerst Stieat Multi-ternrant  Endonmentat 10,000 514 50 $12.083 Gross Fek-12 3 Years
Nastua ofice Intesiors
3 30 Temple Struet ftulti-terant various 2.000- $14.50 HNiIA Gross Since Jung  Generaily
{Indian Head Plaza} office 9000 2011 5 years
Nashua SF
a 3 Ping Sueet Extension  RMulti-tenant NH Bept. of 3.632 $18.75 5676 Gross Dec-11 3 years
Nashua offce Cosrectons
5 H Ping Strest Extension  Mulbi-tenant MNH FHealtn & 32,437 $17 50 ®47 304 Gross Mar-10 & years
Nashua office Human
Sendces
& 2 Cormimerce Dirive Muite-tenarnt Delta 13,014 %1B GO $18 521 Gross G300 & years
Bedfard cfice Managemeryg

Stawe ol NH Propery - Nashua Distnct Courthouse

Represents 3rd story space io & 14,000 SF,
renovated  1900%  construchion, 3 siory
masonry  building  in Nashua's  central
business distnct. This propeny is applied as
Sale #2. Lowes stones occupled by Nashua
Bank itease rale has been adjusted 1o
compensate for "NNN" basis.

Compnses 2nd story spase in a 4 siory,
Class A office builckng located on the heawly
travalled Amharst St adjacent to the Ewrett
Turnpike, exit B i

Indian Head Plaza is located just off of Main
Street and Nashua's cential f)uélnass

distriel Represents a 110,380 5F. 7 story
Class A office building. Thesource indicates
there are 7 new lanants that mowed in in the
past year, leasing a total ol 25,000 SF, at an
average rale is stated here. ’

An "average” quality, Singie story. woodkame
comerted mill builting focated n ciose
proximity to the apprarsed. The actual rental
rate has been adjusied downward by $1.00
per §F refiecting the space includes janitoriat
SBrMCe. :

An "average” quality., 2 story woodkame
comanad mit building located in close
proxirity to the appraised. The actual rental
rate has been adjusled downward by $1.00
par SF reftecting the space inciudes janitorial
senice

Located within the muiti-bulding Commerce
Park office complex, off of Roule 3, in close
proximity (e} the Everet Turnpika
ierchange.  All bulldings within this park
were gut-rencvated 1o good guality office
space withim the past 3 - 5 years. It s noted
ihe market for ofice space 0 this Bedford
neightornocd 18 considersd sironges than in
Nashua's downown area
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The surveys have a moderately wide range per SF of $14.530 to $18.75 Gross. The higher
Reptal Surveys #4 - #6 are considered less reliable indicarors of subject income potential than
“Surveys # {3, Survey-#6 15 i (he somewhat superior market in Bedford. Surveys #4 & #5 drb
in Llosa prdi{imjty to the appraised, however, the buildings vary strongly from the subject™in
terms of style, and both are State of New Hampshire agencies which may have umique criteria
that justify rates which would differ from market rent.  Surveys #1 - #3 range from $14.50 -
$16.00 Gross. Suarveys #2 & #3 are within walking distance of the appraised, and both have a
rate of $14.50. Survey #2 has more limited parking than the appraised. Survey #3 represents a
relatively “aggressive™ rate established in order to quickly improve occupancy in a building
which had been relatively neglected over several years. A rental rate in the range between the
more reliable Surveys #1 - #3 is justified. A rate of $15.00 per SF Gross is considered market-
oriented and witl be the rate applied in this analysis.  On the following page is a summary of the

projected subject income.

1

As mentioned previously, the office vacancy rate in the Nashua market, in the 1% quarter of
this year, is 23%. The nearby Indian Head Plaza building (Rent Survey #3), was 75% vacant in
mid 2011 and remains 50% vacant as of the date of this report. Although there was a history of
miss-management associated with Indian Head, it is never-the-less an indication of a continued
difficult market. In light that the subject rental rates are projected at reasonable, competitive
rates, a somewhat less than typical, 20% rate will be applied. The effective income is therefore
$270,936,

EXPENSES

In light of the “Gross” basis of the projected rents, expenses for all heating, air conditioning,
electricity, water, real estate taxes, snow removal, landscaping, insurance and interior
maintenance are the responsibility of the lessor. The projected operating statement therefore
includes expense deductions for the above. The appraiser obtained precise, historic. monthly
subject expense information, over the past 2 years, from the State of NH — Bureau of Court
Facilities.  The last 12 months when the appraised was occupied, has been stressed in the
following. It is noted the subject expenses are in line with those of other propetties the appraiser
is aware of. A market-oriented allocation for management expense is deducted, equal to 5% of
the cffective income. I light of the relative age and condition of the building, & moderate
reserve for replacement allowance equal to 3% of the gross income is made. The total expenses

State of NH Pioparly — Nashua Distr<t Cowrthouse

MoManus & Nar Arsraisal Co,, Inc,



Page - 65
THE INCOME APPROACH {CONT.)

& reserve of $145,710 are subtracted from the effective gross income to derive the net income of

$125,227, as shown in the Net Operating Income Statement at the conclusion of this exhibit.

- DIRECT CAPITALIZATION |

The above net income s converted to value via direct capitalization, The rate applied can
either be derived from comparable sales, when reliabie income and expense data are available, or
threugh the band of investiment method analyzing mortgage and equity requirements. Two of the
comparables were vacant and the occupied sales were 50% - 66% occupied as of the date of

purchase. Derivation of an overall rate from these comparables is not possible.

In light of the scarcity of sales from which an overall cap rate could be derived, it is prudent
to consider the band of investment method as the means of deriving such. The appraiser
interviewed commercial mortgage brokers at Centrix Bank, TD Bank & Bank of NH (formerly
Lacoxﬁa Savings). The above indicated relatively consistent finance terms for an office
investment property, offering an interest rate of between 4.0% - 4.5%, with a 20 year
amortization period for 75% of the property vilue. The remaining 25% of the lcan-to-value ratio
reflects the equity investment of the buyer. A 11% equity dividend rate is considered sufficient
to attract a buyer to the subject. The above takes into consideration vield rates on alternative

investments such as B-rated bonds.

The overall rate as indicated in the Derivation of Cap Rate box in the following Direct
Capitalization spread sheet is .0850 or 8.50%. The projected net operating income is divided by
the capitalization rate to derive the value conclusion, before consideration of renovation

expenses, of $1,473,259.

RENOVATION EXPENSE

The above projected income and capitalized value presumes certain renovations are
completed to the building, in particular of the 3,000 SF of courtreoms and surrounding 2™ story
space. Considering renovation expenses makes the Income Approach to value consistent with
the Sates Comparison Approach, where the Age / Quality / Condition adjustment took this
expense into consideration. Found in the Addenda of this repoit is a spreadsheet of the interior
remodeling expenses assuming new flooring, ceiling, partitions & lighting for a 4,000 SF portion

of the appraised. Expenses are based upon the Marshall Valuation Service, and reference is

Siate of NH Property - Nashua District Courthouse
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made 10 the corresponding manual section.  As shown, the total renovation allowance is

$189.080. The estimated value via the Income Approach is therefore $1,473,259 less $189,080
cquals $1.284.179, R _ E

ENG e e

Round to:

$1.280,000

State of MH Praperty - Nashua Digtrict Courthouse
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NET OPERATING INCOME

25 WALNUT STREET

Page - 67

i

1
|
|
J

MASHUIA, NH
INCOME
Projected income péar SF $15.00
Effective Finished Area 22578
Gross Income $338,870
Less Vacancy & Collection $67,734
% ¥ & C) {20%)
Effective income 5270,938
EXPENSES
Real Estate Taxes $34,324
insurance $5,619
Electricity 336,612
oil $21,822
Water & Sewer Service 54,183
Management (5% Effective) $13,547
Marketing (1% Effective) §2,709
Reapairs & Maintenance {5% Gross) $18,834
Reserve (3%) e $19,180
Totat Expenses $145,710
NET INCOME $125,227
CAP RATE 8.50%
INDICATED VALUE BEFORE RENOVATION EXPENSE 31,473,259
ESTIMATED RENOVATION EXPENSE $189,080
INDICATED VALUE VIA INCOME APPRCACH $1,284,179
ROUNDED TQ: $1,280,000
VALUE PER SF $56.88
Cap Rate
Mortgage Componant
(4.25% / 20 yr amrt) .076 0.75 0.0570
Equity Component A1 0256 00280
Qverall Cap Rate £.0850

Stese of NH Property - Nastus Distriet Coigthouse

McManus & NAULT APPraISAL Co., INC.
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RECONCILIATION
Value estimate by the Safes Comparison Approach §1.400,000

“Valug estimate by the Ineonie Approach: $1,280,060

This appraisal includes an estimate of the value by the Scoles Comparison Approach and the
Income Approach. The appraiser was able to find an adequate number of comparable sales and
rents which are considered to provide reasonable evidence of the market value using both

approaches.

The fneome Approach is considered to more closely reflect the actions of market
participants for likeé}’ investor - owned buildings, It is.noted that three out of four of the
comparable sales were purchased by invesiors intended to lease the building. The value
conclusion will give greater emphasis o the Income Approach, rounded upward, somewhat, in
reflection of the higher indication from the Sales Approach. In light of the above, the value

estimated for the subject property, as of March 23, 2012, is:

$1,300,000

Siate of NH Progerty ~ Mashua District Courthouse

McManus & Navur Areraisan. Co., Inc.




Appraisal Experience:

"

Education:

State Certification:

Court Testimony:

Appraisal and Reat
Estate Courses:

McManus & Naurt Arrratsal Co., Inc.

Page 89

QUALIFICATIONS
KEVIN A, MCMANUS

2002 to Present — Vice President, McManus & Nault
Appraisal Company, Inc., Bow, NH.

1087 to 2002 - Real BEstate Appraiser, Thompson
Appraisal Company, Inc., Concord, NH,

1986 to 1987 - Real Estate Appraisal Research
Assistant, Thompson  Appraisal  Company, Inc,
Concord, NH.

1977 - B.S. in Business Administration, Whittemore
School, University of New Hampshire, Dutham, NH.

New Hampshire Certified General Real Estate Appraiser
NHCG #249.  Maine Certified General Appraiser
#1840. Vermont Certified General Appraiser #08-271.

Have qualified as an expert witness in the U.S.
Bankruptey Court of NH, Rockingham County Probate
Court, Hillsborough County Superior Court and the New
Hampshire Board of Tax and Land Appeal.

American Institute of Real Estate Appraisers, American
Society of Appraiser, and the American Society of Farm
Managers and - Rural  Appraisers:  Valuation of
Conservation Easements,

American Institute of Real Estate Appraisers: Principles
of Real Estate Appraisal.

American Institute of Real Estate Appraisers: Basic
Valuation Procedures,

American  Institute  of Real Estate Appraisers:
Capitalization Theory and Techniques, Part A & B.

American lnstitute of Real Estate Appraisers: Standards
of Professional Practice.
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American Institute of Real Estate Appraisers:  Health
Care aad Retitément Seminar.

IMB Real Lstate Academy, Inc: Advanced lacome
Property Appraising

IMB Real Estate Academy, Inc.: Investment Analysis
for Real Estate Appraisers. '

instruction Experience: . Workshop Presenter, “Appraisals: Beyond the Basics.
Challenging Issues™, Saving Special Places Conference,
Seciety tor the Protection of New Hampshire Forests.

Significant Appraisal _

Assighments: Appraised petroleum tank farms, nursing homes, landfill
sites, youth camps, utility easements; sand and gravel
operations, vacant commercial, industrial and residential
fand to include subdivision; timber and recreational
tand, lakefront  property, development rights,
condominium land, single and mulii-family residential
property; community shopping centers, auto washes,
self-storage facilitates, warehouse and manufacturing
facilities, post. offices, restaurants, social clubs, and
business offices. Conducted assessment of residential
properties in Hooksett, NH. Appraised various property
types in connection with eminent domain proceedings.

Suate of NH Propeity - Nashua District Couribouse

MocManus & Navur AppratsaL Co., Inc,
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CITT OF NASHES
VIFCE oF
CORMMATICN GOUNSH

s AR

224978 92 MAY 21 PE 250

FROW ALL MEW BY THESE PRESENTS, that the City of Rashva, &
[ public body corpezate znd politic of the 5tate of New Haspwhire,

navingTive Sffica st 229 Main Strest in said Neshua, County of

"Hillsporough and State of Rew Hampphire, (harsinsfter xeferred

to as "GRANTORY), for consideration paid, granta to the Stats of
New Hampshirae, haviag a plecs of business at the Btabte Rouss,
County of Merrimack, snd State of New Hampshire (hereinaiter
raforred to a8 “GRANTTE™), WITHOUT COVENANTS, the followingd

A cartain srsct of land, with the buildings thereon and
paracsnalty thereln zituate, in said Nsshua, Naw Hawpshire, baing
Parcel 2 as shown on plan entitled *3ubdivision Plan fox
pieposition Parceley Kyrtle Straeb Proiect’ dated Decemberx 27,
1272, and wevised Jure 14, 1973, Ly Hamilton ZEnglnoering
aegoolates, Ine., said plan being recorded in the Hillsborough
County Ragletyry of Dusde as Plan Mo. §724; said tract being
bounded and desoribed as £ollows:

Baginning st & stone bound on a lins 50.00 feet

from and perallsl to the wasterly line of Chestout

Htreet, sald bound being spproximately oppusite the

intergacticon of the southerly line of Myxtle Stxeet

{discontinued) and the westerly line of Chastaut

Street; rhence runaing,

Horth, 3* 53* 50" Wast, & distance of 106.11 feat
L & svone bound; thease,

Northessterly by & $4.7) foot radius curva to the
right, & distance of 297.565 feet to a wiona bound on
8 1line 50.0¢ feot frvom and paraliwl to the Zasterly
line of Walanut Styewst; thenta,

South 3° 53* 02" Bast, s distavce of 165,10 fest
To & gtone boundy thancse,

TR Waly Srrwed § Weskun, NI AORG00S 7 Tdapiot (00 HETI0H ¢ FAX [AASH SHEHGE

—i——

o,

65613 ORLLM
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sonthwastsrly by 4 94.796 fout cadius curve to the
right a distance of 287.46 fast to the point of
baginning.

Containing 43,374 sguara feet as shown on abovew
maantioved plan.

This "'c'e;éi}éysncab_ is mada upon tha CNprRSB condivions,
covenaaty and restrictions, Lf any remain in effect, contaimed
in the dosd of the XNashua Yousing Asthority tu the within
Grantor, securded in the Hillsborwugh Couaty Reglstry of Desds
wn Oataber 17, 1%77, st Brok 1568 at Fage 5?_&.

Meaniug and intending So convey the parcal of land that was
gonveyad to the within GRANTOR Ly desed of the Hasbua Housing
Authority recarded {n the Hilisbarcugh County Reglatry of Danda
on Oatober 27, 1377, st Volume 2288, Page 674.

The Mayor of Reshua 1a hegeby sathopised o sater into thisz
conveyance Ly avthority granted him by Resolution R-30~38, which
way passwd by thae Rashua Board uf Aldermen on Junse 12, 1938, and

wppzovad by Jamas ¥, Donchess, then Mayoy of Maahua, on June 13,

1390,
#h

dary =34 /gfé ¥,
v

HITHESS wy hand snd Beal this ji;z_
1582,

THE CITY OF MADHUA

A Do,

Rl Wagmar, ZAyer

28 Natw SiTart | Mashen, NE GIEL-D0TT F Tlupeaen (R03) DrbN 1 FAN 0] SHe Al

S

. RV S

D613 O4eESw
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CITY F dabnfa
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COLPORATYON CRiNeL

STATH

e

OF HEW HAMEEXIRE

BRILLAOROUGH, S8,

el
On this the gcf day of Jf{au., , 1832, bLmtoras

ivr, the undersignad cfficer, persornlly sppestwd Rob Wagnes,
kuiownl 0w o be the duly elecued Hayoer of bthe Clvy of Hashua,
and neing. duly  suthorised so to du, sxecuted the foregeing
instrusent aa hie frwe. act and deed. for tha pusposas theraln

Tonld

inwd by wigning his name thersto for the Clty of Haghud,

and he then made osth that the foregoling waa true and corract,

//4’ "1 ffmy;kl/

Justicw of Pesl e JHot sy Baink e

2 Nda Firwwe ¢ Wawnz . KU D00 HgOLY ¢ Padonbruy [0RY BR4-3314 7 Fax (RS} Bl

19618 0965




HASHEIA HOUSING AUTHORITY

RESOLUTION
A=32-139)

RELALING TU ThE COUNVAYANCE OF THE |
HASKUMA DISTRICT COURTHOUSS -
FROM THE CITY OF MASHUA TO THE
SUATE CP NEW HAMPSHIRE

WHEREAS, tha City o¢ Neshua La deeironz of conveying the
Nashua Oistriet Courthduse to the State of New Hampshize, and

WHERBAS, the antuecsdent desd thesofore from the Nashoa Houding
Authority to the ity of Nashua (ses Hillsborough County Reglatry
of Dpads, Voluma 2558, Pays 74) contalns varioua covenants and

conditions »unning with the iand which will continua to run with
sald land, and

WHEREAS, conditions numbersd Second, Third and Fourth pons
certain titles problems in coonechion with the propeded conveyancs,
and

WHERZAR, aald conditioss numbered BSecond, Third and Fourth
were all to have been satisfied by the City of Nashue many years
agn, and

WHERERS, eeid conditions have bean previously watiafiled by the
Cicvy wf Waehua, and

WHEREAS, nald conditions numbexed Second, 'Thixd and Pourth
wars T¢ terminate on tha date the Hashua Houaing Authority lesued
a Cextificste of Completion partinent to eaid ocurthouss in
acaordance with the terma of the abova-refersnced deed from tha

Hashus Bouping Authority to the City of Nashua {e copy of which is
agpanded herato):

WOW THERBFORE, it is hsreby reeclved by ths Hashus Houdlng
Authority thats

A, & Certificats of Complaticn, ma sforessid, be, and in ths
form of this resoluticn, hereby is insdsd, thereby evidencing the

Clity of Mashua'a satisfaction of the raferenced oonditions numberad
Sacond, Thizrd, and Pourth, and

A. fThat said conditions nushared Sacond, Third acd Foucrth ave
heraby declagzed aatisfied and ara hareby released and terminagtad in
azcordance with the tsrms of tha shove-rsiarensed deed, and

29615 OHEGN



=
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€. o the oatent necesaary, and withoor declaving that the
same 14 Necessary, tha Nashna Housing duthority hereby consankts to
the ahove-rafersncad cocoveyance,

Traly hdopted &t the regqulsc seeting of the Nashus Houaing
Authorlity held at Hzahua thia 15th day of May, 1992,

A true SOpY; aftast

o oL {ﬂ”
P 2 ATV S f 2 (7
Xpilla PASLOT, Chair
Hashua Heousing Authority

£9613 ORESH
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IMPROVED SALES

McManus & Naurr Aepraisar Co., INC,




ADDRESS:
LEGAL DATA
GRANTOR:
GRANTEE:
DATE OF SALE:
SALES PRICE:
FINANCING:

PROPERTY RIGHTS
TRANSFERRED:

EASEMENTS OR
RESTRICTIONS:

CONTIRMATION:

CONBITION OF SALE:

NEIGHBORHOQOD

LOCATION/CHARACTER:

SITE DESCRIPTION

MaAr/ LOT:
ZONING:

LOT SI1ZE:
SEWER: Public

IMPROVEMENTS:

YEAR BUILT:

TOTAL BUILDING AREA:

SALE #1

19 Chestnut Street Nashua, NH

Cameron RAL Estate Inc

PLUS CO Inc

8/6/10 DATE RECORDED: 8/9/10
$1,221,000 UNITPRICE: 34955/ SF

$980,000 through TD Bank
Fee Simple

None known to impact value

K. McManus with Brenda Merrill — representative of grantee
Corp. & with Lawrence Hirsch — broker.

Arm’s Length

This property is located directly opposite Chestnut Street from
the subject property. :

80/90
D-1 and M U Overlay district
1.15 acres

WATER: Public ELECTRIC: Yes

1978

24,640+ SF

McManus & Navrr AppraisaL Co., Inc.




EXTERIOR DESCRIPTION:

[INTERIOR DESCRIPTION:

SYSTEMS:

PROPERTY DETAILS

PROPERTY USE AT
TIME OF SALE:

INTENTION OF BUYER:

HIGHEST AND BEST USE
AT TIME OF SALE;

COMMENTS/DETAILS:

Stale of NH Proparty - Nashua Uistrict Courthouse

MocManus & Navrr Arpraisal Co., INC,

SALE #1 (CONT.)

A 2 story masonry construction building without 1¥ floor level
windows and limited 2™ story windows with chain-link screens.
Goed structural quality of construction and in geod condition for
its age.

The interior was entirely finished office space with average
guality suspended acoustical ceilings, gypsum walls and
carpeted and linoleum flooring.. Generally in good condition.

" Gas - fired central HVAC furnaces and 6eiltral AC

Recently entirely vacated by the NH_Dep.artment of Health &
Human Services. i

The buyer is a private, social service provider for the
developmentally disabled who intended: to use the entire
building for the own use, to include educational.

Office building.

The grantee indicated the unusual building exterior finish did
not negatively impact the desirability for their use. The broker
believed the design excluded consideration by some office
buvers, and negatively impacted the market value.




McManus & Navrr Arpraisal Co., Inc,




ADDRESS:

- LEGAL DATA
GRANTOR:
GRANTEE:
DATE OF SALE:
SALES PRICE:
FINANCING:

PROPERTY RIGHTS
TRANSFERRED:

EASEMENTS OR
RESTRICTIONS:

CONFIRMATION:
CONDITION OF SALE:
NEIGHBORHOOD

1LOCATION/CHARACTER:

SITE DESCRIPTION

MAap/ LOT:

ZONING:

LOT SIZE:

SEWER: Public

IMPROVEMENTS:

YEAR BUILT:

YEAR LLAST RENOVATED:

SALE #2

{88 Main Street Nashua, NH

BRM Real Estate Holdings, LLC
Martins Management Associates
12/16/10 DATE RECORDED: 12/17/10
$1,195,000 Unrt PrICE;  $81.26/SF

None noted. Cash to seller.
Partial Leased Fee (66% occupied)

None known to impact value
K. McManus with Thomas Fini - broker.

Arm’s Length

This property fronts on Main Street at the intersection with East
Pearl Street, in the middle of the Central Business District and in
close proximity to the appraised.

33/114
D-1 and M U Overlay district
0.26 acres (12 off-street parking spaces)

WATER: Public ELECTRIC: Yes

1900
2008 (Partial)

McManus & Navrr Arpraisal Co., INc.




TOTAL BUILDING AREA:

EX'['ERIQR D

SALE #2 {CONT.)

14,706+ SF

‘A3 story masonry “block” building “with entire remodeled

INTERIOR DESCRIPTION:

SYSTEMS:

PROPERTY DETAILS

PROPERTY USE AT
TIME OF SALE:

INTENTION OF BUYER:

HIGHEST AND BEST USE

AT TIME OF SALE:

COMMENTS/DETAILS:

State of NH Froperty - Nasnua District Cowrthouse

RIPTIONI T 00

McManus & Naurr Arerassar Co., Inc.

facade resembling food quality, gut renovared offices.

The first two (loors (out of 3) were renovated by the existing
bank tenant to Class A office space. The 3™ floor level had been
vacated shortly prior to the purchase and was in need of entire

cosmetic refinishing.

Gas - fired forced hot water heating and central AC throughout. -

The first two floors were leased entirely to Nashua Bank. The
third floor level was vacant.

The buyer intended to renovate the 3" floor level as additional
leased space.
Multi-tenant office building.

The small lot with relative lack of off strest parking spaces
negatively impacted the market for this sale property,
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SALE #2 (Cont )

McManus & NauLt Apsraisal Co., Inc.




A[SDR%&SS:
LEGAL DATA
GRANTOR:
GRANTEE:

DATE OF SALE:
;SALES PRICE:
FINANCING:

PROPERTY RIGHTS:
TRANSFERRED:

EASEMENTS OR
- RESTRICTIONS:

CONFIRMATION:

CONDITION OF SALE:

NEIGHBORHOOD

LOCATION/CHARACTER:

SITE DESCRIPTION
MaP/ LOT:

ZONING:

LOT S1ZE:

SEW{-;R_: Public

IMPROVEMENTS:

YEAR BUILT:

SALE #3

. 9 Executiive Drive Merrimack, NH

100 Market Street LLC

Cameron Real Estate Inc

12721/ ib DATE RECORDED: 12/22/10
$1,400,000 UNit PricE:  $51.2178F

None noted. Cash to seller.
Leased Fee (50% occupied)

None l_{nown to impact value
K. McManus with Doug Martin — broker,

Arm’s Length

This. property is located conveniently close to the Everett
Turnpike, exit 11. The Executive Drive neighborhood includes
a modern movie complex, however, there are two large scale,
long term vacant hote} properties which detract from the appeal
of the area.

40470
C-2 Commercial
 1.50 acres

WATER: Public ELECTRIC: Yes

1682

McManus & Navrr Aperaisan Co., Inc.



TOTAL BUILDING AREA:

EXTERIOR DESCRIPTION:
INTERIOR DESCRIPTION:

SYSTEMS:

PROPERTY DETAILS

PROPERTY USE AT
TIME OF SALE:

INTENTION OF BUYER!

HIGHEST AND BEST USE

AT TIME OF SALE:

COMMENTS/DETAILS:

Srate of N+ Property - Nashua Bistrict Courthouse

McManus & Navir Appraisar Co., INc.

SALE #3 (CONT.)

27,338+ SF

A2 story masonry construction multi-tenant office building with
" sufficient windows on both floor levels. Good structural quality

of construction and in good condition for its age.

The interior was entively average quality finished office space
with suspended acoustical ceiiings, gypsum walls and carpeted
and linoleum flooring. Generally in good condition.

Gas - fired central HVAC system,

The building was 50% occupied by tenants including the Nashua
Regional Planning Commission and Life Plans, Ine.

The buyer intended to aggressively market the vacant space at
rates of $13.00 - $14.00 SF Gross.

Muiti-tenant office building.

The source indicated the low occupancy rate at the time of sale
strongly influenced the sales price, which was originally listed a
year and a half earlier for 70% more than the closing price.




—— MCMANUS & NAULT APFRAISAL Co:, INC.




ADDRESS:
LEGAL DATA
GRANTOR:
GRANTEE:

DATE OF SALE:
SALES PRICE:
FINANCING:
PROPERTY RIGHTS
TRANSFERRED:

EASEMENTS OR
RESTRICTIONS:

CONFIRMATION:
CONDITION OF SALE:

NEIGHBORHOOD

LOCATION/CHARACTER:

SITE DESCRIPTION

Mar/LoOT:

ZONING:

Lor StzE:

SEWER: Public

IMPROVEMENTS:

YEAR BUILT:

SALE #4

1662 Elm Street Manchester, NH

Manchester Mirror, [LLC
1662 Eim LLC

3/8/10 DATE RECORDED: 3/9/10

$1,600,000 UNITPRICE:  $84.33/8SF
$749,000 through People’s United Bank.

W.H. Craig

$700,000 through

Fee Simple with Billboard Income (see Comments)

None known to impact value
K. McManus with Deanna Caron - broker.

Arm’s Length

This property is located on the northern end of Eim Street, at the
edge of the city’s central business district, at the intersection
with the Amoskeag Bridge intersection.

1623A&B
Commercial
0.94 acres

WATER: Public ELECTRIC, Yes

McManus & Navrr Arpraisar Co., Ine,



YFEAR LAST RENOVATED:

TOTAL BUILDING ARCA!

_EX'!'{’.RIOR DESCRIPTION:

INTERIOR PESCRIPTION:

SYSTEMS:

PROPERTY DETAILS

PROPERTY USE AT
TiME OF SALE:

ENTENTION OF BUYER:

HiGHEST AND BEST USE
AT TIME OF SALL:

COMMENTS/DETAILS:

Statn of MH Property — Nashua District Courthouse

McManus & Navrr Appratsal Co., Inc.,

SALE #4 (CONT.)

2000 (Partial)

18,672 SF

A3 story- masonty Bilding  with eitire yemodeled fagade
resembling good quality, recently constiucted offices. There isa
oo femotnted billboard =" o

The source indicated the entire building was in good ~ very good
condition to include portions recently renovated to Class A
quality office use. The sale includes basement area with full,
above-grade access to the rear.

Gas - fired forced central HVAC throughout.

The entire building had been vacated shortly prior to the
purchase. The roof-mounted billboard was leased and believed
to generate $10,000 net income.

The buyer intended to renovate the property in its entirety with
little renovations.

Multi-tenant office building.

The billboard which generated an estimated $10,000 net income
annually contributed value as per the broker.




~ SALE #4 (CONT.)_

- McManus & NAﬁm’APPﬁA].sAL Co.; Inc.



APPENDIX C

RENT COMPARABLES

McManus & Navur Arprassat Co., Ine.




RENTAL SURVEY #1

BUILDING NAME: _ - Elliott Plaza

LQCATEON: N o 88 Mainb Street Nasima. NH

TYPE SPACE: .. Mutlti-tenant block office

VERIFIED BY: K. McManus with Thomas Fini - Broker
LESSOR: : Martins Management Associates
LESSEE: Various

RENTAL SIZE: 1,000 - 2,000 SF

LEASE TERM: Varies

RATE/SF $16.00

RATE MONTHLY: N/A

'LESSOR PAYS: Gross

BL:HLDI'NG DESCRIPTION: A good quality antique masonry block building recently

renovated interior & exterior

COMMENTS: This building is analyzed in the Sales Approach as Sale
#2.  The above information is converted at the

approximate cost from a “net” to “gross”™ basis.

McManus & Navrr Aperaisal Co., Inc,




RENTAL SURVEY #2

LOCATION: 400 Amherst Street Nashua, NH

TYPESPACE, o Multi-tenant Office

VERIFIED BY: K. McManus with Lawrence Hirsch-- Broker

LESSEE: ' Environmental Interiors

RENTAL SIZE: 10,000 SF

LEASE TERM: 3 years

RATE/SF $14.50

RATE MONTHLY: $12,083

LLESSOR PAYS: Gross

BUILDING DESCRIPTION: 400 Amherst and the adjacent 402 Amherst Strest

comprise a total of 72,000 SF of modern, multi-tenant
office space in an intense commercially developed
portion of the city. The buildings are located directly
opposite the Somerset Parkway, exit 8 from the Everett

Turnpike.

McManus & NauLt AppraisaL Co, Inc,




RENTAL SURVEY #2 (CONT.)

McManus & Navrr Appraisal Co., Inc.




BUILDING NAME:

- LOCATION:

TYPE SPACE:

'VERIFIED BY:
LESSEE:

- RENTAL SIZE:
LEASE TERM:
RATE/ SF

" RATE MONTHLY:

LESSOR PAYS:

BUILDING DESCRIPTION:

COMMENTS:

McManus & Naur Appraisalr Co., INc.

RENTAL SURVEY #3

o ladian Head Plaza _

- 30 Temple Stree \'}as‘rma,‘i\_i_l-l

Mu l‘t“i;tenan.t of"f.':'i';.e

K. McManus with Kim Reagan - Broker
Va_r_ious.

2,000 SF - 9,000 S

5 feérs

$14.50

N/A

Gross

Indian Head Plaza is a 7 story multi-tenant office
constructed in 1983,  According to the source and
physical inspection, the modern relatively appealing
design suffered from deferred maintenance to include

some windows with plywood.

The source indicated there were 7 new lenants
representing 25,000 SF since June of 2011, at rates as

above. As per the source, after a prolonged period of

- mismanagement, the building went from 75% vacant to

approximately 50% cccupied in the past 18 months.




RENTAL SURVEY #3 (CONT))

McManus & Naver Arrraisan Co., Inc



RENTAL SURVEY #4

L_OCA_T_I_ON; _ 3 Pine Street Extension Nashua, NM .. .

TYPE SPACE: Office
VERIFIED BY: K. McManus with State of NH Bureau of Planning &
Management
LESSEE: NH Department of Corrections
RENTAL SIZE: 3,632 SF
-LEASE TERM: 3 years
RATE/SF $18.75
RATE MONTHLY: ' $5.675
LESSOR PAYS: Gross
BUILDING DESCRIPTION: A single story, converted wood frame mill building to
multi-tenant commercial building use. . This survey
location is in close proximity to the appraised,
somewhat further from Main Street.
COMMENTS: ‘ The rate above is adjusted downward for inclusion of

interior janitorial service. The relatively high rate may

reflect unique criteria for this governmental tenant.

Mcivianus & Nauver Arpratsal Co., Inc.



RENTAL SURVEY #4 (CONT.)

G., Inc.

"~

McManus & Naurt ArpRASAL C




RENTAL SURVEY #5

. LOCATION: 5 Pine Street Extension Nashua, NH. ..

TYPE SPACE:

ot
VERE.F!Eb E;Y: - . K Mcl.\/ia-nus.‘wifh. ;.t;ate. of NHBureauofPhnnmg &
‘ Management
LESSEE: . NH Department of Health & Human Services
RENTAL SIZE: 32,437 SF |
LEASE TERM: 5 years
RATE / SF | $17.50
: RATE MONTHLY: $47,304
LESSOR PAYS: ~ Gross
BUILDING DESCRIPTION: A 2-story, converted wood frame mill building to multi-

tenant commercial building use. This survey location is
in close proximity to the appraised, somewhat further

from Main Street.

COMMENTS: The rate above is adjusted downward for inclusion of
interior janitorial service. The relatively high rate may

reflect unique criteria for this governmental tenant.

McManus & Nault Arpratsal Co., Inc,



RENTAL SURVEY #5 (CONT)

McManus & Naver Apprasal. Co., Inc,



LOCATION:
TYPE SPACE:
VERIFIED BY:
LESSEE:

RENTAL SIZE:
LEASE TERM:
RATE/SF

RATE MONTHLY:
LESSOR PAYS:

BUILDING DESCRIPTION:

COMMENTS:

McManus & Nauet Arpraisal Co., Inc,

RENTAL SURVEY #6

2 Commerce Drive Bedford, NH .
Office

K. McManus with. Ben Kelly - Bmker
Delta Management

13,014 Sf’

5 years

$18.00

§19,521

Gross

A 2-story, 1989 constraction, multistenant masonry
office building located just off of the D.W. Highway in
Bedford.

The above .information is converted at the approximate
cost from a “net” to “gross” basis. The market for office
space in Bedford is superior to that of Nashua as of the

date of value,




RENTAL SURVEY #6 (CONT.}

McManus & Naurr AppraisaL Co., Inc.



'APPENDIX D

SALES & RENTS MAPS

McManus & Navrr Areraisal Co., Inc,
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APPENDIX E

RENOVATION ESTIMATE

McManus & Naurr Arrratsal Co., Inc.




25 WALNUT ST NASHUA - i
RENOVATION ESTIMATE
(APPLIED YO 4,000 SF CF TOTAL BUL.DING AREA)

Total / SF Total M & S Reference
Camet $3.90 $15,800 45-2 average quality
Acoustic ceiling $7.95 531,800 45-2 average quality
Interior partitions $25.19 $100,760 45-3 average quality
Lighting $10.23 $40,920 4A5-4 average quality
$189,080

McManus & Nauvir Arpraisal Co., Inc.
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Prepared by:

; Judy Niles-Simmons
OCtOber 29 2012 judy@nainorwoodgroup.com
Karl Norwood

karl@nainorwoodgroup.com

tel 603.668.7000

116 South River Road
Bedford, NH 03110
nainorwoodgroup.com
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A. Location and Personnal Assigned to Office as Required in Section 3.1

Karl E. Norwood and Judy Nites Simmons will be the key individuals assigned. to this project should NAI Norwood Group be
awarded. They hoth work out of the Bedford, NH office at 116 South River Road, which is within 50 miles of Concord, NH.

B. Experience, References, and Awards as Required in Segtion 3.2
Experience: :
NAl Norwood Group has had extensive experience repositioning assets from their existing use. While past successes may not

be court houses, we know that presenting the existing use and a potential use, or highest and best are different things. (see
Company Profile, page 13)

Our expariance in repositioning is vast. We have worked on institutional repositioning such as the Ash Street School in
Manchester NH (listed below), which was 3 18,000 SF downtown office/classroom buitding which now sits as a redevelopment
office space. Airport Road in Gilford was an extension of Southern New Hampshire University being partially used as class
space which was a repositioning for general office. New Hampshire College's Hooksett campus including the St. Mary's College
Building, threa dormitories and a single family house along with the additional 385 acres of mixed use land was repositionad for
multiple usas. In addition, Chester College of New England (listed below) is a repositioning of an existing campus to either suit
another campus or another institutional use.

LW Packard Mills in Ashland (listed below) was the redevelopment of an old mill built over many years, {o various legal lots and
condominiums so as to be available for individual sale. 1505 First NH Turnpike in Northwood was a repositioning of an old
antiqua store and former restaurant to a current medica! use today. While not completed NAI Norwood Group is currently listing

far sale the Department of Transportation’s asset of 41 Range Road in Windham NH, which is land with an existing nursery retail
use.

Overall our team has been successful, even during this sluggish economy, in assisting dozens of clients sell or purchase tens of
thousands of square feet of office space throughout this downturn. For more relevant history of team members Karl Norwood
and Judy Niles Simmons please see attached documents. {see pages 8 and 10)

In addition to the brokerage team listed above, sssistance will also be given by Sarah Carson and Laurie Sienko from the
marketing department whose work is outlined in the strategy section below.

References; '

1. Amoskeag Industries and the City of Manchestar, George Lagos, Chairperson, Clo MclLane Law Firm, 900 Eim Street,
Manchester, NH 03103, Cell Ph_603-913-4210 no fax number Project was to dispose of the former Ash Strest Schoot in
downtown Manchaster, NH, property needed to be presentad to market for a new use other than the obsolete use of
classroom and administrative space; Sale is 2007; total transaction valua of $800,000.

2. LW Packard, John Gliddan, 8 Mill Sfreet, Ashland NH, Ph: 968-3351, F: 068-7649. Working with client 2004-present;
redavelopmaent of a functionally obsolete mill bullding into separate saleable lots and condominiums, work included working
with town, architecture, civil engineer and buyers to accomplish the sale; 2005-2007 for the initial sales and consuiting, other
saie and consulting work to prasent; total transaction value $3,000,000.

3. New Hampshire Collega North Campus, former President, Richard Gustafson, 17 Kittanset Road, Bedford, NH 93110,
Phone: 603 -641-5617 (no fax available). We worked with the Town of Hooksett regarding current use penalties and
donated the former library to the Town. Worked with engineers, developers and the Hooksett Planning Board and wera
successful in seiling the different parcels and buildings. Multi-million dollar development.

4. Chester College of New England, Bob Baines Chester College, 40 Chester Road, Chester, NH 03036, Phone: 803-361-6904,
no fax available. Working with client presently, assignment to dispose of office and educational facility and auxiliary offices
and dormitories and repurpose the same in a downtown Chester; work began in May of 2012 and continues currently; total
transaction value $2,655,000.

Commercial Real Estate Services, Worldwide,



ot .team to help tdentsfy what these potentlai uses could be and present these opportuntties to the market

Awards: . a R s o
1. KarIE Norwood Reaitor ofthe Year—NHCIBOR 2012 S
2 Judy Niles- oammons - Commursty Semce AWai"d 2011 NHCIBOR Cares o

' C Strateglc Aggroach 3s regwred in Sectson 3 3 : : :
. Office and Retail Units — As listed abave aur firm and our team has had opportun:t:es ta work for many firms, buyers and land-
lords to assist in the disposition or acquisition of office or retail space. This work has included small office candominiums to lar-
~ ger buildings. Our strategy with selling office and retail space is expasure. As mare fully discussed in section 5.2A our exposure
.'_'|s for both owners, snvestors users and brokers We do this through prnnt emasl onllne and good ald phone calls. & .

' -_-'Redevetogment The strategy for redeveiopment such as those listed above New Hampshlre Coiiege North Campus Chester-
.. College, LW Packard, Ash Street School, and State DOT Land in Windham is exposure but there is an important first step of -

-7 research.. In today's market there is much uncertainty. The goal of .the. brokerage team_and the seller should be 1o answer as:

- many outstanding questions that could pertain to due diligence prror to'the property bemg placed on the market, With all of these:

- properties the goal of identification, research and due diligence is paramount. In some cases such as the New Hampshire

“:. College North Campus.and LW Packard, the mill could nat have been sold ‘withaut. certain town approvals. In other cases such. -

i as Chester Coitege the property can be sotd but havnng all of the data on. hand before plac:ng an the market helps ﬁrm the
purchase pnce o : _ o :

'-:D Cert:fcatron of Ltcensure as required in Sectson 3 4 : e ' B T AT W RS R R
S See Attached F:rm s Ltcense Judy Nr!es Ssrnmons Lscense and Karl Norwood s License (see pages 8 12)

RS Pendtng Ltttgataon as requared bv Sect:on 3 8
i Not Apphcable '

E. State of New H pshlre Vendor Number. lssued after fi Img 2 Vendor gghcatton and W-9 Form as requtred bv.-'
_;.3'._Sect|on39 : SETIRIE RN [, o . e
: :-See attached document (see page 15)

G Progosed Markettng Str teqy and Servaces as reqmred bv Sectlon 5 2 A i : S ' o
.25 Walnut Street is a clear redevelopment oppartunity far the right investor or user Whlle the property strll may have value end'
function as a.courthouse, the: likely: buyer will want.to ' make a new reuse of the property. It would be the goal of the brokerage

The ﬁrst step in marketmg wrll be to understand fuliy the asset prsor to presentmg to the market Wlth a redevelopment use, in .

particular in'this market; it is impartant that as much information about the property is part of the: merketsng package presented.to’

_buyers.The State of New Hampshire has already acqu|red some of this material; hawever it is our experience that the fewer -

" variables presented to the market the better. - This wark will consist of finding details of the site such as As-Builts or Structural-

‘Drawings; details on‘the generator and-other. mechanicais to the:building; past operatianal costs including: malntenance recards .

oand, occupancy casts; and - any: ather. items “that a buyer wauld’ reasonably request as: part of their due: diligence. . This -

investigation may. also include the request of work from. other professionals. such as civil engineering, to determine what.

. possibilities and limitations would be included. This work woutd be requested fo be done for free and done so wnth the permtsslon :
of the State and conceptual only in nature to be used for marketmg : :

Wrth thls work compieted we would compiie the above snformat:on and create a brlef marketsng synopsrs plece as well as a full
‘buyer's package, The brief marketing piece woutd include highlights. of the ssset such as its proximity to the downtown, the
- highway and the canditions of the building. Our mare robust acquisitions- package wauld |nctude the: aforementmned ‘as well'as .

_other items’ such ‘as the floor pians patentiat deveiopment concepts and operatsonal expenses We do recommend ptacsng a
prfce on the property inthe general market rather than solncntatmn for bids."

‘Commercial Real Estate Services, Worldwide.



" In addition we will strategicalty install si gnage upon the sub;ect property (tf acceptable) As you may know many mqumes resuit
rectty from weII placed sugnage B L _ :

.Whtle this work is. betng done we woul d engage in the second phase of our markettng whtch is the presentation to prospective
“buyers and brokers: The property would be presented electronically to the market. We would place the property on our website
{(www.nainorwoodgroup.com, New England Commercial Property Exchange {www.necpe.com), Loopnet, (www.locpnet.com),
© CoStar (www.costar.com), From-here the property would also be pushed to over 2 dozen other web sources.: In addition we
" would market the property through You Tube. This would not only be as a passive marketing source for visits, it would aiso be a
~. good catchment for out of state investors or users who are unable to visit the site to help answer questions. Our electronic
marketing wouid also continue to our direct marketing in-our email campaign of over 1,000 users, investors and real estate
'_'-:reiated individuals (attorneys; contractors etc).  Our electronic marketing would also consist of emailing related brokers in the
" region who may have clients interested in acquiring the asset, this would be NH Commercial Investment Beard of Realtors, New
- England Certified Commercial Investment Members, NAJ Global (our international affi tratton) New England Soo:ety of Office and
'Industnal Realtors as well as our mternal database of Boston based reat estate brokers -

sl "Our prlnt advertlsmg wnll be ona targeted basrs We feel the most Ilkely regronal tnvestors who would oonslder purohastng would-
© "be readers of the New England Real Estate Joumal, and the property would be marketed. there: For potential local investors we

o feel 'select advertising in the New Hampshire Business Review, New Hampshire Union Leader and Nashua Telegraph would

“ihelp target buyers: In addition to these ads we would also consider. worklng wuth the State to try and plaoe artlcles !n Iooat news
e medla about the saie and potenttat reuse to get to potenttal readers : '

'_'Of course atl of the above can be consldered passtve marketmg to some extent Our f rm belleves that personat conneotlon is

.':"-Z-:-i-joften the best route: ‘While the above will be |mplemented it will also be important to pick up the phone and conlact potential

'._.'____targets These targets may be.well known individuals or they may.be: fotks who have reached out to the State in: months past

i -_Erther way, 1t is |mportant we work as. a team to reaoh out to these folks

_:'For phys:cal tours of the property we recommend performrng those onan mdrvrdual basls to the greatest extent possrble We
i would also: reoommend for consideration a broker open house with commercial real estate brokers from the commumty, 0 that

- they can remove the mystery of what is |nsrde and desonbe the same to therr ohents

'.--.'ZIn addltlon to the marketlng and posmonlng servtees Ilsted above NAt Norwood Group would also act as. the States advnsor to

the ongoing. aotrvzty in the market as well as be available for presentations to members of the State for meetings and hearings.
. Finally as discussed, we may recommend working as the State's point person for working with vendors (suoh as: C|v|| Englneers

.- Property Description: -

" ";{or Arch:teots) who may want to do grat:s work to help us market the asset and posttton it for sale

LUy, Market Analvsrs as requrred bv Sectton 5 2 B

~:The subject praperty. is Iocated in. the center of 3 rotary, surrounded by Walnut Faotory and Chestnut Streets downtown

+ Nashua, New Harmpshire: The 18,880+/-SF concrete frame-brick veneer; two story building was ‘constructed circa: 1879 with a

L full basement and an Interior of finished air-conditioned office space; two court rooms; plus-storage ‘and six. holding celts in.the
" basement level. Access. to the facility is through an attractive two-story glass entry/foyer. The building has an elevator but is not
: spnnktered The facility is sited upon s.circular and most!y level, 1.110+/- acre parcel serviced by muntctpal waler/sewer, oil heat

' and electric utilities; plus & generator for back.up.. A portion' of the underlying land sits below grade and it provides for gdequate

- (for the . former user): asphait’ paved customer: and emptoyee parking.. Electric service is unknown; but:is presumed to be
adequate for similar-office uses.” The property is situated within-Nashua's: Downtown (D1) Mixed:Use (MU) zoning district.” The
overall conditiori of the building is presumed to be generally. good inside and out, with sttraclive grounds, snd the facility is
: beheved to. be. adaptable foa vartety of uses as. permrtted wrthm the Dt MU zonlng dlstrsct The property Was. toured by the
L brokerage tearn on TI11/12: SRS o :

Commercial Real Estate Services, Worldwide. |



Assessment 1nfcrmat|on

- Agcording . to ¢ty .of Nashua assassment records, the iotal current assessed valug for the- sublect property is: '$1,636,800.
'Current (20‘11) tax burdsn far the propeﬁy i% reportediy $34,323.70 (see below for further detalls) o

fegal 2nfcrmatnon
City Tax Map/Lot Number: 0080-00093 HCRD Book/Page: 5340-1959

Lease Rates/Sals Prices:

Subseqguent to our recent inspection of the property, we have surveyed the lccal office market in order to analyze available
space coamparable in size, location and condition to your property.

Any property value analysis involves a weighing of tha various plusas and minuses related to the leasing/selling of a particular
proparty. The largest minus factor considerad in avaluating the subject property is the current stagnant state of the aconomy.
Although local market conditions have appaared to have improved somawhat since the baginning of 2012, the office markatplace
is still experiencing a fairly healthy amount of available space with a limited number of prospactive tenants and buyers, especially
far larger office spaces in excess of 15,000+/-SF. Another negative is tha current offica layout of tha space which was designed
for a very specific use and the lack of not having sprinklers. In our opinion, it would be difficult to sub-divide the space without
incurring expenses. Also, the underground oil storage tanks are a negative, even though thay have bean inspacted and maat
current reguiations, most Buyars will not want the liability. The property is also located in 2 “Highly Distressed Qualified Census
Tract”.” While interest rates remain near to historically low levels, financing has bacome mare difficult to cbtain in recent yaars,
and appraisers have been extramely conservative with thair values, having to work with a limited amount of market data.

The plus factors of the subject property include that it contains atfractive brick veneer — concrete frame, fairly modam,
free-standing buiiding improvements wali-located within the downtown area of the City of Nashua. The property is a landmark in
Nashua. The overall condition of the building is balieved to be generally very good, fairly new roof, generator for back-up power,
great visibility fram all sides and located near the planned southern terminus of tha future Broad Street Parkway, which will make
access much more desirable. The proparty additionally benefits from beaing serviced by municipal utilities. Considering all of the

foregoing faatures helps make this proparty unique and stand out amangst the averioaded inventory of office facilities currantly
available in the marketpiace

While typically nct considerad to be a reliable gauge of market value for local real estate, the city of Nashua Assessar’s records
indicata- a total assassed value for the subject property of $1,638,800, ar about $85.69 per square foot of grass building area.
Applying the current assessment ratio (105.4%}) to the subject's total assessed valug, results in a slightly lower aqualized market
value estimate of appraximately $1,652,941, or about $82.25 per square foot. Current annual tax burden for the entire subjact
property (estimated by the current tax rate of $20.97/$1,000) is $34,323.70, or about $1.82 per square foot of gross building area
per year. In our apinion, the assessead value is on tha high side.

An Incoma Approach is felt to be applicable refative to estimating market value for the subject property. Basad upon recent
lease information obtained from survaying similar office buiidings located within the greatar Nashua area (see aftachad rental
comps), the estimated market lease rate for the subject building would likely be in the $8.00- $9.00/SF NNN range, which
equates to an estimated annual gross income of $151,040 - $169,920. After deducting an aestimated ten percent (10%) factor for
vacancy and unccllactables, and then deducting another 10 parcent (10%) for management, insurance, capital reserves, etc.,,
the indicated net operating income would be between $122,342 and $137.835. Using an estimatad markat capitalization ratg of
10 parcent (10%), rasults in an indicatad value range of between $1,223,420 and $1,3756,352 or $64.80 - $72.90 PSF. This
incoma agpproach assumes the building is fully cccupied at those rates and as a result the and value would be discountad
against othar methods by an amount equal to the investment to multi tenant the property.

Due to tha current relatively high cost of new construction and the difficuity in accurately estimating accrued depraciation, we are
not cansidering 2 Cost Appraach in our analysis.

Commercial Real Estate Services, Worldwide.



The Sales Comparisen Approach is consideréd to be the most reliable method for estimating the market value for the subject

s property (a user/buyer will typically pay.a higher price than an investor/buyer). A survey was conducted for office properties that

- recently transferred ($ee attached sale comps) and have some similarity ta the subject property, along with office properties that
- are currently available on the market for sale within the greater Nashua area. The recent sale comps (attached documents)

" revesl a rather wide value range of between $49.55/SF to $78.68/SF. 19 Chestnut Street is the closest in proximity, and while
aged, is @ good comparable. 9 Executive was a partially leased office building at the time of sale already redeveloped. 920
Candia is a flex office, warehouse building but was selected because it is mostly office. 166 South River, though most recent, is
challenging because it was 80%+ cccupied at the time of sale. As a result we feel the comps approach yields a narrower value
between $50.00/SF-$65.00/SF.

Address Town Date Price Size PSF
19 Chestnut Street Nashua 8/9/2010 1,221,000 24,640 49,55
9 Executive Park’ Merrimack 1212972010 1,400,000 27,338 51.21
920 Candia Manchester 511312011 1,600,008 24,500 65.31
166 South River Road |Bedford 3/14/2011 2,350,000 29,867 78.68;

Because of the uniqueness of the subject property, and the fact that the building itseif has only an 18,880+/- §F footprint situated
on a 1.110+/- acre parcel, it is our opinicn that the praperty should therefore be marketed between $60.00/5F - $70.00/5F range
which equates to a marketing price range of, $1,227,200 - $1,321,600. It is our opinion that the property will likely sell between
$1,038,400 and $1,132,800, or $55.00/SF-$50.00/SF, with an anticipated marketing time of 6-12 months.

The foregoing estimated lease rate and selling price ranges are all based upon the presumption that the property is free and
clear of hazardous waste or any environmental contamination conditions being present, and that the property can be transferred
w1th clear marketable title. .

(see pages 15-23 for comparables outlined in this section)

Highest and Best Use:

I our apinion, the highest and best use for the subject property would be a municipal use, iaw firm, bank/credit unicn, and
possibly an educational use. An investor/user will take into consideration the cost to renovate the facility, which ultimately will
determine the price they will be willing to pay.

I. Proposed Commission as required by Section 5.2.C which does not exceed six percent (§%) of gross sales price
Net included. See sealed envelope included in the overall package.

We encourage co-brokerage with other real estate firms and agree to share our fee equally with the co-aperating agency.

J. Compliance Certification required by Section 5.3

NAI Norwood Greup as Offer will comply with all of the terms and conditicns of the June 20, 2012 proposal as required by the
State. No exceptions are made.

K. Completed and signed Proposal Certification from Section 7.1
Document attached

L. Original proposal and copies (hard and electronic) as required by Section 8.1

Commercial Real Estate Services, Worldwicle



Contact information

Judy Niles-Simmons ext. 218
NAI Norwood Group
tel 603 657 1926
judy@nainorwoodgroup.com
nainorwoodgroup.com
116 South River Road
Bedford, NH 03110

Commercial Real Estate Services, Worldwide.

__ Judy Nales Slmmons
Commercnal Sales & Leasmg

Scope of Service
Judy Niles-Simmons. began her real estate career

more than 20 years ago while working for a large

residential developer. She has leasing managerial
experience as she worked for large industrial
facilities and was a principal in a commercial real
estate brokerage firm.

Experience

Judy joined NAI Norwood Group in 1995. She has
extensive experience in the development of land
and in selling commercialfindustrial investment
properties. She also has experience in marketing
multi-family residential projects in New Hampshire
and Massachusetts.

Judy was presented the 2011 Community Service

Award by NHCIBOR Cares. She was instrumental

in the founding of this non-profit arm for NHCIBOR
and served as the first President and as a Director.

Professional Affiliations & Designations
Licensed Broker in NH and MA.

Member of the ICSC

Member of the NHCIBOR

Member of GRI

Significant Transactions
J Jill Group: Listing/Selling Agent, 91,920+/- SF
FCIi . Selling agent for 498,000+/- SF located at 101 E.
Industriai Park Drive, Manchester, NH
Southern NH University: Listing Agent for 405 +/-
acres/mixed development.
SMC Mgmt: Listing/Selling Agent for 3 multi-
family complexes.
Home Depot: Joint ventured sale of a 200+/- acre
development.
Burger King: Seiling agent soid xtra land sites
in NH
Snap-On-Toals: Listing/Selling Agent for sale of
Merrill Drive, Hampton, NH




License No.:

THIS IS TO CERTIEY THAT  JUDY J NILES-STMMON
o - AMHERST, Nit

is duty imnmﬁ 1& ﬂ: malma Mwﬁatﬁ hmlwr rm“_' e
KARLE wmm}(m '

m sﬁm“stdmwn wﬂh all of the provisions of Chiptee S‘iivA of' Hi fzs
o Seateter Aninted and iﬁmwdmmw thérita, and i wlm i
T _-__{‘nmmmmm, L

airipshise amm-‘- L L}

DATE OF LICTNGE: mmmﬂv 37,7013
o FEBRUARY 27, W14

EFFECTIVE DATE §* Fﬁfilﬁ\i{? 2.‘?,, 2!3{3

FORM XO.
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Contact information

Karl Norwood ext. 202
NAI Norwood Group
tel 603 668 7000
karl@nainorwoodgroup.com
nainorwocodgroup.com
116 South River Road
Bedford, NH 03110

Karl Norwood
President

Scope of Service

Karl Norwood, President of NAI Norwood Group,
founded the company in 1968 with his wife, Louise.
Headquartered in Bedford, New Hampshire, the
company provides specialized brokerage and
development services throughout New Hampshire.
The firm also provides outsourcing of real estate
services to major corporations in North America.

Experience

Karl Norwood’s real estate experience is muiti-
faceted, from multi-family to office and industrial
properties. In business for over 40 years, he has
been actively involved in all forms of commercial
brokerage, negotiating on behalf of both landlords
and tenants. His relationships with international cli-
ents have led to consulting assignments and joint
ventures, The firm has developed, managed and/or
owned over $100 million dollars of residential,
commercial and industrial properties.

Professional Affiliations & Designations

Licensed broker in New Hampshire &
Massachusetts

Past President and Member of SIOR
Past President and Member of CCIM
CRE '
NHCIBOR

10
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License S(}, 006788

THIS 1§10 CBRFIFY THAT  KARL E NORWOOD
AMHMERST, NH '

s duly licenved as - 'csss.ﬁi;e_hmkw

it aecordinee with wil of the provisions of Chaptir 331-A nf“ t?u,« Nﬁw H:am;w%nw Revised Statutes
&mwmtw il arhendments theret, sl the rules snd Ihgﬁiﬁitﬁftﬁ uf This Carpmisston.

’I‘hrg Iwmm applies saly 10 the porgon or pareons ﬂamw! %wz‘ma and slmil vemain in pllect unloss sooner
mﬂﬂm& or suspended in seeordance with the law,

SIGNED, SEALED AND A ?FES;TE_EQ:_

NEW HAMPSHIRE

Y

DATE OF LICENSE: APR. 28, 20484
TO  APRHL. I8, 2013

EFFECTIVE DATE: APRIL 18, 2011

FORM NO. -
1681584

Commercial Real Estate Services, Worldwide.




License No. 055594

THIS S TOUERTIHFY THAT  THE NORWQOD GROUP INC
ILBANAL RORWOODR GROUP
BEDFORD, NH

iy duby Hoemed 18 4 real estate firm wnd the principal broker i
RARL ENORWOOD

in accordance with all of the provistons of Chapter 331-A of thy New Hampyhire Revised Stitutes
Amnotzted and amendiments thereto, and the rodes and redations of tds Commission,

This Heense applies only o the person or persons named heretn and shall remain i offect unless
sooner revoked or suspended o aceordanos with the law.

SHGNED, SEALBD AND ATTESTED:

NEW HAMPSHIRE

BY

DATE OF LICENSE JULY 26, 2010
FO SULY 26, 2012

EFFECTIVE DATE JULY 26, 2040
159324°
FORM No. @43

Commercial Real Estate Services, Worldwide.
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NAI Norwood Group is an affiliate of NAI Global, the world’s leading managed network of
independently owned commercial real estate brokerage firms. Through this network of 325 offices
in B5 countries, NAl Norwood Group is able to leverage their strong lccal experience around the
world. Whether your.commercial real estate needs require local expertise, or you need brokerage
consulting around the world, the firm is here to help. With our extensive background and strong
local contacts, we are able to assist individual corporations in negotiating leases, sales, business
brokerage, relacation, site selection and development.

Founded in 1968 by Karl Norwood, The Norwood Group became one of the largest real estate
firms in the State of New Hampshire. The campany expanded into residential land development
and home canstruction in the seventies and formed Norwood Group international, focusing on
attracting foreign investors to form joint ventures in commercial real estate, primarily in the New
England marketplace. In 2008 NA! Norwood Group opened a secaond location in Portsmouth, NH
vastly widening services into the seacoast area. NAlI Norwood Group has remained a viable
leader in the commercial real estate fieid and has continued to hone its skills in this evalving world
of sophisticated clients who demand services in dealing with the complexity of the current global
market.

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

NAI Narwood Group is actively invoived in the New Hampshire Assaciation of REALTORS and
company members have held numerous leadership positions within the organization. They are
Charter Members of NH CIBOR (Commercial Investment Division of the New Hampshire
Association of REALTORS), hold membership in CCIM (Certified Commercial Investment
Member), SIOR (Society of Industrial and Office REALTORS), NEBBA (New England Business
Brokers Association), and CRE (Counselors of Real Estate). In addition the group subscribes to

industry specific trade or-ganizations such as the ICSC (International Council of Shopping
Centers).

Since 2000, NAI Norwood Group has sald 1,500+ acres of land totaling more than $58 million. In
addition, we've assisted clients in the acquisition and disposition of 2.8+ million square feet
valued at $191 million, in addition to over 1 million square feet of self-storage space valued at
maore than $55 million.

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

we operate. This is why members of our firm routinely serve on boards and laocal civic
organizations, from Chambers to Non-profits to real estate specific boards. Having been a
trademark in the community for 40 years, the team laoks forward to an extraordinary future.

13
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e PART NIE- COMPLETION REQUIREMENTS

7.4 PROPOSAL CERTIFICATION

By submitiing a Proposal i responsts e this RFP and sigaing below, the Offeror hereby contilies ag
fodiows:

A, The Olferor has been duly suthorieed 1o submil the Proposal, tomake amd sign thix Proposal
Certification, and to enter Into any vontrmet that may Be swarded us @ reawdt. The person
signing on behalf of the Offeror below s duly awthorized o sign s Proposal Certificaton
o behalf of the Offeror and o bind the Offeror to the full and complete performance of ony
contraet that may be awarded as a resull of this REP,

B. The Offerve understands and agrees to comply with and be bound by all of the termy and
conditions of this REFP and any attachments hereto, except for any terms and conditions for
which up exception wos tiken god identified in the Proposal persuant to Section 5.3

. The Proposal shall remain effective for 180 days following the submission dendline set forth
in this REP,
. The eommission or fee structure included in e Proposal was established without coflusion

with any other veador, :

£ The Offeror’s Vendor Numboris 227784

F. Mone of the Rexl Estate Brokers or Real Estate Firms named in the Proposal sre now or have
evir boen the subject of any past or present diseiplinary proceeding before (ke Now
Hamypslise Real Estate Comamsission {or its counterpmt in any other state], except as fully
disclosed i writing and submitted herowith, wgether with descriptions of the oottomes wnd
any resulting settiements, sunctions, or pesalties,

Oifferior Name: The Norsogd Group, s
By C. Mw:) STV I e July 17, 2012
{S‘igmffme). thare)

Mame and Titde of Pegson Signing: __ Karflean. Thuraton

Oiferor Contact Person: Bathleen Thurstog
Adilrese : FLE Bu. Rivef Road, Bedford, ng QII10

Telephone Nunber: _ B03-668-7000, Hxe 210

Fax Nember

Fimait Address: kayina Inorwoodgraup . com

Commercial Real Estate Services, Worldwide.
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. STATE OF NEW HAMPSHI RE
ELECTRON]Q ALTERNATE W-0 FORM

Please use this form to provide the requested information

Business Name: The Norwood Group, Inc.
Additional or DBA Name: NAI Norwood Group
{.egal Name: The Norwood Group, Inc.

Remit Address: 118-G South River Road
Remit City: Bedford Remit State: NH  Remit Zip: 03110

Business Address: 116-G South River Road
Business City: Bedford Business State: NH  Business Zip: 03110
Phone; (803) 668-7000

Taxpayer Identiication Number: 02-0311650;
Principal Activity(s). Setvice Provider
Designation{s). Comoration

Diversity Type{s)

Under penaity of perjury, | declare fhat the information provided is true, comect & complete, to the
hest of my knowledge and belief.
Sigrature: Kathteen Thurston, BLECTRONICALLY SIGNED

Pursuant to IR3 Regulations, you must furnish your Taxpayer Identification Number (TiN) to the
State whether or not you are required to file tax returns. I this number is not provided, you may be
subject to a 28% withholding on each payment made to you. To avoid this 28% withholding & to
ensure that accurate tax information is reported 10 the IRS, A RESPONSE IS REQUIRED.

Commercial Real Estate Services, Worldwide.



al 17, 2072 o HECPE

44 Franklin Street
44 Franklin Street | Nashua, NH 03064

Listing @ Zagtn
Shatus: Active

Property Fpee  Office Fortaase
Gifies Tups Cffica Building

Rendad Rafe: $9 5O PSF tannual)
Wowdhiy fent: $4.750- 1040533
Lease Tyoes: it ]

Gunkiguos Space 8000 - 1148 3F
Totabdvedlable: 1) 188 6F

fearest BEL Marchester-Rashua
Lounty: Hillshorcugh

Property Overview

CR Rishard B3 is pleased to present 44 Franklin Strast, 3 rave downiown siand sione
office building ¥ was it as the headguarters of Bashua Carparafion in 1930 and
apidatad for Howell in 2001, The 34,000 5F Sutkiing siis within the proposed Riverfrat
Weot drvelopment projeot, whink will be 3 mired-ure neighdodood of sHies,
residential, parks,

shapping and racrealion linked togethar by 3 rver wadh slosy the Nashus Rover, Tha
uitding 5 ale located withie walking distanee of the raitline, whith haz fulure phans
for 3 commuter rathwsy sunmecling Nashus to Baston.

Hmenities include 2 2 308 5T raised Toce computer oo, sisgant offises,

updated meshaninals iira 2001} and an slevator skt in place. There is ife
potibitity to 3 mere thaes sobo the dutldiog.

The site provides approgimately 109 parking spates, and is eutily snoscaible frary Bty
S5 and Fof Tha Tl Everstt Tumpiba/Route § a5 weld 25 from Rowtes 1008 and 312 K
it Jorated just ¥ miputes fram e Nazsachusetls border 3nd 20 misubes fram the
Manchester-Brabur Region Mrpot,

For o dutaids or o sobedule 2 showing, contact Mike Tampost at
ED3.315.4348.

PROPERTY SPECIFCATIONS

* Tobaf Siree 34 000 OF

@ bayse Dpage Avaifable: 13148 5F

® J3Fee Class: B+

& Deisibie Yoy

® Taning: Gameeat industelat 155 ¢ Mived-use
greflay distact MUY

* Vear Suilk: 1530 7 updaled 1601

* Elavatues; Baing ivataling

16

Commercial RBeal Estate Services, Worldwide.



Jul 17, 512 on NECPE

40 East Pearl Street
40 £ Peart St, Nashua, NH 03060

Listing 403, 2823745

Status Active

Praperty Typee  Offica For Lense
Office Tyne: (Hiica Building
Hantal Hate: 315 PSF {Armualy
Monihly Rent:  $6,25C

isase fypes: Gross Eeasa
Contiguoss Space: 5000 5F

Tetal fuatloble: 5000 SF
Heaeest M3 Manchester-Nashua
Gty Hillsberoogh

Property Overview

CEBREMaw England iy ploased 1o ptasent the availabifity of 40 Cast Pear! Steast,
Nashua, NH, 2 10,500 SF offize buliding with e avatlability of the entiee 2nd figor of

. 5,800 SF. The space hay slevator access, fobs of natural Sght and & tuily aiv
conditioned, The building offers plenty of ansile parking 1§ 641000 spatesiand is
Hated adjacant ta tha Hashua Superior Court. This extellent togslion makes i {deat for
d varigly of professional uses, with 25y walking distance i all denttown tatail |
dining and other amsnitiss.

Hashus is consistently ranked amoeng the nation’s top cities in which to Hive, work and
raisa & fzmily. Havhua has been named Money magazine’s “Sest Place to Live in
Smerica” and 1S e only oity in the nation to sver win this awasd twics

Commercial Real Estats Services, Worldwide.
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 Jul 7, 2012 o NECPE

2 000 tu m BOO SF Class A Uﬁlce Surtes -

~ Nashua, NH
4Water Streert Nashaa NH 03060

'2’1:’.59‘34 L

frig

- Qéfm?e%?;@aw ey

|\ pifice Busiding 1
$15P5F &m&ua%}

- Commercial Real Estate Services, Worldwids:




ar’

k17, 2012 o WECPE

- AN

" 591 West Hoflis Street
591 W Hollis St, Nashua, NH 03062

8RS
Sislug hotom
Fonprrey Teoe (e For Safe
g Tope Madical, iffics Buildiag
Laip Frige: $1 483,000
fimer Prive. 350 Pur &F
Sle Yeomss (223 1 Sel]
Hparest MEA Manchester-Mashas
County: Hillstarasgh
Prapeely e Trpie. VecantDwser-llser
Farring F-p (Subuthan Rosiduacs)

Claasod Space  ClagsA
E%‘s;é;w?vsg S (REF 18000 5F

Property Qverview

Logated just Wost of Teatetf Tiempike it 3 ixNashua, This praperty has been voed a5
2 Dartmesnith Hitcheook Clnds in Nashn gatit iest year. The aipingl Malthew Thoton
bubiding.

Commercial Real Estate Services, Worldwide,
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589 West Hollis Street, Nashua, NH

589 W Hollis St, Nashua, NH 03062
B S
- Gifie For Sate _
DificaTyps,  Medical, Offics Building
Selefviw o SLBIRENOT
bmtPier T SMLMPHSF
Sale Tamsn 0 [Daghots Selfr)
Nesrest M5k . Manthoste-Masks

sy o Hillshaowgh
ity ilon B VatantOwrer-User
Toming 7 PHPask Indusiriel}
Clags of Spaoe. Class
Buitfing Sise HSF) 19,850 SF

Property Overview

JustWest of e Evesstt Turmpied (56 55 in farhus, This propesty ras boen yed v 8
S hmaiath Miack Shky f Nanbud $ol8 festyaar

Commercial Real Estate Services, Worldwide.
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’m 17,2012 an :?_;:CPI: _

Bedford Gmssmg
166 South River Road, Bedford, NH 03110

Tamparakie itk 1212044

Praperty Type: Otfice - 50LD 3/14/2011
Froparty Jublype. (ffice Building

Aethived Bate: 672511

Closing Date: 3147201

Asking Seie Prcs; 52,560,000

Final Sglefrice. $2.350.000

Eial Sata Unit Price: $78.68 Por 5F

Sam DaBEYEF
BagsanCIE: 278
Commty - - Hillsborough

amrast MTA Vanchaster-Nashua
Puibding Sre (RYF) 29887 5F

Property Overview

Beaford Drossing is o landmazk o¥ice proparly focatzd 5t the intarssctions of 3 majer
highway systems and it the heart of the medical, oice and retad commider of the
mmﬁmtﬁs This property has a bistoricaily high rafe of sccupanty and (5 a referted
testination for growing companies and professionals who want io participats in the
axtraordinaty huture of this vibraid business community.

Eéd‘!amﬁ Grossing offers the quatified invesion Of owWnerfussr an opporiunily 1o soquire
this ppprosriately pricad asset with strong appreciation potentiad.

21
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J

uf 17, 2012 o0 NECPE

-9 Executive Park Dr
9 Executive Park Dr, Merrimack, NH 03054

Comparabls € 1122280

roperty Trpe Qifice~ SUE 12/29/2010

Proparty Sublypes  Office Buidlding
Srchived Dage: 1273072018
Clasiy Dote 29D
Asking Sade Price $2.385.000
Final Sale Price; $1,460.000
Fireat Sale Hedt Price §51.21 Per 57

Sira 27338 5F

Dayps on SIE: 553 .
Dounty ‘Hillsborough
Noasast MSA Wanchestar-Nashun
Bunlling Biew (RSF). 27338 5F

Yeear Buith: 1982

Parking Ratio. 347

Prﬁ.pertﬁ Overview

27,338 51, 2 story prafassional offioe builgiag an 152 acres, il with NMA leases.
Lzass mpriationsiencwals are staggered, Buuding 1 handican accessibie. Mintmgl
THMMGA Ara within hulding o maintain, Financial information avaiabis upen
eecition of nun-distivsure agreement. Ample on-site parking. Shong leasing histey.

Commercial Real Estate Servicaes, Worldwide,
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ful 17, 2012 on NECPE

19 Chestnut Street, Nashua, NH 03060

Comparabla il 1081638 _
Progery Teme: Dffice — 0D B/9/2010
Property Subitype: Institutional, Mived Lise
Aeriived Date YL072010

Litaing Bate: 0

Ashing Sate Price: $1.400.000

Final Sale Price: $1221,086

Final Sale Uit Prive. . 34555 Per §F

Sire: - 24 L40SF

Dhags on CIE; o

County - o Hillsborough

Nearest MSA: Wanchester-Rachua

Building Size [REFL 24540 §F
Qross Building i%ma: {GHEAS 24 640 8F

Property Overview
Progerty is %ecazs{&.'n'@omiowea Rashue — diractly across foan the District Court,
Propoarty is m:}p;&d.b«; 2 stale ageiny that will bevacating prioe 1o June 2010

Commercial Real Estate Services, Worldwide.

19 Chestnut Street, Nashua
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-l 17, 2012 o0 NECPE

" 920 Candia Road
920 Candia Road, Manchester, NH 03109

Comparable © 1238690 &

Praperty Tyoa (ffice — S0LD 5/13/2011
Propery Subtype: Research & Dovelagsnent
Archivied Date: 137201

Closing Date. 5122611

Asking Sale Price: $1.300.004

Finad Sals Price $1.600,080

Finsl Sale Unit Price. . SBB.3Y Par &F

Shree 24 500 5F

Days on (IE: 1232

Sty Hiflsborough-
Hearest WS4 Manchester-Nashua

fuidding Size RSFY 500 SF
Grony Budding Ama (G883 25500 SF

Yerur Sl 1987
Fathivg Hatin 3.50
Property Overview

320 Cantin Road |5 located on the sast side of Manchester, ong hail mie east ot Bt &

off interstate 83, which is the Candia Road e, Candia Road is 3 highty Iravelsd rosd L4 ;

and has & mix of industiisl, contmencial and residential uses. The buiiding is a twe

slory, fully sprinkiered, masomy and stoed, FlawRAD buiiding constroctsd in 1587, The @@g‘

busding is heated by mol-top, gas fed HVAD nits. 15 100% sir-conditivaey, Fleclrie
service 15 1200 amp, 3-phase, 208-velt power, with several sub paneis thimughout the
biding on Doth levels. The building i3 aiso serviced with a hydrauii Hraight elevatty
with 3 4000 pound capacily.

Commercial Real Estate Services, Worldwide.
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| N}_ew Hampshire Council on

Resources and Development

'NH Office of Energy and Planning
"107 Pleasant Street, Johnson Hall
. Congcord, NH 03301
- Phone: 603-271-2155
Fax: 603-271-2615

TDD Access: Relay NH
1-800.735-2904

MEMORANDUM

TO: Linda M. Hodgdon, Commissioner
Department of Administrative Services

FROM: Susan Slack, Assistant Planner
Office of Energy and Planning

DATE: January 9, 2012

SUBJECT: Surplus Land Review, Nashua, SLR 11-011

Effective January 5, 2012, the Conncil on Resources and Development (CORD) took action on
the following issue brought by the Department of Administrative Services:

Request to sell the property located at 25 Warren Street in Nashua, including a
19,000 sqnare foot two-story court building with an additional finished level below
grade and land totaling 1.1 acres.

CORD members voted to RECOMMEND APPROVAL of SLR 11-008 as submitted, subject to
adverse comments being received during the remainder of the comment period ending January 6,
2012. As of today, no adverse comments had been received.

cc: Jared Nylund, Department of Administrative Services
Joanne O. Morin, Director, Office of Energy and Planning
Representative John Graham, Chair, Long Range Capital Planning and Utilization
Committee

MEMBER AGENCIES: Office of Energy and Planning » Resources and Economic Development « Environmeantat Services
Agriculture, Markets, and Food « Fish and Game » Safsety » Education » Health and Human Services » Transportation
Culturat Resources » Administrative Services » New Hampshire Housing Finance Authority



13-022

STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION -

FROM: Charles R. Schmidt, PE DATE: April 25, 2013

Administrator
@{//I ' AT: Dept of Transportation
Bureau of Right-of-Way
SUBJECT:  Sale of State Owned Land in Madbury |
"RSA 4:35-C
TO: Representative David Campbe% {, Chairman

Long Range Capital Planning and Utilization Committee

REQUESTED ACTION

The Depariment of Transportation, pursuant to RSA 4:39-c, requests authorization to
enter into a llstmg agreement for a term of one{1) year with Parade Propertles with tha real
estate commission of 8% for the sale of a 0.34 +/- acre parce! of State owned land located on the
the southerly side of NH Route 155, in the Town of Madbury for $60,000.00, assess an
Administrative Fee of $1,100.00, and allow negotiations within the Comm:ttee s current palicy
guldeimes subject to the conditions as specified in this request.

EXPLANATION

The Department of Transportation wishes to sell this parcel located on the southerly side
of NH Route 155 and the northerly side of Kelley Road (Old Pudding Hili Road) in the Town of
Madbury.

This parcel, consisting of approximately 0.34 of an acre, was acquirgd in 2001 and is the
remnant of a complete acquisition for a parcel acquired in connaction with the construction of
Route 155 and the realignment of the bridge over the Boston and Maine Railroad.

This Bureau proposes that the access for this parcel would be from the Kelley Road, a
Town road oniy, with no access to NH Route 155.

_ The sale of this parcel has been reviewed by the Department and it has been determined
that this parcel is surplus to our operational needs and interest for the purpose of disposal.

In accordance with Tra 1000, “Process for Marketing and Sale of State Owned Property
Utilizing Real Estate Professionals,” and Tra 1003.03 (Selection Procass), all pre-qualified Reaitors
in Region 4 {Rockingham and Strafford Counties) were sent a request to submit a market analysis
for the subject property at a set real estate commission of 6%. Based on this request, the
Department received response from four (4) firms. Data from each market analysis is listed below as
follows:

thlong range\201 3imadbury 042513.doc



Parade Properties $38,000.00

45 North Road to
Deerfield, NH 03037 $40,000.00
Locke Assaciates, Inc. ~~ ©  $35,000.00
175 Barnstead Road, Suite 2 to
Pitisfield, NH 03263 $40,000.00
Better Homes and Gardens Real $88,108.00
Estate / The Masiello Group to

90 North Main Street $93,558.00
Rochester, NH 03867 T e
Keller Williams Coastal Realty =~ $95 000.00
501 islington Street, Suite 2 | Tto
Portsmouth, NH 03801 ' $118,000.00
State Appraisal . . $60,000.00

In accordance with Tra 1003 03 the Pre quahﬂcahon Commlttee rewewed the above.
information ‘and felt that a value of sixty thousand ($60,000.00) dollars was ah appropriate value
for this property and seiected Parade Propert|es to market the property for the Department '

As part of the I|st|ng agreement W|th the selected realtor at wm be specmed that the o
Department will be required to offer the property to the following entities as part of the rezl estate
sale process:

1. NH Housing Finance Authority
2. Town of Madbury

lt will also be specnfaed in. the hstlng agreemeht that the selected real estate f|rm will not
collect a commission for sales to any of the above-listed entities, or any State agency that may
express interest in the property.

In addition, the Department will assess an additional Administrative Fée of $1,100.00 to the
purchase price, .

‘Autharization is requested from.the Committee to enter into a fisting agreement with
Parade Properties for the sale of a 0.34 +/- acre parcel in Madbury at a value of sixty thousand
{$60,000.00) doliars for a term of one (1) year, with a real estate commission of 6% as described
above, allowing negotiating within the Committee’s current palicy guidelines, and if a willing buyer
is found to sell this parce! as stated above, subject to Gavernor and Executive Council approval

CRS/PJIM/dd
Attachments

t:dong ranges201 3wmadbury 042513.doc
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Web Version Town of Madbury, New Hampshire

The official map set is available Tax Parce] Map 9
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Summary Appraisal Report
Of a Surplus 0.34 Acre Residential Site

Located at:
2 Pudding Hill Road, Madbury, NH (3823
Formerly: Madbury STP-BRF-X-3025, 12922, Parcel 5

Property Owner:
State Of New Hampshire

Effective Date as of;
October 25, 2012

Prepared for:

Mr. Phillip J. Miles
Chief Property Manager
Bureau of Right-of-Way

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

D 12-17

Madbury Surplus Property



Leiter of Transmittal
December 31, 2012

Mr. Phillip J. Miles

Chief Property Manager ‘

NH Department of Transportation, Bureau of Right-of-Way
7 Hazen Drive, PO Box 483

Concord, New Hampshire 03302-0483

Re:  Real Estate Appraisal of former Madbury STP-BRF-X-3025, 12922, Parcel 5
Owned by: State of New Hampshire ‘ A
Located at: 2 Pudding Hill Road, Madbury, NH 03823

Dear Mr. Miles,

1 have prepared this summary appraisal report per the request for a Surplus Property Value
Estimate for the sale of state owned property. The site consists of (.34 acres of vacant land, a
property acquired in 2001 in connection with the construction of Route 155 and the realignment of
the bridge over the Boston and Maine Railroad as shown on NHDOT plan Madbury STP-BRF-X-
3025, 12922, Parcel 5 in Madbury, NH 03823, The subject was improved, the improvements were
demolished leaving the snbject a non-conforming, buildable lot of record with access from Kelley
Road, formerly at the corner of Pudding Hill Road (relocated) and NH Ronte 155 (a.k.a. Knox Marsh
Rd).

It is my nnderstanding that this report will be used, by the State of New Hampshire
Department of Transportation (NHDOT), as the basis to negotiate a potential sale of state owned
surplus property. ‘

1 have inspecied the property. Information was gathered on the neighborhood and district area
in the market area. This information has been confirmed and included in the analysis and considered
for the sales comparison, income and cost approach. The report is governed by the assnmptions and
limiting conditions of this project that are summarized in a later section. A Madbury official stated
that the subject is a non-conforming parcel since the road construction project and that per the zoning
ordinances the site could be buildable with single-family residential use with private water and septic
systems. Ihave taken into consideration all factors that are pertinent to the value estimate developed
and T 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 wonld 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 valnation.

Based on my research and analysis, it is my opinjcn that the Market Value of the Subject
Site is $60,600.00, as of October 25, 2012.

Respectfully submitted,

Q&P@J@
Pollyann D. Printy
Right-of-Way Appraiser
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Appraisal Certification
I certify that, to the best of my knowledge and belief:

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

+ The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions, and are ° My personal, unbiased professmnai analyses, opinions, and
conelusions;

+ Thave no present or prospective interest in the property that is the subject of this report, and 1
have no personal interest or bias with respect to the parties involved;

+ Ihave no bias with respect to the property that is the subject of this report;

+ 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 (USPAPY;

+ Thave made a personal inspection of the property that is the snbject of this report, and that the
property owner, or his/her designated representative, was given the opportunity to accompany the
appraiser on the property inspection;

+ No one provided significant professional assistance to me in the preparation of this report.

+ 1have made a personal field inspection of the comparable sales relied upon in this appraisal, and
that the sales were as represented in the photographs;

+ This appraisal is to be used in connection with or providing an opinion of value of surplus
property owned by the State of New Hampshire;

+ This appraisal has been made in conformity with the appropriate State laws, regalations and
policies and procedures; :

+ Ihave not revealed the findings and results of the appraisal to anyone other than the proper
officials and agents af the State of New Hampshire Department of Transportation and I will not
do so until so authorized by State officials, or until I am required to do so by due process of law,
or until I am released by this obligation by having publicly testified as to such findings.

+ Thave not appraised the subject property in the past three years.

December 31, 2012 Cgu* "@%

Date Signature




Assumptions And Limiting Conditions

Assumptions

+

+

+

+

+

.

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

The Parcel area given to me has been properly calcnlated;

Broker and assessor information is reliable and correct;

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

All personal property and non-compensable items are excinded.

Limiting Conditions

+

T have relied upon the legal interpretations of others and have assumed their decisions are
correct and valid. I have also relied upon the abstracts of title and other legal information
available bnt no responsibility for its accuracy is assumed.

Sketches, plans and photographs in this report are included to assist the reader in
visnalizing the property. Thave not performed a survey of the property or any of the sales,
and do not assume responsibility in these matters.

I did not observe the existence of hazardons material, which may or may not be present on
the property. Ihave no knowledge of the existence of such material(s) on or in the
property. We, however, are not qualified to detect such substances. The presence of
snbstances sich as asbestos, nrea-formaldehyde foam insulation, or other potentially
hazardons 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
wonld cause a loss in value. No responsibility is assumed for any such conditions or for
expertise or engineering knowledge reguired to discover them.

1 assume that there are no hidden or nnapparent conditions of the property or subsail,
which wonld render them more or less valuable. 1 assume no responsibility for such
cenditions 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 the intended use stated in this report by the intended
nser to whom it is addressed without the written consent of the State of New Hampshire
Department of Transportation, and in any event, only with the proper written qualification

" and only in its enfirety.

'+ Acceptance and/or use of this report constitntes acceptance of the foregoing nnderlying

limiting conditions and underlying assumptions.

Extraordinary Assumptions

*

The subject is a grandfathered non-conforming lot as a result of the road construction
project. The town will permit single-family residential use with private water and septic
systems, which if fonnd to be false could alter my opinion or conclusions.



Summary of Salient Facts and Conclusions

Location of Property:

Purpose of Appraisal/Property Rights Apprairsed:

Intended User:;

Intended Use:

Owner:

Type of Present Title:
Zoning:

Tax Map/Lot:

Assessment - Vacant Land:
Taxes (2012)

Land Area: \
Improvements:

Highest and Best Use:

Cost Approach:

Income Approach:

Sales Comparison:

Date of Owner Contact:
Date of Inspection:
Effective Date of Appraisal:
Date of Report:

Extraordinary Assumptions:

Appraiser:

2 Pudding Hill Road
Madbury, New Hampshire 03823

Estimate the market value of the fee simple
interest of the subject property.
Agents and officials of the New Hampshire
Department of Transportation.

It is my understanding that the client will use this
report as a basis to negotiate a potential sale of
state owned surplus property.

State of New Hampshire

Phillip Miles — Chief, Property Manager
7 Hazen Drive

Concord, New Hampshire 03302

Phone: (603) 271-3222

Warranty Deed, Strafford Co. 2432 7 (750
Residential Agri (RA) District

Map 8, Lot 10

$7,400; State Exempt

$24.52 per 1,000; Equalization Rate 106.6%
(.34 acre

Vacant Land

Single Family Residential

Not Applicable

Not Applicable

$60,000

Not Applicable

February 8, 2012, October 25, 2012
October 25, 2012

December 31, 2012

The subject is a grandfathered non-conforming
fot as a result of the road construction project.
The town will permit a single-family residential
use with private water and septic systems; which, .
if found to be false, could alter my opinions or
conclusions.

Pollyann D. Printy, ROW Staff Appraiser



" Scope _of Work

The scope of work is the process of collecting, verifying, and reporting data. My investigations and
research included an on-site inspection and photographing of the subject property on February 8,
2012 and October 25, 2012. T examined city and county property records including assessment data
and taxes, zoning regulations, and reviewed available ROW plans. I formed an opinion 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 site, and
prepared this summary appraisal report to summarize and convey my findings, the market data, and
the analyses used. I have analyzed the subject to estimate the market value of the subject property. 1
prepared this Summary Report in compliance with USPAP #2-2(b) governing summary reports.

Property data was collected and compiled from several sources, including the town of Madbury,
Strafford County Registry of Deeds, Northern New England Real Estate Network site (MLS), Real
Data, and local real estate professionals.

Assignment
Client: The New Hampshire Department of Transportation (NHDOT)

Purpose of Appraisal: Estimate the market value of the fee simple interest of the subject surplus
' property in Madbury, NH, ‘

Intended User: Agents and officials of the New Hampshire Department of Transportation.

Intended Use: It is my understanding that the client will use this report as a basis to negotiate a
potential sale of state owned surplus property.

Rights Appraised: The fee simple interest of the subject surplus property has been appraised.

: " The Dictionary of Real Estate Appraisal, 3rd Edition on page 140, defines “Fee
Simple” as “Absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat”.

Effective Date of Value: October 25, 2012
Date of this Report: December 31, 2012

Value Sought: Market Value. The Uniform Appraisal Standards for Federal Land Acquisitions,
: Section A-9, page 13, defines Market Value as:. The Uniform Appraisal

Standards for Federal Land Acquisitions, A, A-2, page 13, defines “Market
Value” as “Market value is the amount in cash, or on terms reasonably
equivalent to cash, for which in all probability the property would have sold on
the effective date of the appraisal, after a reasonable exposure time on the open
competitive market, from a willing and reasonably knowledgeable seller to a
willing and reasonably knowledgeable buver, with neither acting under any
compulsion to buy or sell, giving due consideration to all available economic
uses of the property at the time of the appraisal.”

Inspectiou: I have made a personal inspection of the property that is the subject of this report
on February 8, 2012 and again on October 25, 2012. The property owner, or
his/her designated representative, was given the opportunity to accompany the
appraiser on the property inspection.

Identification of the Property: The subject is addressed as 2 Pudding Hill Road, Madbury, NH. The
subject consists of 0.34 acres of vacant, residential use land identified on Tax
Map 9, Lot 10 in Madbury, NH, 03823,

7



History of the Property: The subject is a remnant of a property acquired in 2001 in connection with
the construction of Route 155 and the realignment of the bridge over the Boston
and Maiue Railroad as shown on NHDOT plan Madbury STP-BRE-X-3025,
12922, Parcel 5 in Madbury, NH 03823. Prior to the state project, the subject
was improved with single-family residential use. The subject is currently a non-
conforming 0.34-acre vacant lot, with frontage on Route 155 (Knox Marsh
Road) and Kelley Road (relocated portion of Pudding Hill Road). Access to the
subject would be from Kelley Road. The subject property has not been listed for
sale or lease for the past 12 months.

Book/Page Grantor Grantee Date Notes
24327750 Schlessinger, Thomas | State of New Hampshire | 12/27/01 | Warranty Deed
J. and Kim L. :
Location Map
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Strafford County

Area and Neighborhood Data

Madbury is located in Strafford County auvd part of the Rochester-Dover NH Metro-NECT A
NH Portiou Labor Market Area. The Town of Madbury was originally part of Dover and Durham
and was incorporated as a town in 1755.

Madbury is primarily a rural residential community. Much of Madbury’s land remains
- undeveloped, with some of it in Current Use. Residents support the preservation of Madbury’s rural
character and open space. - Madbury is i close proximity to the City of Dover, UNH in Durham, and
Ronte 125 that runs through Lee. The town of Madbury with its rural residential agricultural
character makes Madbury a nice place to live.

A Board of Selectmen governs Madbury with a part time police deparimeut; and part time and
volunteer fire department. Nearly 89.6% of the town’s total assessed valuation is generated from
residential properties with 4.9% from commercial land and building and 5.4% from public utilities,
current use and other