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June 7, 2016

To Members of the Long Range Capital
Planning and Utilization Committee

The Long Range Capital Planning and Utilization Committee, as established by RSA 17-
M, of which you are a member; will hold a regular business meeting on Tuesday, June 14, 2016,
at 10:00 a.m. in Room 201 of the Legislative Office Building.

Please find attached information to be discussed at this meeting

Sincerely,

Michael W. Kane
Legislative Budget Assistant
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LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
AGENDA

Tuesday, June 14, 2016 at 10:00 a.m. in Room 201 of the Legislative Office Building

()

(2)

©)

Acceptance of Minutes of the May 10, 2016 meeting

Old Business:

New Business:

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

LRCP 16-017 Department of Transportation — request authorization to sell a 0.32 +/- acre parcel
of State owned land located on the northwesterly corner of the Spaulding Turnpike and Silver
Street in the Town of Milton to Glenn Hyslop, the abutter, for $3,000, which includes a $1,100
Administrative Fee, subject to the conditions as specified in the request dated May 9, 2016

LRCP 16-018 Department of Transportation — request authorization to lease a 1.33 +/- acre
parcel of State owned land located on the northerly side of NH Route 175 A in Holderness to
Plymouth State University for a term of five (5) years at $500 per year, plus a one-time
Administrative Fee of $1,100, with an option for an additional five (5) years at a renegotiated
value, subject to the conditions as specified in the request dated May 17, 2016

LRCP 16-019 Department of Transportation — request authorization to amend the listing price
from $35,000 to $30,000 (LRCP 14-038, approved November 18, 2014), allowing negotiations
within the Committee’s current policy guidelines, assess an Administrative Fee of $1,100, and
further extend the listing agreement with H.G. Johnson Real Estate for a term of six (6) months,
to sell a 4.3 +/- acre parcel located on the southeast corner of NH Route 123 and Cobb Hill Road
in the Town of Alstead, subject to the conditions as specified in the request dated May 24, 2016
(Original approval as amended (LRCP 09-032) granted June 23, 2009, with subsequent approved
action on; (LRCP 10-053) September 22, 2010, (LRCP 11-022) May 10, 2011, and (LRCP 14-
038) November 18, 2014)

LRCP 16-020 Department of Transportation — request authorization to amend the real estate
commission from 5% to a sliding fee commission based on the approved sales price of $725,000
(LRCP 16-012, approved May 10, 2016), allowing negotiations within the Committee’s current
policy guidelines, and assess an Administrative Fee of $1,100, for a previously approved listing
agreement for a term of one (1) year with NAI Norwood Group for the sale of a 3.6 +/- acre
parcel of State owned land improved with a single family residence located at 72 Range Road in
the Town of Windham, subject to the conditions as specified in the request dated May 26, 2016

RSA 4:40 Disposal of Real Estate:

LRCP 16-021 Department of Administrative Services — on behalf of the New Hampshire Liquor
Commission, request authorization to enter into a listing agreement with The Norwood Group,
Inc. (DBA “NAI Norwood Group”), allowing negotiations within the Committee’s current policy
guidelines, for a term of up to one (1) year to sell approximately 0.41 acres of land, including a
single-story concrete block commercial retail building with approximately 3,600 square feet of
space, located at 13 West Street in the Town of Ashland for $1,100,000, plus an Administrative
Fee of $1,100, subject to the conditions as specified in the request dated June 1, 2016
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LCRP 16-022 New Hampshire Employment Security — request authorization to amend the listing
price from $1,520,000 to $1,250,000, and further amend the Administrative Fee of $1,100, to be
assessed only once and not for each property as previously approved (LRCP 16-005, approved
February 16, 2016), for the sale of NHES-owned properties located at 300 Hanover Street and
436 Maple Street in Manchester, N.H., and to sell the properties to George R. Attar, subject to
the conditions as specified in the request dated June 3, 2016 (Originally approved (LRCP 12-
042) September 18, 2012, and subsequently amended on (LRCP 12-059) November 14, 2012 and
(LRCP 16-005) February 16, 2016)

Miscellaneous:

Informational:

LRCP 16-016 New Hampshire Council on Resources and Development — One (1) Memorandum
regarding Surplus Land Review for; Ashland SLR 16-002

Date of Next Meeting and Adjournment




LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES
May 10, 2016

The Long Range Capital Planning and Utilization Committee met on Tuesday, May 10,
2016 at 10:00 a.m. in Room 201 of the Legislative Office Building.

Members in attendance were as follows:
Representative Gene Chandler, Chairman
Representative John Cloutier, Clerk
Representative David Danielson
Representative Edmond Gionet, Alternate
Representative Katherine Rogers, Alternate
Senator David Boutin, Vice Chairman
Senator Nancy Stiles
Meredith Telus, Governor’s Office

Representative Chandler called the meeting to order at 10:05 a.m.

ACCEPTANCE OF MINUTES:

On a motion by Senator Boutin, seconded by Representative Danielson, that the minutes
of the March 30, 2016 meeting be accepted as written. MOTION ADOPTED.

OLD BUSINESS:

LRCP 16-009 Additional Information — dated April 8, 2016 in response to Committee
request for an appraisal to purchase the property pertaining to item; LRCP 16-009 Department of
Administrative Services — informational item, dated March 16, 2016, of intent to enter into a
Memorandum of Agreement with the Department of Safety for a term of ninety-nine (99) years
for the use and occupation by the Department of Administrative Services of approximately 2.051
acres of land and the buildings and other improvements situated thereon owned by the State at 4
Meadowbrook Drive in Milford, NH, located at the intersection of the NH Route 101 Bypass and
Phelan Road. Held over from the March 30, 2016 meeting.

On a motion by Senator Boutin, seconded by Representative Danielson, that the
Committee deny the action as outlined by the Department of Administrative Services, and
requested they not enter into a Memorandum of Agreement with the Department of Safety for a
term of ninety-nine (99) years for the use and occupation by the Department of Administrative
Services of approximately 2.051 acres of land and the buildings and other improvements situated
thereon owned by the State at 4 Meadowbrook Drive in Milford, NH, located at the intersection
of the NH Route 101 Bypass and Phelan Road, as specified in the informational item dated
March 16, 2016. MOTION ADOPTED.

The Committee requested that the Department go through the upcoming Capital Budget
process to purchase the 2.051 acres of land and buildings and other improvements owned by the
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State located at 4 Meadowbrook Drive in Milford to be utilized to construct a new Milford
Circuit Court and a Division of Motor Vehicles substation.

Steve Lorentzen, Division of Plant and Property, Department of Administrative Services,
was present to speak on behalf of the Department.

NEW BUSINESS:

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

LRCP 16-013 Department of Corrections — On a motion by Senator Boutin, seconded by
Representative Cloutier, that the Committee approve the request of the Department of
Corrections of a ten-year renewal lease agreement with Robat Holdings, LLC, P.O. Box 397,
Manchester, NH 03305 for approximately 5,500 square feet of space located at 60 Rogers Street
(2" floor suite), Manchester, NH 03103 for the period of June 1, 2016 to May 31, 2026, for an
amount not to exceed $857,796, subject to the schedule of annual rent and certain limited
improvements, as specified in the request dated April 28, 2016. MOTION ADOPTED.

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

On a motion by Senator Boutin, seconded by Senator Stiles, that the Committee approve
as a block the three (3) requests under this section as submitted. MOTION ADOPTED. [LRCP
16-012 Department of Transportation — authorization to enter into a listing agreement for a term of one
(1) year with NAI Norwood Group for the sale of a 3.6 +/- acre parcel of State owned land improved with
a single family residence located at 72 Range Road in the Town of Windham for $725,000, assess an
Administrative Fee of $1,100, and allow negotiations within the Committee’s current policy guidelines,
subject to the conditions as specified in the request dated April 18, 2016, LRCP 16-014 Department of
Transportation — authorization to sell a 1,813 +/- square foot parcel of State owned land located on the
easterly side of Frank Bean Road in the Town of Laconia directly to the City of Laconia for $1,500,
which includes a $1,100 Administrative Fee, subject to the conditions as specified in the request dated
May 2, 2016, and LRCP 16-015 Department of Transportation — authorization to sell a 0.2 +/- of an acre
parcel of State owned land located on the westerly side of NH Route 12A in the Town of Surry to Nancy
Balla, the abutter, for $2,400, which includes a $1,100 Administrative Fee, subject to the conditions as
specified in the request dated May 2, 2016]

RSA 4:40 DISPOSAL OF REAL ESTATE:

LRCP 16-011 Department of Resources and Economic Development — William
Carpenter, Administrator, Division of Forests and Lands, Department of Resources and
Economic Development, presented the request and responded to questions of the Committee.

On a motion by Senator Stiles, seconded by Senator Boutin, that the Committee approve
the request of the Department of Resources and Economic Development, Division of Forests and
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Lands, to; 1) sell a 20 foot wide utility easement over Davisville State Forest in Warner, N.H. for
the appraised value of $35,000 to Eversource Energy, and assess an Administrative Fee of
$1,100, and further authorization to 2) sell a three-acre (3) portion of Davisville State Forest in
Warner, N.H. to Richard George for $57,100, and assess an Administrative Fee of $1,100,
subject to the conditions as specified in the requested dated March 28, 2016. MOTION
ADOPTED.

DATE OF NEXT MEETING AND ADJOURNMENT:

The next regular meeting of the Long Range Capital Planning and Utilization Committee
was set for Tuesday, June 14, 2016 at 10:00 a.m. (Whereupon the meeting adjourned at 10:11
a.m.)

Representative John R. Cloutier, Clerk
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STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

/
FROM: Charles R. Schmidt, PE ﬁi(j DATE: May 8, 2016
Administrator
AT: Dept of Transportation
Bureau of Right-of-Way
SUBJECT: Sale of State Owned Land in Milton o
RSA 4:39-¢ :

TO: Representative Gene Chandler, Chairman
L.oeng Range Capital Planning and Utitization Committee

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:39-¢, requests authorization to sell
- a parcel of State owned land consisting of 0.32 +/- of an acre parcel located on the northwesterly
corner of the Spaulding Turnpike and Silver Street in the Town of Milton to Glenn Hyslop for
$3,000.00, which includes a $1,100.00 Administrative Fee, subject to the conditions as specified
in this request.

EXPLANATION

The Department has received a request from the abutter; Glenn Hyslop concerning the
opportunity to purchase a parcel of State owned vacant land focated on the northwesterly corner
of Spaulding Turnpike and Siver Street in the Town of Milton.

The parcel, consisting of approximately 0.32 +/- of an acre is the remainder of a larger
parcel acquired by the Department in 1977 in conjunction with the construction of the Spaulding
Turnpike through the area.

Conditions of this sale would inciude:
+» No access to the Spauiding Turnpike from this parcel.

» The State will reserve a 6,600 square foot access easement over a portion of this
parcel to allow access {o the Spaulding Turnpike.

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

An appraiser from the Department completed an opinion of value for the subject property
to determine its contributory value to an abutting property owner. The appraiser used three sales
in the surrounding area as comparables, Based upon the analysis and adjustments of those
sales, it was felt that a reasonable contributory value for the subject as of November 18, 2015 is
$1,800.00.

The highest and best use of the subject is to the abutter. The Department proposes to
offer the sale of this parcel to Glenn Hyslop for $3,000.00, which includes an Administrative Fee
of $1,100.00.

Authorization is requested to seil the subject parcel as outiined above.

CRS/PJM/]I
Attachments

TAPROPMNGT\2016\Long Range\MiltonHyslop0304.doc
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-Appraisal Report-
of
Surplus .32+/- Acre Vacant Parcel of Land

Located on:
Tax Map 37 Lot 5

Westerly sideline of the Spauldi

epu. ¥
Carol Pittman, Staff Appraiser
Department of Transportation
7 Hazen Drive, Concord, NH 03302-0483




From: Carol A. Pittman April 8, 2016

ROW Appraiser 11

TO: Phillip J. Miles, Chief of Property Management

THROUGH: Stephen Bernard, Chief Appraiser

THROUGH: Charles R. Schmidt, Bureau Administrator

SUBIJECT: Surplus Property Value Estimate of a .32 -+/- acre parcel located on Tax Map 37
Lot 005, Silver Street, Westerly of and abutting the Spaulding Turnpike (NH Route 16)
Milton, NH

OWNER: State of New Hampshire

Appraisal Problem: This memo constitutes an appraisal report on the above referenced subject property. The
intended recipients and those requesting this report are officials, employees and agents of the Department of
Transportation, Bureau of Right of Way.

The purpose of this appraisal is to estimate the market value of the fee simple interest in the surplus property
owned by the State of New Hampshire, located between the Northeasterly sideline of Silver Sireet and the
Westerly sideline of the Spaulding Turnpike, subject to a proposed permanent access easement.

The appraised property consists of a triangular shaped .32-/- acre parcel. The subject land area is at grade with
Silver Street and is approximately 15+/- feet below grade of the Spaulding Turnpike. The subject parcel was
created as a result of the Rochester-Milton project P-2282 (1978), phase 7 construction of the Spaulding
Turnpike. The subject is valued based on its stand-alone value as a low utility parcel. The subject will be
encumbered by a 6,600-+/- square foot permanent access easement benefitting the State of NH Department of
Transportation. The parcel is being valued for a potential sale to the abutter.

The effective date of value is November 18, 2015, the date of my on-site inspection.

The attached report summarizes the basis of the value conclusions and provides definitions to specific terms. It
also defines the Limiting Conditions and Extraordinary Assumptions on which this valuation is based. Based on
the data collected and analyzed, in my opinion the market value of the fee simple interest of the property as of
November 18, 2015 is:

Market Value of Surplus Parcel: $1,960

15-91 Miiton Surplus Property Report 20f 36
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Aerial Photo of Subject Property
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The subject parcel (cross hatched in green) as shown in the construction project plans for the
Spaulding Turnpike Extension-Stage Construction ES-1828(7).

The Spaulding Turnpike Limited Access Right of Way is highlighted in yellow.
The red triangle reflects the approximate location of the reserved easement area.
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Photographs of the Subiect Property

Taken November 18, 2015 by Carol Pittman
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Photo of subject property facing southeasterly along Silver Street

Photo of subject property facig northwesterly along Silver Street

15-91 Milton Surplas Property Report Sof36
Approved LVA ~04/08/2016 Owned by the State of NH



15-91 Milton Surplus Property Report . 6 of 36
Approved LVA -04/08/2016 Owned by the State of NH



General Assumptions:

Yor this report I have also assumed that:

Agi maps, plans, and photographs 1 used are reliable and correct;

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

The parcel area given to me has been properly calculated;

Broker and assessor information is reliable and correct;

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

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

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

All personal property is excluded; and
All non-compensable items are excluded.

Extraordinary Assumptions:

This analysis is based on the assumption that the following restriction applies to the subject parcel: The parcel
will be encumbered by a 6,600+/- square foot Permanent Access easement, triangular in shape, benefitting the
State of NH.

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

Limiting Conditions :

This report is bound by the following limiting conditions:

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

I assume no responsibility for any hidden or unapparent conditions on the property, in the subsoil (including
hazardous waste or ground water contamination), or within any of the structures, or the engineering that may be
required to discover or correct them;

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

relations, news, sales, or any other media without written consent and approval of the State of New Hampshire.

15-91 Milton Surplus Property Report 7 0f 36
Approved LVA ~04/08/2016 Owned by the State of NH



Acceptance and / or use of this report constitutes acceptance of the foregoing underlying limiting conditions and
underlying assumptions,

Purpose of Appraisal:;

The purpose of the appraisal is to estimate the market value of a state owned parcel of surplus land “as is”, as of
November 18, 2015, the date of my on-site inspection.

Market Value:

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

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

Property Rights Appraised:
The unencumbered fee simple interest in the property subject only to the proposed permanent access easement,

has been appraised. Fee Simple is defined in the Dictionary of Real Estate Appraisal, 5% edition, (The Appraisal
Institute, 20109, as:

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

Date of Inspection: November 18, 2015

Effective Date of Value: November 18, 2015

Date of Report: April 8, 2016

Property Identification:

The surplus property is identified as a .32+/- acre parcel of land located on the westerly sideline of the Spaulding
Turnpike (NH Route 16), a Limited Access Highway, and the Northeasterly sideline of Silver Street. The
subject is further identified by the Milton Tax Assessor as Tax Map 37, lot 5. It is owned by the State of New
Hampshire. It will be encumbered by a 6,600+/- square foot triangular shaped Permanent Access Easement with
108°+/- feet of frontage along Silver Street, and 165°+/- feet along the Spaulding Turnpike, benefitting the New
Hampshire Department of Transportation.

The New Hampshire Department of Transportation (NHDOT).

Purpose:

To estimate the market valoe of a surplus parcel owned by the State of NH as of the effective date.
The effective date of vatue is the date of my on-site inspection, November 18, 2015.

15-91 Milton Surplus Property Report 8 of 36
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Intended Use and User:

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

Scope of Work:

The scope of work identifies the type and extent of research and analysis in an assignment. My investigations
and research included an on-site inspection and photographing of the subject property on November 18, 2015. 1
examined town and county property records including assessment data and files, zoning regulations, and I
reviewed the plans for the Rochester-Milton project P-2282 (1978), phase 7 construction of the Spaulding
Turnpike, on file in the records department of the NHDOT. 1 formed an opinion of the sites’ highest and best
use based on the legal factors, physical features and neighborhood land use characteristics. 1 compiled
comparable land sales data, verified and analyzed the data, estimated the vaiue of the subject site, and prepared
this Appraisal Report to convey my findings, including the market data and the analysis used. I prepared this
Appraisal Report in compliance with USPAP’s Standard Rule 2-2(a) governing Appraisal Reports.

Property data was collected and compiled from several sources, including the Town of Milton, surrounding

towns, the Strafford County Registry of Deeds, the Northern New England Real Estate Network site
(NNEREN), Real Data Corporation and the NH Department of Transportation.

Listing, Transfer, and Ownership History:

Sales / Transfer History

, . R
Book / Page Grantor Grantee Price e;)z;;c:ed Notes
George H. Smith State of New ¥
Bk 993/Page 843 Tanet S. Smith Hampshire See Below March 4, 1977 Warranty Deed

The State of New Hampshire currently owns the subject parcel. The state acquired the property for the
Spaulding Turnpike Extension — Stage Construction LS-1828(7), N.H. Project 2282-D. The property consists of
32+/- acres.

The subject property is not currently listed for sale, has not been listed for sale in the past 12 months and is not
under contract or option.

*The subject property was purchased together with 5 parcels of land and buildings. The price for
the subject was not tisted out separately.

Present Use:

The subject parcel is undeveloped. It is an uneconomic remnant created by the construction of the Spaulding
Turnpike. It is over grown with underbrush and sits approximately 15 feet below and abuts up to the Spaulding
Turnpike Southbound LAROW. Due to its undesirable physical characteristics it is carrently unutilized.

The subjects’ only abutter has interest in acquiring the property to use as an extension of their existing property,
a single-family residence.
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Real Estate Tax Data:

Property Assessment

Town Property ID

Land Building

Total

Tax Map 37, Let 5

$25,000 | $0

$25,0060

Assessed Value

Tax rate/$1,000

Real Estate Taxes

$25,000

$28.60

Exempt

Comments

The State of New Hampshire is exempt from paying property taxes.
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Tawn Description

The town of Milton is located in the northeast portion of Strafford County. According to the United States
Census Bureau, the town has a total area of 34.3 square miles, of which 33.1 square miles is land and 1.2 square
ntiles of iniand water area.

According to the United States Census Bureau, the 2013 population of Milton was 4,585, giving it a population
density of 138,7 persons per square mile of land area.

Milton is part of the Dover-Durham, NH-ME Metropolitan NECTA Labor Market Area (LMA). Rochester is
the nearest major employment area, Milton’s largest employer is Index Packaging, a private company that
manufactures foam, wood and corrugated packaging products. Index Packaging employs approximately 120
people. K is followed by Milton School District which has 77 employees,

Milton is bisected by NH Routes 16 and 125, Route 16 provides access to the Northern regions of the state
including the Lakes Region and White Mountains, and access to the Southern regions of the state including
Rochester, Portsmouth and 1-95. NH Route 125 provides access to the Western portion of the state via US
Route 4 and NH Route 101. NH Route 75 bisects Milton’s Southern region providing access between NH Route
16, Route 125 and the town of Farmington to the West. The Salmon Falls River runs along the entirety of
Milton’s easterly border.
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Town of Milton
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Neighborhood Description:

The subject neighborhood is defined as those areas within the Town of Milton located to the West of Ford Farm
Road, East of Lyman Brook Beaver Pond, north of Route 75 and South of Teneriffe Road. Growth in the subject
neighborhood is stabie with little new construction activity.

The immediate neighborhood is low density and of rural character, mainly single family residences on wooded
2+ acre lots and a small number of in-home businesses. Ranch style and Rustic, log home style designs are a
common theme throughout the area. Large tracts of land remain undeveloped.

The center of Milton is located approximately 2.75 miles to the Southeast of the subject site where Silver Street
connects to NH Route 125, Route 125 provides some retail shopping, restaurants, and accessibility to Route 16,
connecting Portsmouth and Rochester to the Lakes Region.

The subject land is located in Milton’s Low Density Residential Zone (LDRZ). The Low Density Residential
Zone comprises the largest land area in Milton, approximately 90% of the land area, and is established to
accommodate residential, agricultural, recreational and rural type iand uses in a low density environment with a
minimum lot size of two acres.

Neighborhood Area Map
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Aerial Map of Subject’s Neishborhood.
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Murket Conditions:

Milton is a primarily rural community. It is common in such communities for the overall market activity to be of
a limited volume. An analysis of sales data taken from the local multiple listing service (MLS) indicated that
over the 5 years prior to the effective date, Milton’s commercial market activity was almost non-existent, limited
to 2 sales, both occurring in 2011. The sale of a commercially zoned 11-+/- acre parcel of vacant land that listed
for $80,000 and <losed for $75,000, was on the market for 84 days. The second commercial sale in 2011 was
for a 3 story, commercial/residential zoned multi-family building with a first floor retail store front in a Historic
building, It listed for $69,900 and sold for $35,000 after being on the market for 215 days. There are 8 active
listings for commercial properties. Two of the listings are for land/buildings, and the remaining 6 listings are for
Commercial/Industrial zoned land. The first building is an established 16,000+ square foot Auto Repair business
located in a high traffic volume area on Route 125. It has been listed for 29 days. The second is a
commercial/industrial zoned, 26,499 square foot building located on a 3.18-+/- acre parcel within an
industrial/office development, The entire development is located on 53.88 acres and contains five buildings and
three vacant lots, The marketed building contains 5 units and is currently occupied with tenants at will and one
month to month tenant.

Four of the six current commercial/industrial land listings are located within the same development. They range
in value from $180,000 to $500,000, and range in size from 3.65+/- acres to 22.29+/- acres.

The residential market in Milton was more active than the commercial market and somewhat volatile over the 5
years prior to the effective date. Data indicates that annual sales of single-family residences increased almost
20% between 2011 and 2012, with a slight 7% decline between 2012 and 2013, foliowed by an almost 30%
jump between 2013-2014 time period, and another decline of almost 15% between 2014 and 20135. During the
same 5 year period, land sales in Milton were less ambitious, with an average of 4.5 sales annually.

{T1/35]3010-11) 15/3015 | Residentialiand Sales | Resdentmisales | Commerciisies |
______ s 4
E 4 =
e ~ 5 —
 msria LS Mharket Dats for Miltor, N
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The resulting analysis of the data indicates that Milton’s real estate market is almost exclusively residential, with
commercial activity being a non-factor. The trend of few annual land sales and the oversupply of available
unimproved residential land are indicators that Milton’s residential land market remains slow. 2012 to 2014 did
show an increase in land sales of almost 17% over the 2011-2012 time period; however the 2014 to 2015 land
sales dropped back in line with the land sales from 2010-2011 showing no significant change to the residential
land market over the past 5 years.

Atthough an indirect correlation can be made between the market values of residential land and low-utility
recreational land, they both have distinctly separate markets. The lack of recent market data for low-utility
recreational land in Milton prevents any type of meaningful analysis of price trends in this sub-market.

The subject parce! is non-conforming according to the Town of Milton zoning regulations. The State of NH will
be encumbering the subject parcel with a Permanent Access Easement which will further limit its use.

Time period/nunber of residential land sales  Average price per acre  Recreational land sales

2012-2013 (6) $2,755.29 )]
2013-2014 (7) $3,402.09 %)
2014-2615 (4) $1,193.65 ®
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Zoning and Other Land Use Regulations

The town of Milton is divided into four zoning districts. They include the High Density Residential Zone
(HDR), Industrial/Commercial Zone (IC), Commercial Residential Zone (CR), and Low Density Residential
Zone (LDR).

The subject property is iocated in the LDR zone.

1. Permiited Uses:

One Unit and Two Unit Residential Dwelling
Accessory Structure

Home Occupation

Open Space Development

Agribusiness

2. Special Exceptions;

Any of the following uses on a specific site may be permitted by the Board of Adjustment as a
special exception if and to the extent that the Planning Board finds such site is an appropriate
location for such use, has an adequate water supply and sewage system, and meets all applicable
Local and State requirements:

Manufactured Housing Park or Subdivision
Elementary and secondary Schools
Post-Secondary, Colleges

Child (day) care facility

Adult day care

Church

Recreational Facility

Qutdoor recreation

Campgrounds, youth camp

Bed and Breakfast

Kennel

Wireless Service Facility and Public Utilities

3. Dimensional Requirements:

2 Acre Minimum

40 Foot Front Setback

30 Foot Rear Setback

25 Foot Side Setback

35 foot Maximum Height
200 foot Minimum Frontage

4. Conclusion: The subject parcel is non-conforming due to lack of acreage and road frontage.
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Town of Milton Zoning Map

WILTON, NH - ZONING
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Site Description

The subject parcel is triangularly shaped and consists of 0.32+/- acres of unimproved land, bounded along its
entire easterly border by the Southbound barrel of the Spaulding Turnpike (NH Route 16} for a distance of
approximately 230°+/- feet, bounded along its Southwesterly border by the ROW of Silver Street for a distance
of approximately 165" feet, and is bounded along its Northwesterly border by the Southeasterly division line
between land now or formerly of the Glen G. Hyslop Revocable Trust and the subject property for a distance of
approximately 170°+/- feet. The subject property is level and at grade with Silver Street, and it sits
approximately 15’ feet below the grade of the Spaulding Turnpike. The subject is located in the Low Density
Residential District, which requires a buildable 1ot to contain a minirmum of 2.0 acres and 200° feet of road
frontage. The subject property does not meet those requirements, therefore it is considered non-conforming,.
The State of NH is encumbering the subject parcel with a Permanent Access Easement to allow for access to
maintain the slope associated with the Spaulding Turnpike.

The subject parcel is in an area which is not serviced by public water and sewer. Due to the physical constraints
of the parcel, the site cannot support the necessary 75" foot well radius for a well, making the lot unbuildable.

The subject land has one abutter located along the subject property’s Northwesterly lot line. Due to the zoning
restrictions affecting the subject parcel, the abutting property owner and the State are the only likely parties for
whom the parcel holds any value.

According to the attached FIRM (Flood Insurance Rate Map), the site is located in Flood Zones X, classified as
an “Area of Minimal Flood Hazard.”

FEMA Flood Map 33017C0120D
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Highest and Best Use

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

Legally permissible: Private restrictions, zoning, building codes, historic district controls, and environmental
regulations govern the uses to which land can be put, and those restrictions may preclude many potential land
uses. To apply the test of legal permissibility, an appraiser determines which uses are permitted by current
zoning, which use could be permitted if a zoning change were reasonably probable, and which uses are
prectuded by private restrictions on the site. Private restrictions, deed restrictions, and long-term leases are
typically registered on the titie, and those legal characteristics of the property may prohibit certain uses or
specify building setbacks, heights, and types of materials, I deed restrictions conflict with zoning laws or
building codes, the more restrictive guidelines usually prevail.

The subject is located in a district that is zoned for Low Density Residential use. The permitted uses in this zone
are primarily residential, including one family and two family buildings. Also allowed are light agricultural
uses. Any uses beyond this would require either special exception or a variance approval by the Miiton Zoning
Board of Adjustment.

The subject property has approximately 165°+/- feet of frontage along Silver Street. The subiect abuts the
southbound barrel of the Spaulding Turnpike, a Limited Access Highway, for approximately 230° feet.

Due to the subject property’s lack of required road frontage and lot size, it is non-conforming.

A large portion of the subject parcel will be encumbered by a 6,600-+/- square foot Permanent Access Easement,
giving it considerably less utility, due to the fact that any structure placed within the easement area would be
required to be removed if it impeded access for required maintenance of the existing drainage structure.

Physically possible: A parcel of vacant land (or an improved site analyzed as though vacant) is the metaphorical
blank canvas on which a real estate developer paints any number of pictures. The physical possibilities of the
vacant land are quickly constrained by factors such as: site size, shape, frontage, availability of utilities and
other support services, topography, soil composition, and other site conditions and environmental factors. Asa
simple example, an irregularly shaped parcel can cost more to develop and, after development, may have less
utility that a regularly shaped parcel of the same size.

The subject site is .32 acres in size. It is triangular in shape with approximately 165°+/- feet of frontage along
the Silver Street right-of-way, and approximately 230’ feet of frontage along the Limited Access Right of Way
of the Spaulding Turnpike. The proposed Permanent Access and Maintenance Easement will encumber
108°+/- feet of the 165°+/- of road frontage along Silver Street. The subject parcel is in an area that is not
serviced by public water and sewer. Due to the physical constraints of the parcel, the site cannot support the
necessary 757 foot radius for a well, making the lot unbuildable.

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

The subject site is located along the Spaulding Turnpike (NH Route 16), a limited access highway. The subject
is non-conforming. Tt does not meet the town’s 2 acre requirement for development and it does not meet the road
frontage requirement. It will also be encumbered by a Permanent Access Easement.

The Subject parcel has one abutter located along the subject property’s Northwesterly lot line. Due to the
zoning restrictions affecting the subject parcel, the abutting property owner and the state are the only likely
parties for whom the parcel holds any value as a low utility/recreational parcel.

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

The subject property’s financially feasible uses are limited by its location, non-conforming characteristics and
the lack of demand for recreational land.

The highest and best use of the subject site is determined to be for assemblage with its abutter for use as an
accessory parcel to their own, providing for recreational uses and/or a buffer. The ability to add abutter
improvements such as outbuildings or other site improvements is hindered by the permanent access easement
benefitting the State of NH. The market for small unbuildable parcels is quite limited, usually restricted to
abutting property owners for a variety of uses, such as additional buffer or to keep another party from acquiring
the parcel. This parcel has little utility.
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Valuation Premises

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

The Cost Approach is based upon the cost of reproduction or replacement of the improvements less any accrued
depreciation, plus the site value contribution and entrepreneurial, or deéveloper’s profit. This valuation technigue
is only applicable to properties that have improvements. Since the subject is vacant land, the cost approach is not
considered applicable in this appraisal and as such it was not developed.

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

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

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

Value Estirnate By Sales Comparison Approach

When applying the Sales Comparison Approach, the sales analysis is based on the elements of comparison. The
adjustments in this analysis are intended to reflect those conditions which the buyers and sellers consider
important and are present in various degrees between the subject and one or more of the comparables. The
comparable sales I have selected were the most similar, verifiable sales known to me at the time of this
appraisal, as well as being the most reliable indicators of market value for the subject parcel. For this report the
appraiser chose to use the whole to whole unit of value as the basis for comparison. The market for small
unbuildable parcels is always quite limited. They are not typically offered in the open market, or affected by
market conditions. They are usually private sales restricted to abutting property owners for a variety of uses,
such as additional buffer or to keep another party from acguniring a parcel.

Comments on the Comparable Sales

No recent transfers of small, unbuildable parcels were found in Milton, making it necessary to expand the search
for comparable sales in both time and distance. The abutting town of Middleton has a large overabundance of
grandfathered, non-conforming iots of record that are not buildable due to their inability to support both on-site
wells and septic systems. This ghut of low-utility lots has exerted downward pressure on demand and values for
house lots in town and resulted in a very high number of lots being taken for back taxes by the Town. After
researching and analyzing the search results, it was determined that the sales used in this approach were the best
available and most appropriate comparable sales. Sale 1 and 2 are non-conforming lfots of record. Sale 3,
buildable by Middleton zoning regulations, was merged with the abutting property to be used as a buffer. The
highest and best use for all 3 Sales is to be merged with the abutting lot. All 3 Sales are located in the town of
Middleton, NFH. Middleton abuts Milton on Milton’s Northern border.

Sale 1 is located on Lincoln Road, an unpaved town maintained road in the town of Middleton. Tt isa 0.34+/-
acre non-conforming lot in the Sunrise Lake District. It is most similar to the subject in acreage. Similar to Sale
3, the town of Middleton (Grantor), sold the lot with the caveat that the conveyance be contingent upon the
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Grantee filing with the Middleton Planning Board, within 30 days of the execution of the deed, a completed
application for a Voluntary Merger of the property, and recording the approval of the merger within 150 days of
the date of the deed. The topography is level and at grade with the road.

Sale 2 is located on Butler Way, a paved, town maintained road in Middleton. It is a 0.84 +/- acre lot. Similar
to Sale 1, it is located in the Sunrise Lake District and is also a non-conforming lot of record. The listing broker
stated that the lot is unbuildable except perhaps by special exception. Similar to Sale 1 and 3, it was purchased
by the adjacent property owner and merged with their existing lot. The Buyer’s Broker stated that the Buyers
had purchased the tot with the hope that they would be able to receive a special exception from the town to
build. The July 2015 tax bill is based on land only.

Sale 3 is located on Partridge Drive in Middleton and is located in the Rural District. Sale 3 is a conforming lot
of record. Similar to Sale 1, the town of Middleton sold the lot to the abutting property owner with the caveat
that the conveyance is contingent upon the Grantee filing with the Middleton Planning Board, within 30 days of
the execution of the deed, a completed application for a Voluntary Merger of the property, and recording the
approval of the merger within 150 days of the date of the deed. The property is located in a subdivision made up
of fifty, 5+ acre lots. The grantee purchased the lot in order to merge it with their existing ot for a buffer, and to
keep others from developing it. Sale 3 is located in an area that includes some larger residential properties.
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Comparable Sales Map

Basis of Adjustments

As detailed above, the major differences between the subject site and the comparable sales are location and lot
size. Market data was researched and analyzed in order to determine the appropriate adjustments that were
necessary to equalize these differences.

As noted in the Market Conditions section, in the three years prior to the effective date of this report, the average
price per acre of vacant residential land, in the Town of Milton, did not follow a definitive trend and was
somewhat volatile. While an indirect correlation can be made between the market values of residential land and
low-utility land, they both have distinctly separate markets. Low utility land is typically less sensitive to the
market fluctuations and volatility that affect residential land. Therefore given that the comparable sales all
occurred with 15 to 43 months of the effective date, it was not considered necessary to apply market condition
adjustments,
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Sale 1 and Sale 2, similar to the subject property, are non-conforming lots of record. Sale 3, although a lot of
record prior to its sale, was merged with its abutting property to form one contiguous parcel.

The location of Sale 1 and Sale 2 are very similar in that they are located in the Sunrise Lake District, a
community that benefits from Sunrise Lake’s recreational opportunities but also is negatively impacted by the
abundance of unbuildable lots in the development and the number of town owned parcels. The subject property
is located in a rural neighborhooed, and abuts NH Route 16, so is therefore judged to be roughly equivalent in
location.

A match pair analysis between Sale 3 which is superior to the subject in size and appeal, and the average of
Sales 1 and 2 ($7.000) which have both superior and inferior characteristics that are considered off-setting
indicates a total difference of 50%. This -30% is mainly attributed to Sale 3°s superior size (-30%) and its
superior iocation within a subdivision. (-20%).

The subject parcel has a triangular configuration that reduces its utility. Lach of the sales has a superior, more
rectangular configuration and is adjusted down by 20%.

The physical characteristics of Sale 1, Sale 2 and Sale 3 are similar to the subject property. No adjustment is
necessary.

Sales Grid

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

The land sales analysis results in adjusted per parcel unit prices from $3,200 to $8,000 with a mean value of
$5,133. The three sales are considered to be the most reliable indicators of market value. Sale 1, 2 and 3 were
all sold to abutters as low utility properties. Sale 1 and 2 are the most similar to the subject due to their size,
non-conformance, and both were sold to an abutting property owner. Sale 3 is considerably larger in site area to
the Subject, Sale 1 and Sale 2. Sale 3 was a conforming lot of record prior to being purchased by the abutter.
The abutting property owner purchased Sale 3 with the purpose of merging it to their existing parcel as per the
recorded agreement with the Grantor, the Town Middleton. This was the best use for the lot given the low
demand and extreme oversupply of lots in the town of Middleton.

Appropriate adjustments were applied to all 3 Sales in order to bring them in line with the subject,

The subject is valued at the low end of the indicated range due to the overall inferior location and configuration
of the site.

Based on the preceding research and analysis, if is concluded that the fee simple interest of the subject property
warrants a value opinion via the sales comparison approach of § 3,200.

Permanent Access Easement:

The utility of the subject area is limited by a permanent access easement that will be reserved by the State of
New Hampshire on a total of 6,600 +/- square feet. About 50% of the subject area will be encumbered by the
easement and the impact of the easement is estimated to represent about 80% of the fee value of the encumbered
area due to the surface restrictions imposed. The estimated impact of the proposed permanent access easement
is calculated as follows:

$3,200 = value of the snbject parcel

$3,200 x 56% (value of the encumbered area of parcel) = $1,660

Permanent easement = 80% of full fee value of encumbered area: $1,600 x 80% = $1,280

Value of the Subject property minus the value of the permanent access easement = value of subject as
encumbered:

$3,260 - $1,280 = 51,920

Based on the preceding research and analysis it is concluded that the subject property, as encumbered,
warrants a value opinion via the sales comparison approach of $1,926.00

Rounded == §1,960.0¢
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Location/Address:
Grantor > Grantee:
Date of Sale:

Sale Price:

Registry Reference:
Site Area:
Available Utilities:

Zoning

Source/Confirmed By:

H & B Use at Sale:

Comments:

Summary of Comparable Land Sale 1

Map 002, Lot 017 Lincoln Road, Middleton, NH
Town of Middleton, NH > Kenneth Smart
August 7, 2014

$10,000

Sirafford County Boock 4234 / Page 0686

34 +/- acres

N/A

Sunrise Lake District

Real Data, Public Records

Accessory/Recreational Lot

Sale 1 is located on Lincoln Road, an unpaved town maintained road in
Middleton, NH. It is level, at grade with the road, and lightly wooded.

It is located in the Sunrise Lake district in an area of small homes and camps
Residents in this district have use of the lakes recreational activities.
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Location/Address:
Grantor > Grantee:
Date of Sale:

Sale Price:
Registry Reference:
Site Area

Available Utilities:

Summary of Comparable Land Sale 2

Map 005, Lot 40-7 Butler Way, Middleton, NH

Robert A. and Jane S. Whyte > Michael and Jamie Flynn
April 6,2012

$4,000

Strafford County Registry of Deeds Book 4011 / Page 0089
0.84 +/- acres

N/A

Zoning: Sunrise Lake District

Source/Confirmed By: Real Data, Broker, Public records, MLS # 4048379

H & B Use at Sale: Accessory / Recreational

Comments: Sale 2 is located in Middleton, a paved, town maintained road, and similar to Sale 1, Sale 2 is

also located in the Sunrise Lake District with deeded lake access. The parcel is level and lightly wooded,
located in an area of smaller homes and renovated camps.
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Lecation/Address:
Grantor > Grantee:
Date of SaEe:‘

Sale Price:
Registry Reference:
Site Area:
Available Utilities:

Zoning / Map Ref:

Source/Confirmed By:

H & B Use at Sale:

Comments:

15-91 Milton Surplus Property Report
Approved LVA —04/08/2016 Owned by the State of NH

Summary of Comparable Land Sale 3

Map 11; Lot 2-46 Partridge Drive, Middieton, NH

The Town of Middleton, NH > Kevin Gagnon

June 2, 2014

$14,000

Strafford County - Book 4218 / Page 0897

3.73 +/- acres

N/A

Rura]. Residential

Real Data, Grantor, Public records

Recreational

Sale 3 is located in Middieton and is located in a rural residential area. It is
lightly wooded and at grade with the road. The

property is a conforming lot of record however the town sold it to the

property’s abutter with the agreement that the new owner would merge the
property with their existing, abutting parcel, to create one contiguous lot,
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Appraiser’s Certification:

T 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 general assumptions,
extraordinary assumptions, hypothetical conditions, limiting conditions and legal instructions;

Are my personal, impartial, and unbiased professional analyses, opinions, and conclusions;

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

1 have appraised the property that is the subject of this report, once within the three-year period immediately
preceding acceptance of this assignment;

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

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

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

My analyses, opinions, and conclusions were developed in conformity with the Uniform Appraisal Standards for
Federal Land Acquisitions, the Uniform Standards of Professional Appraisal Practice and in conformity with the

appropriate State laws, regulations, policies, and procedures applicable to appraisal of right of way for these
purposes;

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

No one provided significant real property appraisal assistance to me;

Cdue O‘ &ME; Aprit 8, 2016

Carol A. Pittman Date
Staff Appraiser, NHDOT
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Legal Description

This 0.32+/- acre parcel was acquired by the NHDOT on March 4, 1977. The state acquired the property for the
Rochester-Milton project P-2282 (1978), phase 7 construction of the Spaulding Turnpike. The transfer is
recorded in the Strafford County Registry of Deeds, Book 993 Page 843, The legal description of the subject
property is shown below,
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Qualifications

Carol A. Pittman — Appraiser li

Experience:
September 2014-Present NH Department of Transportation,

Bureau of Right- of-Way Appraiser il
March 2007 - September 2014 NH Department of Transportation,

Bureau of Right-of- Way, ROW Agent {|
August 2003-MARCH 2007 The Gove Group Real Estate, Stratham, NH

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

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

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

IMB Real Estate Academy-USPAP-2015

IRWA-304-When Public Agencies Collide-2013

Nat’l Business Institute- Title Law in New Hampshire-2011

IRWA — Ethics and the Right of Way Profess;ion—zoll
FHWA-NHI-141030-Advanced Relocation Under the Uniform Act-2009
FHWA-NHI-141031-Business Relocation Under the Uniform Act-2009
IRWA- 401 Appraisal of Partial Acquisitions-2008

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

Charlene Mason, School of Real Estate- 1997 and 2007
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Professional Affiliations:

IRWA Member # 7896515

NH Licensed Real Estate Broker #0346961
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( H5745-2, HE745-2A, HE745-3)

STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. Schmidt, PE DATE: May 17, 2016
Administrator

AT: Dept. of Transportation
Bureau of Right-of-Way
SUBJECT: Leasing of State Owned Land in Holderness
RSA 4:39-c

TG: Representative Gene Chandter, Chairman
Long Range Capital Planning and Utilization Commitiee

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:39-c, requests authorization to
lease a parcel of State owned iand consisting of 1.33.+/- Acres, located on the Northerly side of
NH Route 175 A in Holderness to Plymouth State University for a term of five (5) years at five
hundred dollars ($500.00) per year plus a cne-time Administrative Fee of one thousand one
hundred dollars ($1,100.00} with an option for an additional five (5) years at a renegotiated value,
subject to the conditions as specified in this request.

EXPLANATION

The Department has received a request from Plymouth State University concerning the
opportunity to lease a parcel of State cwned land located on the Northerly side of NH Route 175A
in the Town of Holderness.

Plymouth State University (PSU) s interested in feasing this area to use as a parking lot
in conjunction with PSU facilities on their adjoining properties.

The parcel, acquired by the Depariment in 1996, is a portion of the ROW acquired in
connection with the construction of Interstate 93 Exit 25 Southbound off ramp and the widening of
NH Route 175A through the area.

As a condition of this lease, nc direct access will be allowed from this parcel to NH Route
" 17BA,

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

An appraiser from the Department completed an opinion of value for the subject property
to determine an estimated ground lease value for this parcel. The appraiser used three (3) sales
in Plymouth and surroundings towns as comparable. Based upon the analysis and adjustments
of those sales, it was felt that a reasonabie estimated ground lease vaiue for the subject as of
Aprit 13, 2016 was $500.00 per year,

The Department respectfully requests authorization to enter into a five year lease at
$500.00 per year with an opticn for an additional five (5) years of the then established fair market
value. In addition, the Departiment will assess an Administrative Fee of $1,100.00

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

CRS/PJM/jt
Attachments

TAPROPMNGT 201 6\Long RangetHeldernessPiymouthStateUniversity(316.doc
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- BUREAU OF RIGHT-OF- WAY MEMORANDUM--

TO: Phillip J. Miles, Chief Property Management

THRLE: Charles R, Schmidt, P.E,, ROW Bureau Administrator

FROM: Steve Bernard, NHCG # 654, Chief ROW Appraiser

DATE: April 13,2016

RE: 1.32% Land Lease, West Side Exit 25 Southbound I-93, Plymouth, NH

As requested, the purpose of this memorandum is to provide the Department with an opinion as to the
estimated value of a potential ground lease for the subject parcel based upon a review of an analysis and
subsequent summary report completed by staff appraiser Thomas Hughes. Mr. Hughes’ surplus land
appraisal was written on September 9, 2013 with an effective date of July 31, 2013. The surplus land
appraisal was for the purpose of estimating the contributory value of a 1.33< acre parcel of surplus land
identified as being a portion of the I-93 Limited Access Right of Way west of the southbound off ramp at
exit 25, Upon completing his research and site analysis of the surplus land; taking into account the zoning,
the site characteristics and other limitations such as existing encumbrances, Mr. Hughes concluded that it
was his opinion that the market value of the subject land was in the range of between $3,600 and $3,900 per
acre,

The reason for considering Mr. Hughes’ surplus land appraisal is because the subject of his report includes
land area common to the land area that is the subject of this report. It is the commonality of the location,
highest and best use and physical and legal restrictions that lends credibility to the potential use of the land
values estimated by Mr. Hughes. This internal memo is not to be construed as an appraisal of the subject
property, as it does not conform to USPAP requirements, and is not written as such. My scope of work
involved research into the subject market, including comparable land sales, existing market conditions and
research into other factors that may have an impact on the value of the subject property. I did not inspect the
subject site, although 1 am very familiar with the location from working on other assignments in the area.

~ o

My initial research was to collect information on patential comparable land sales in the subject market area..
Research included collecting data from the Multiple Listing Service (MLS), the New England Commercial
Property Exchange, Real Data, CB Richard Ellis/New England and other local brokers. My research into the
subject market resulted in sales prices that confirmed the values arrived at in the Hughes appraisal of

- September 9, 2013, The prices indicated by the comparable sales research coincided with the range in price

~ TR U Mo I 4 7§ 14 WP NSRRI ST P i T S o emamean s
Uf $J S{J\U WD U DG Al bUllbiuUUU lii Li 11u5uc;b aprp Cl.leLJ.

Based on the price per acre applied to the leased area, the pro rata value of the leased area is:
1.32 acres x $3,900/acre = $5,148

Applying an impact factor of 95% to recognize that the intended purpose of the LAROW
has been considerably diminished would seem reasonable. Therefore, the adjusted value of the
leased area is $4,900, rounded. Multiplying this value by an overall capitalization rate of 10%
would result in an annual ground rent for the 1.32 acre leased area:

$4,900/.10 = $500 per year, rounded

Respectfully submitted,

Steve Bemard, NHCG #654, Chief Right of Way Appraiser




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

TOL Phillip J. Miles, Chief Property Management

THRL: Charles R, Schmidt, P.E,, ROW Bureau Administrator

FROM: Steve Bernard, NHCG # 654, Chief ROW Appraiser

DATE: April 13, 2016

RE: 1.32% Land Lease, West Side Exit 25 Southbound 1-93, Plymouth, NH

As requested, the purpose of this memorandum is to provide the Department with an opinion as to the
estimated value of a potential ground lease for the subject parcel based upon a review of an analysis and
subsequent summary report completed by staff appraiser Thomas Hughes. Mr. Hughes’ surplus land
appraisal was written on September 9, 2013 with an effective date of July 31, 2013. The surplus land
appraisal was for the purpose of estimating the contributory value of a 1.33% acre parcel of surplus land
identified as being a portion of the I-93 Limited Access Right of Way west of the southbound off ramp at
exit 25. Upon completing his research and site analysis of the surplus land; taking into account the zoning,
the site characteristics and other limitations such as existing encumbrances, Mr. Hughes concluded that it
was his opinion that the market value of the subject land was in the range of between $3,600 and $3,900 per
acre.

The reason for considering Mr. Hughes” surplus land appraisal is because the subject of his report includes
land area common to the land area that is the subject of this report. It is the commonality of the location,
highest and best use and physical and legal restrictions that lends credibility to the potential use of the land
values estimated by Mr. Hughes. This internal memo is not to be construed as an appraisal of the subject
property, as it does not conform to USPAP requirements, and is not written as such. My scope of work
involved research into the subject market, inchiding comparable land sales, existing market conditions and
research into other factors that may have an impact on the value of the subject property. I did not inspect the
subject site, although 1 am very familiar with the location from working on other assignments in the area.

My initial research was to collect information on potential comparable land sales in the subject market area.
Research included collecting data from the Muitiple Listing Service (MLS), the New England Commercial
Property Exchange, Real Data, CB Richard Ellis/New England and other local brokers. My research into the
subject market resulted in sales prices that confirmed the values arrived at in the Hughes appraisal of
-September 9, 2013. The prices indicated by the comparable sales research coincided with the range in price

wmeman gmrems omam e dey A ad fan tha Tyl me maasaamtand
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Ground Rent Calculation:

Based on the price per acre applied to the leased area, the pro rata value of the leased area is:
1.32 acres x $3,900/acre = $5,148

Applying an impact factor of 95% to recognize that the intended purpose of the LAROW
has been considerably diminished would seem reasonable. Therefore, the adjusted value of the
leased area is $4,900, rounded. Multiplying this value by an overall capitalization rate of 10%
would result in an annual ground rent for the 1.32 acre leased area:

$4,900/.10 =  $500 per year, rounded

Respectfully submitted,

N2y,

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




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

TO: Phillip J. Miles, Chiel of Property Management

Bureau of Right of Way
FROM: Thomas P. Hughes, ROW Staff Appraiser
BATE: September 6, 2013

RE: Surplus Property - Contributory Value Estimate Of:

1.33 Acre Section of Vacant Land Abutting Plymouth State University
Recreational Fields

Appraisai Problem: This internal memorandum constitutes a summary appraisal report on the
above referenced property. The effective date of value is July 31, 2013, the date of my on-site
inspection. The purpose of this appraisal is to estimate the sales value of a proposed surplus lot.

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

The proposed lot is abutted on three sides by limited access right-of-ways, from which access will
not be granted. The remaining two sides are abutted by land owned by Plymouth State University

(PSU). PSU desires to acquire the subject lot in order to increase the parking for their recreational
fields.

The subject parcel consists of a portion of the 1-93 Limited Access Right of Way that is located to
the west of the Exit 25 southbound off-ramp, in the town of Holderness. It has an area of 1.33 acres
(57,897 sf) and is encumbered with a 0.55 acre (23,844 sf) square foot utility easement.

PLYMOUTH STATE UNIVERSITY — SURPLUS LAND PURCHASE

Based on an “As Is” and “As Assembled” Sales Comparison Approach analyses, a reasonable
contributory value for the proposed surplus area, as of July 31, 2013 is estimated to be:

1.33 Acre Area...eceecvvernnnnnn. 85,600

Job 36 Valuation on Plymouth State University Recreational Fields 1
56 North River St, Plymouth, NH
Owner: Plymouth State University



SUMMARY APPRAISAL REPORT

Intended User and Intended Use: The intended recipients and those requesting this report are officials,

employees and agents of the Department of Transportation (DOT), Bureau of Right of Way. The intended
use is to provide support for a reasonable sales price.

Property Identification: The proposed subject parcel consists of a portion of the [-93 Limited
Access Right of Way. The portion is located to the west of the Exit 25 southbound off-ramp, in the
town of Holderness. It is more clearly identified as the area highlighted in red and labeled
“SUBJECT” on the attached plan titled - PROJECT 11627 RIGHT-OF-WAY PLANS — SHEET 10
EXCERPT.

Per Holderness assessment records, the Abutter parcel is identified as 56 North River Street - Map
225, Lot 46 (42 acres). 1t is further identified as Abutter - PSU on the attached map titled -
Holderness Tax Map 225 — Excerpt.

Purpose of Appraisal: The purpose of this appraisal is to estimate the value of the proposed surplus
lot (Proposed Lot) to its respective abutter lot (Abutter Lot), as of the effective date of value, July
31, 2013. The client has instructed that the value estimate is to be based upon the contributory value
of the fee simple interest of the Proposed Lot, subject to a ufility easement. In order to estimate the
contributory value of the Proposed Lot to the Abutter Lot, it is necessary to compare the “as-is”,
market value of the Abuiter Lot to the market value of the Abutter Lot and Proposed Lot “as-if
assembled”. This is done using certain conditions and assumptions described herein.

Property Rights Appraised: The fee simple interest, subject to a utility easement. Fee Simple

mterest is defined in the Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Instifute,
2010), as: '

Absolute ownership unencumbered by any other interest or estate, subject only to the

limitations imposed by governmental powers of taxation, eminent domain, police power,
and escheat.

Definitions of Vaiue: There are two types of values used in this report. They are coniributory value
or the “value sought” and market value - which is used as an intermediary value.

The term Contributory Value, as provided by the client, is defined as:

The confributory value of a property is the incremental increase in market value expected to
occur for another property as a consequence of assembling the subject property to it.

The term Market Value referenced in the USPAP Advisory Opinions 2012-2013 Edition, page A-
72 and defined as: '

The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this

Job 3-6 Valuation on Plymouth State University Recreational Fields )
56 North River St, Plymouth, NH
Cwner: Plymouth State University



definition is the consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:

{1) Buyer and seller are typically motivated;

(2) Both pariies are well informed or well advised, and acting in whai they consider their
own best interests;

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

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

(5) The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale.

Hypothetical Conditions: As defined by USPAP, a hypothetical condition is a condition, directly
related to a specific assignment, which is contrary to what is known by the appraiser to exist on the
effective date of the assignment results, but is used for the purpose of analysis. The valuation
provided in this report is subject to the following hypothetical conditions:

e The Proposed Lot has been subdivided out from the 1-93 anied Access nght of Way
and exists on its own as legal lot of record.

s In the “as-if assembled” scenario the Abutter Lot and the Proposed Lot have been
combined to create one unique lot.

s The Abutter Lot is an unimproved, vacant lot.

s A multi-parcel land swap between PSU and DOT, involving a narrow strip of land that
intersects the Proposed Lot and an irregular shaped parcel that abuts the Proposed Lot to
the north, has already taken place.

Extraordinarv Assumptions:

o The subject is clean and free of contamination. If any contamination is found on the
subject, this report becomes null and void.

s The subject will be transferred with a utility easement similar in area and location as
shown on the attached “Easement Area” plan and with terms similar to those detailed in
the abutter’s current easement agreement with Public Service of New Hampshire (ref.
attached “Easement Agreement”.

General Assumptions:

1. All maps, plans, and photographs I used are reliable and correct;
2. The legal interpretations and decisions of others are correct and valid;
3. The parcel area given to me has been properly calculated;
4. Broker and assessor information is reliable and correct;
5. The title and other legal information available are accurate;
6. There are no encumbrances or mortgages other than those reported;
7. Information from all sources is reliable and correct unless otherwise stated;
Job 3-6 Valuation on Plymouth State University Recreational Fields 3
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8. There are no hidden or unapparent conditions on the property, in the subsoil {including
hazardous waste or ground water contamination), or within any of the structures, which
would render the property more or less valuable.

9. All personal property is excluded; and
10. All non-compensable items are excluded.

Limiting Conditions:

1. Sketches and photographs in this report are included to assist the reader in visualizing
the property. 1have not performed a survey of the property or any of the sales, and do
not assume responsibility in these matters.

2. 1 assume no responsibility for any hidden or unapparent conditions on the property, in
the subsoil (including hazardous waste or ground water contamination), or within any of
the structures, or the engineering that may be required to discover or correct them.

3. Possession of this report (or a copy) does not carry with it the right of publication. It
may not be used for any purpose other than by the party to whom it is addressed without
the written consent of the State of New Hampshire and in any event only with the proper
written qualification and only 1n its entirety. Neither all nor any part of the contents (or
copy) shall be conveyed to the public through advertising, public relations, news, sales,
or any other media without written consent and approval of the State of New
Hampshire.

Acceptance and / or use of this report constitutes acceptance of the foregoing underlying
conditions and assumptions.

Scope of Work: The scope of work is the type and extent of research and analyses in an
assignment. My research included an on-site inspection and photographing of the subject property;

examining Town and County property records including assessment data, zoning regulations; and

Lra WEGLIvLE

reviewing the details regarding the Proposed Lot provided to me by the client (included herein)

230

Property data was collected and compiled from several sources, including the Towns of Holderness,
and surrounding towns, Grafton County Registry of Deeds, New Hampshire Commercial Property

Exchange (NHCPE), Northern New England Real Estate Network (MLS), Real Data, and local real
estate professionals:

My analysis included forming an opinion of the site’s highest and best use based on legal, physical,
and neighborhood land use characteristics; compiling comparable land sales data; verifying and
analyzing the data; and estimating the value of the subject site. All work was completed in

compliance with the most current version of USPAP, as of the effective date of this report, July 31,
2013, :
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Subject Property Ownership History: The Proposed Lot is owned by the state of New Hampshire,
as part of the 1-93 Limited Access Right of Way. It is comprised of portions of two lots that were
originally acquired as part of the Department of Transportation Project 11627 1-93 — Exit 25

Project, 1996. The transfers are recorded in the Grafton Registry of Deeds in Book 2198, Page 773
and Book 2204, Page 667.

The Abutter Lot is owned by Plymouth State University (PSU). It appears to have been created by
the assemblage of multiple parcels that were acquired by PSU over a period of time. The Abutter
Lot has not transferred since it was assembled and as such no written legal description has been
recorded. For the purposes of this assignment, I have assumed that the town records reiatmg to the
Abutter Lot are accurate and have relied upon them.

Neighborhood: Holderness is primarily a residential community, with very little commercial
development. The town’s two largest employers are the Holderness School - a private college
preparatory school and Holderness Central School - a public school for grades kindergarten through
eighth grade. The Holderness population has steadily increased over vears and as of 2010 there
were 2,108 people living in the town. '

The subject area is zoned General Residential, which requires a minimum lot size of 2 acres, 100
feet of road frontage and 35 foot front, side and rear yard setbacks. However, the subject area is also
located in the Flood Hazard District (FHD), which has much more restrictive zoning regulations.
The FHD zoning allows for agricultural use, private and public recreational use and accessory uses
such as lawns, gardens, parking areas, and play areas. Due to its close proximity to the
Pemigewasset River, the area is subject to significant periodic flooding. In past 2 vears, floodwaters
have twice risen over 4 feet and have risen over 7 feet within the past 25 years.

The subject property is located in the northwestern section of the Holderness. This section of town
has Se‘.rﬂ-rai Rﬂy aftributss that make it ssmew’ hat umque, mtel state 93 separa,t it from the rest Of

the western S1de of the Pemlgewasset River and, 11: is Iocated entzrely ina FEMA flood zone. F he
largest, developed parcels in the area are owned by Plymouth State University and are dedicated to
the schools recreational activities. This association with the nearby PSU and the close proximity to
the Plymouth town line cause the subject to be more closely related to downtown Plymouth than to
the town of Holderness.
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AERIAL NEIGHBORHOOD MAP
[7 ot ‘Y

Parcel Descriptions: In the “as is” scenario, Abutter Lot is approximately 42 acres in area. In the
“as if” assembled scenario Abutter Lot & Proposed Lot have a combined area of approximately
43.33 acres. The only key property feature that differs between the “as 1s” and the “as if “assembled
scenarios is the lot size, therefore unless otherwise noted, the description that follows will be for the
subject property in both scenarios.

The Abutter Lot is irregular in shape with approximately 845 feet of frontage along the NH Route
175A LAROW, 383 feet of frontage along North River Street and 1,220 feet of frontage along the
Pemigewasset River. In the “as if” assembled scenario, the addition of the 1.33 acre Proposed Lot
results in an increase in lot size along with a shift in the Rouie 175A LAROW frontage.

The Abutter Lot’s primary access point is off of Route 175A. It has secondary access point on
North River Street that is used to access grounds equipment/storage buildings. The Proposed Lot
will not be granted access to Route 175A and therefore in the “as if” assembled scenario there will
be no additional access points.

The site is flat and level, with the exception of a built up area in the middle where the university’s
fitness center is situated and along the river frontage where the land drops off towards the river. The
attached FEMA Flood Insurance Rate Map indicates that the subject site lies in Zone AE, an area
subject to inundation by the 1-percent-annual-chance flood event. While the attached Web Soil
Survey, indicates that 95% of the subject parcel is comprised of Ondawa fine sandy loam, which is
defined as being frequently flooded and is considered to be prime farmland.

In both scenarios, the sife is encumbered with a power company utility easement that is
approximately 100 feet wide and runs along the eastern boundary of the property. Based on the
PSNH easement plan, the easement area encompasses 3.55 acres in the “as-is” scenario and 4.10
acres in the “as-assembled” scenario. The easement appears to be highly in restrictive in that it:
involves both subsurface and air rights; does not allow for the maintenance or construction of any
structure in the easement area; and does not allow any changing of the grade by excavating or filling
within the easement area. However, the easement does allow for the expansion of pre-existing,
parking facilities (parking lot) and it appears that agricultural use, which does not involve
improvements, would also be acceptable. The exact wording of the casement agreement can be

referenced in the attached “Easement Agreement”.
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ABUTTER & PROPOSED LOT PHOTOGRAPHS
(Al photos taken on July 31, 2013, by Tom Hughes)

o

Abutter Lot Frontage - From Southwestemn End
Job 3-6 Valuation on Piymouth State University Recreational Ficlds
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Abutter Lot Athletic Field Lot - Facing South _Towas Physical Education Center
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Plan of Potential Lease Area
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Abutter Lot Riverfrontage - Along Northern Boundary
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Highest and Best Use: The highest and best use of the subject parcel is “that reasonable and
probable use that supports the highest present value as of the effective date of the appraisal. The
tests that are utilized to develop a property are (1) Physically possible, (2) Legally permissible, (3)

Economically feasible, and (4) Maximally productive.

As previously noted, two of the subject’s defining attributes are its location in a flood hazard area
and its close proximity to downtown Plymouth. Each of these attributes has a significant impact on
the site’s highest and best use. First and foremost is the flood hazard. Holderness FHD zoning
restricts the site’s primary uses to agricuiture or public/private recreation.

When considering recreational use, positive factors to keep in mind are: the site’s close proximity to

downtown Plymouth; the site’s close proximity to Plymouth State University and the Holderness
School; and that the site has very good highway access.

When considering agricultural use, positive factors to keep in mind are that: the frequent flooding of
the site causes the soils to be considered prime farmland; the site is prlmarliy level and; the site has
very good highway access.

While both of these uses appear to be physically possible, legally permissible and economically
feasible, only one of them can be maximally productive. Based on historical sales and usage trends
in the subject’s market area, there has been limited demand for either of these uses, however it does
appear that agriculture is a more productive use than recreation.

In conclusion, based on the subject’s location and its current zoning (Flood Hazard District) the
highest and best use is considered fo be agricultural use.

Appreaches To Value: There are five generally recognized methods to valuing vacant sites. They
are the sales comparison approach, abstraction (allocation), land regidual technique, income

approach (direct capitalization of ground rent), and cost of development (land development)
method. For this analysis, I have relied exclusively on the sales comparison approach. Given the
nature of the subject, the nature of this assignment, and the market data available, the other
vatuation methods would not produce as reliable results as the sales comparison approach. The
approach is based on comparing sales of parcels that are similar to the subject parcel, in order to
arrive at a value indication.
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o Abutter Lot - Comparable Sales Summaries:

Summary of Sale 1:

Location/Address:

Grantor > Grantee:

Sale Price / Date:

Registry Ref:

Clough Road, Haverhill

Shauna F Kimball 1997 Revocable Trust > Howard H. & Kendra V. Hatch,
Kristen S. & David C. May and Preston Hatch

$454,640 / March 4, 2011

3781 /0741

Site Area / Unit Value: 82.41 acres at $5,517/acre. Adjusted — 82.41 acres at $4,121/acre.

Frontage:

Available Utihties:

H & B Use at Sale:

Comments:

. Assessor, Registry, Kristen May (Buyer)

549.9 feet
On-Site Well & Septic Needed, Electric
Aquifer Protection District / Map - Lot: 409/ 001

/ Laura Davies

o

Agricultural

The property was purchased for $454,640 on March 4, 2011, as part of a lot line

adjustment. At the time of the sale the property was improved with bamns and outbuildings.
According to one of the buyers, they allocated $115,000 of the actual sale price to the buildings,

resulting in an effective sale price for the farmland of $339,640 or $4,121 per acre. The buyer also

reported that they paid slightly more than what they perceived to be market value to reunite this

Tosa A cooiale dle alen Slacatdion y £
land with their abutting farm and

that tha + +3 3 i i 3 y 1
that the transaction involved partial owner financing and partial

conventional financing. The buyers did not believe that seller financing influenced the sale price.

Buyer information was obtained from Kristen May (buyer) who referred to the notes of Howard
Hatch (lead buyer) regarding the transaction.
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Summary of Sale 2;

Location/Address: School Street, Rumney

Grantor > Grantee: Spooner Hill, L1.C > SAAD Living Trust
Sale Price / Date:  $103,300 / March 26, 2010

Registry Ref: 3689/ 02.48

Site Area / Unit Value: 28.5 acres at $3,625/acre

Frontage: No public road frontage — Accessed via — 40 foot right of way
River frontage — 2,027 +/- feet

Available Utilities: On-Site Well & Septic Needed, Electric at Street

Zoning / Map Ref: None — Planning Board approval required / Map - Lot: 13 /05007
Conf. Source / By: MLS 4 2778049, Town, Registry / Tom Hughes

H & B Use at Sale: Recreational Site

Comments: The property 1s 28.5 acres in size and has 2,027 feet of frontage along the
Baker River. It has no public road frontage and is accessed via a deeded right of way easement. It
transferred to Spooner Hill, LLC & SAAD Living Trust on March 26, 2010 for $103,300. The
property was originaily listed on June 1, 2008 for $250,060 with the list price reduced multiple
times to final list price of $140,000. Although the property was purchased by an abutter, it was on

- the market for a long enough time period (638 days) to have more than adequate market exposure
and therefore can be considered an arm’s length transaction.

According to the buyer’s agent, the buyers were aware that the property is located entirely within a
flood zone; however they made the purchase with the intent to build a residence for their children.
Town officials indicated that although they have no flood zone building restrictions, most people
are deterred from building in a flood zone after leaming of the State restrictions and that it can be
very difficult to obtain lender financing. All of which brings into question the economic feasibility
- of improving the site with a residence.
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Summary of Sale 3:

Location/Address: 13 NH Route 25, Plymouth

Grantor > Gza;}tee: Eastman Family Trust > James Koren & Cecilia Rai

Saie Price / Date:  $68,000 / September 20, 2012

Registry Ref: 3917/0493

Site Area/ Unit Value: 37.6 acres at $1,809/acre. Adjusted — 37.6 acres at $2,074/acre.
Frontage: 217.2 feet |

Available U*{ilities: On~Sit¢ Weii & Sep_tic_ Nesded, Electric, Cable at Street

Zoning / Map Ref: Agricultural / Map - Lot: 214 / 007

Conf. Source / By:  Assessor, Seller, Registry / Tom Hughes

H & B Use at Sale: Residential or Commercial Site

Comments: The property is located in the Agricultural zone and is 37.6 acres in size, with
approximately 217 feet of frontage along Route 25. The sellers had privately financed the prior sale
of the property and then foreclosed upon it on September 12, 2011. It was then transferred to James
Koren & Cecilia Rai on September 19, 2012 for $68,000. At the time of the transfer, the lot was
improved with a 2,126 square foot single-family residence. The residence was in complete disrepair
and not salvageable. It was razed, shortly at the transfer, at an estimated cost of $§16,000. Due to the
condition of the property the sale is considered to be a land sale.

According to the trustee of seller, the family trust had privately financed the prior sale of the
property and then foreclosed upon it on September 12, 2011. The family did not want to keep the
property and priced it accordingly. He also indicated that they did not believe that the back acreage
could be easily developed as it had some stream related water issues. At one point there had been a
building further back on the lot that had a stream running through the basement. He was told by the

buyers that they planned to hold onto to it, speculating that the market prices would go up in the
future.

The site has frontage along a state highway and it has more than enough acreage to allow for large
scale residential or commercial development, however due to its limited road frontage, highly
irregular shape and potential water issues, a substantial amount of infrastructure work would be

necessary. After factoring in estimated demolition costs, the adjusted sales price calculates out to
$2,074 per acre.
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COMPARABLE SALES MAP
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Abutter Lot - Basis For Adjustments: At this point of the sales analysis all further adjustments to

o the comparable sales will be applied to the adjusted sale prices as previously noted in the Comments R
on Comparable Sales section. Sale 1 was adjusted to account for value added by improvements and

Sale 3 was adjusted to account for the cost to remove a defunct residential structure.

The sales presented occurred between March 2010, and September 2012 and are all similar in
property rights conveyed. Based on an analysis of the market and comparable sales, no discernable
trends were observed. Therefore, an adjustment for market conditions was not applied.

One of the buyers of Sale 1 reported that they paid slightly more than what they perceived to be
market value in order to reunite the land with their abutting farm. A downward adjustment of 5%,
rounded fo $200 per acre, was made to account for the slight premium. The buyer also indicated that
the transaction involved partial owner financing and partial conventional financing, however they
did not believe that seller financing influenced the sale price. Sale 2 was also purchased by an

abutter, however it was a publicly listed, cash sale that did not appear to involve any concessions or
premiums.

According to the trustee of Sale 3°s seller, the family trust had privately financed the prior sale of
the property and then foreclosed upon it. The family did not want to keep the property and priced it
accordingly. The trustee also indicated that they did not believe that the back acreage could be
easily developed as it had some stream related water issues. Despite the diminished utility of Sale
3’s lot, its overall utility is still considered to be far superior than that of the subject and other
comparable sales, which are all located in floodplains and as such it was necessary to make an
adjustment to account for this difference.

Due to a lack of relevant paired sales data it was necessary to derive a combined adjustment for Sale
3’s condition of sale and its superior utility. This adjustment was derived by simultaneously
performing a paired sale analyses on both attributes. The paired sales analysis was performed with
Salel & Sale 2, both of which have an overall similarity to the subject. After pairing Sale 1 with
Sale 3 and then Sale 2 with Sale 3, a $1,700 per acre condition of sale / utility adjustment was

considered reasonable. It should be noted that prior to analysis, Sale 1 was adjusted for the buyer’s
premium.

Economy of scale can be a factor when comparing lots of different sizes. Buyers typically expect to
pay more per square foot for smaller parcels than for larger parcels with otherwise equal utility.
After analyzing the comparable sales it appears that all of the comparable sales are in the same size
category as the subject property and therefore economy of scale is not a factor.

Easements and encumbrances are both factors that can have an impact on value. The subject
property does have a significant area encumbered with a utility easement, however as previously
noted, it does not appear to impact its highest and best use. Sales 1 & 3 involve no known
easements, while Sale 2 is the dominant tenement of a right of way access easement. Sale 2 has no
public road frontage and is accessed via a 40 foot wide right of way across an abutting lot, Given
that Sale 2°s highest and best use is considered to be recreational, the lack of road frontage and right

of way easement access is not considered to have a significant impact on value; therefore no
adjustment is warranted.
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.. Thethree land sales shown in the following prid were considered to be the mostrecentand -
proximate, comparable sales. The sale descriptions include doliar per acre adjustments, based on the

rationale cited in this section. If a significant item in the comparable property is superior to, or more

favorable than, the subject site, a negative (-) adjustment 1s made, thus reducing the indicated value

for the subject; if a significant item in the comparable property is inferior fo, or less favorable than,
the subject site, a positive (+) adjustment is made, thus increasing the indicated value for the

subject.

Abutter Lot “Ag Is” Sales Grid_”

; o Sale 3
Address Ciough Rd, Haverhill Schoo! St Rumney 13 Route 25, Plymouth
Book { Page 37817741 3689 /248 3917 /493
_{Proximity 29.8 +/- Miles NW 8.4 +/- biiles NW 4.0 +/- Wiles W
iAdjusted Salss Price $ 339,640 E § 103,300 g $ 76,000
Price Per Acre $ 4121 3 3,625 3 2,074
‘Data Sotirce Reat Data MLS # 2778049 MLS # 4145452
jVerification Source Town, Registry, Buyer Town, Registry, Buyer Agent Town, Registry, Seller
[Date of Sale / Pescription Adjustment Description Adjustment Description Adjustment
Time Adjustment insp.Juty 31, 2013 ar 04, 2011 Mar 01, 2010 Sep 20, 20612
Conditlons of Sale / Mot Applicable Abutter Premium | § {2003 lAbutter - no Sale By Private 1,700
Litility premium known Finanged - REC
UMility Floodpiain / Res Floodplain / Res Fioodplain / Res irreguiar «no flood
Area {acres} 42 41 28.50 37.80
Net Adiustments b - 1,700
Gross Adjustments b - 1,700
indicated $ / Acre 3825 3,774
ind. $ / Acre {(Rounded) % 3,600 3,800

NOTE; Sale 3~

Condition of Sale adjustment is & compound adiustment ihat also includes an adiustment for Utiity

Sales Comparison Approach Reconciliation — Abutfer Lot “As-Is”: After adjustments, the

comparable sales provide a narrow range of value. Sale 2 was given the most weight, as it required
no adjustments. Sale 1 is the least recent sale and is least proximate, but required only a minimal
adjustment. Sale 3 is most proximate and most recent, but is least simtlar in utility. Sales 1 & 3 were
given less weight, but equal consideration.

The indicated value most heavily considered was $3,600 per acre, with $3,900 per acre and $3,800
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considered reasonable in this instance. At 42.0 acres, this equates to an indicated value of $155,400
therefore, I estimate the site value of Abutter Lot “as-is”, as of July 31, 2013 to be $155,560.
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Sales Comparison Approach Valuation ~ Abutter Lot & Proposed Lot “As-If Assembled”: This

analysis relies on the same comparable sales and logic for adjusting the sales as the “As Is” scenario
did, therefore it was deemed unnecessary to reproduce the developmental details in this section.

SUUS

Abutter Lot & Propased Lot “As-If Assembled ” Sales Grid

SRR U Sublect Properiv . CoSaleiy : S gple gt “8aled :
Address Rte 1 Holderness Ciough Rd, Haverhlil Schcai St Rumney 13 Route 25, P[ymouth
Book [ Page e e : 3781 /741 3688/ 248 3017 / 493
Proximity 29.8 +/- Miles NW 6.4 +/- Miles NW 4.0 +/- Wiles W
Adjusted Sales Price $ 339,640 $ 103,300 $ 78,000
Price Per Acre $ 4121 % 3,825 $ 2,074
Data Source inspection Real Data MLE & 2778049 MLS # 4145452
Verification Source i Town, Reqisiry, Buyer Town, Registry, Buyer Agent Town, Registry, Ssller
Date of Sale / Description Adjustment Description Adjustment Description Adjustment
Time Adjustment insp.July 31, 2013 War 04, 2011 Mar 01, 2010 Sep 20, 2012
Conditions of Sale / Not Applicable Abutter Premium | § {200y{Abutter - no Sale By Private 1,700
Utility premium kngwn Financed - REG
Utility Floodplain / Res Floodplain / Ras Floodplain / Res Irregular -no flood
Area [acres) 43.33 82.41 28.50 37.60
Net Adjustments {2000 1,700
Gross Adjustments 200 1,700
indicated § / Acre 3,921 3,774
Ind. $ / Square Foot 0.09 0.08
Ind. § / Acre {Rounded} 3,906 3,800

NOTE: Sale 3 -~ Condition of Sale adjust mpeund adiustment that also inclu

Sales Comparison Approach Reconciliation — Abutter Lot & Proposed Lot “As-If Assembled":

After adjustments, the comparable sales provide a narrow range of value, Sale 2 was given the most
weight, as it required no adjustments. Sale 1 is the least recent sale and is least proximate, but
required only a minimal adjustment. Sale 3 is most proximate and most recent, but is least similar in
utility. Sales 1 & 3 were given less weight, but equal consideration.

The indicated value most heavily considered was $3,600 per acre, with $3,900 per acre and $3,800
per acre, given lesser but equal consideration. Therefore, a unit value of, $3,700 per acre is
considered reasonable in this instance. At 43.33 acres, this equates to an indicated value of
$160,321; therefore, I estimate the site value nf Abutter Lot & Pronosed Lot “ac-if” acce

Propos hieda
as of July 13, 2013 to be $160,500.

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

Abutter Lot & Proposed Lot “as-if assembled”..........coveiveieeeen. $160,500
Abutter Lot “as-187 .o vcirreieeeeit ittt et e et $155.500
Contributory value (difference)......ccoivvvicciannanns crernrreneenennnd 5,000
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The three land sales shown in the following grid were considered to be the most recent and

proximate, comparable sales. The sale descriptions include dollar per acre adjustments, based on the
rationale cited in this section. If a significant item in the comparable property is superior to, or more
favorable than, the subject site, a negative (-} adjustment is made, thus reducing the indicated value

_for the subject; if a significant item in the comparable property is inferior to, or less favorable than,
the subject site, a positive (+) adjustment is made, thus increasing the indicated value for the

subject.
Abutter Lot “As Is” Sales Grid
feiz <Sdbject Property [0 s Sale ) Sale 2 L Sale 3Ly
|Address Rfe 175A, Holderness Ciough Rd. Haverhil School St Rumney 13 Route 25, Plymouth
[Book ! Page e I 3781/ 741 3680 /248 3917 1 493
‘Proximity 29,8 +/- Wiles RW 6.4 +/- Miles NW 4.0 +/- Mites W
Adjusted Sales Price $ 339,640 1% 103,300 $ 78,000
Price Per Acre $ 4121 $ 3.625 i 8 2,074
Data Source Inspection Real Dafa MLS # 2778049 MLE # 4145452
Verification Source Town, Registry Town, Registry, Buyer Town, Registry, Buyer Agent Town, Registry, Seiler
Date of Sale / Ly Description Adjustment Description Adjustment Description Adjustment
Time Adjustment Insp.July 31, 2013 Mar 04, 2011 © Mar 01, 2010 Sep 20, 2012
Conditions of Sale / Not Applicable Abuiter Premium | § (P00 | Abutter - no Sale By Private 1,700
Utility premium known Financed - REQ }
Utitity Figodplain / Res Floodplain / Res Floodpiain / Res irregular ~no flood
Area {acres) 42.00 B82.41 28.50 37.60
Net Adjustments (%} $ {2060) $ - 1,700
Gross Adjustments (%) $ 200 $ - 1.700
indicated § / Acre 3 3,821 1§ 3,625 3774
Ind. %/ Acre (Rounded) : T : § 3,800 $ 3600 4 3.800
NOTE. Sale 3 — Condition of Sale adiustment is a ¢ :

ompound sdjustment that also includes an adjustment for Ut.i!itg./

Sales Comparison Approach Reconciliation — Abutier Lot “As-Is”: After adjustments, the

comparable sales provide a narrow range of value. Sale 2 was given the most weight, as it required
no adjustments. Sale 1 1s the least recent sale and 1s least proximate, but required only a minimal

adjustment. Sale 3 is.most proximate and most recent, but is least similar in utility. Sales 1 & 3 were
given less weight, but equal consideration.

The indicated value most heavily considered was $3,600 per acre, with $3,900 per acre and $3,800
per acre, given lesser but equal consideration. Therefore, a unit value of, $3,700 per acre is
considered reasonable in this instance. At 42.0 acres, this equates to an indicated value of $155,400
therefore, I estimate the site value of Abutter Lot “as-is”, as of July 31, 2013 to be $155,500.
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Sales Comparison Appreach Valuation —~ Abutter Lot & Proposed Lot “As-If Assembled”: This

analysis relies on the same comparable sales and logic for adjusting the sales as the “As Is” scenario
did, therefore it was deemed unnecessary to reproduce the developmental details in this section.

Abutter Lot & Proposea’ Lm‘ “AS If Assembled” Saies Grld

R A L - Suiblect Property: P Sale1” S Gale R ; = Sale 3
Address Rte 175A, Holdemess C!ough Rd, H&verhm School St Rﬁmney 13 Route 25, P!ymouth
Book f Page 37817741 3689 / 248 3917 7 493
Proximity 280.8 +/- Miles NwW 6.4 +/- Miles NW 4.0 +/- Miles W
Adlusfed Sales Price $ 339640 $ 103,300 3. & 78,000
Price Per Acre $ 4121 § $ 3,625 $ 2.074
Data Source inspection Real Data MLS # 2778049 MLS # 4145452
Verification Source Town, Registry Town, Registry, Buyer Town, Registry, Buyer Agent Town. Registry. Seller
Date of Saie / Description Adjusiment Description Adjustment Description Adjusiment
Time Adjustment Insp.July 31, 2013 Mar 04, 2011 Mar 01, 2010 Sep 20, 2012
Conditions of Sale / Not Applicable Abutter Premium | § (200) Abutter - no Sale By Private 1,700
Utility premium known Financed - REG ¢
Utility Floodpialn / Res Fioodplain / Res Floodplain / Res irragular -no flood :
Arsa (acres) 43.33 82.41 28.50 37.60
Net Adjustments (%) {2003 1,700
Gross Adjustments (%) 200 1,700
indicated $ / Acre 3,921 $ 3,774
ind. § | Square Foot $ 0.09 1 $ 0.08
ind. 7 Acre {Rounded} $ 3,800 & 3,800
d

NOTE: Sale 3 — Condition of Sale adiustment is a compound adjusiment that alsc inciu

es an adjiustment for Utility

Sales Comparison Approach Reconciliation — Abutter Lot & Proposed Lot “As-If Assembled:

After adjustments, the comparable sales provide a narrow range of value. Sale 2 was given the most
weight, as it required no adjustments. Sale 1 is the least recent sale and is east proximate, but

required only a minimal adjustment. Sale 3 is most proximate and most recent, but is least similar in
utility. Sales 1 & 3 were given less weight, but equal consideration.

The indicated value most heavily considered was $3,600 per acre, with $3,900 per acre and $3,800
per acre, given lesser but equal consideration. Therefore, a unit value of, $3,700 per acre is
considered reasonable in this instance. At 43.33 acres, this equates to an indicated value of

$160,321; therefore, I estimate the site value of Abutter Lot & Proposed Lot “as-if” assembled,
as of July 13, 2013 to be $160,500.

Sales Comparison Approach Contributory Value Estimate For The Proposed Lot: Contributory

value 1s the difference between the estimated site value of the Abutter Lot “as-is”

site value of the Abutter Lot & Proposed Lot “as-if assembled”, thus:

Abutter Lot & Proposed Lot “as-1f assembled”........ ..o
Abutter Lot “as-is”

, and the estimated

.. $160,500

................................................................. $155,500

Contributory value (difference)....cociivviiniiiiiniiiiiinennd - 5,060
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thc: proposed c;u:fpium lot, located along the I 93 }:xn 25 off ramp, in Holderness, NH. The valuation
is as of July 31, 2013, the date of my on-site inspection. As requested, an “As Is” and “As-If
Assembled” Sales Comparison Approach analysis was applied to the Proposed Lot resultmg in
estimated Contributory Value of $5,000.

Therefore, as of July 31, 2013, I estimate the subject’s sales price to be:
Five Thousand Dollars......ccoveivnnnnn. $5,000

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

Respectfully submitted,

/e

Thomas P. Hughes, NHCR#655
Staff Appraiger, NHDOT
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Appraiser’s Certification

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

e 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, impartial, and unbiased
professional analyses, opinions, and conclusions,

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

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

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

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

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

s 1 have made a personal inspection of the property that is the subject of this report.

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

¢ 1 have performed no services, as an appraiser or in any other capacity, relating to the
property that is the subject of this report within the 3-year period immediately
proceeding acceptance of this assignment.

/;: & : September 6, 2013

Thomas P. Hu ghes, NHCR #655 Bate
Staff Appraiser, NHDOT
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HOLDERNESS ZONING (03/13) — EXCERPT

——'““"‘“‘“Wmﬁmmwmmﬁw
development within the designated flood hazard area shall occur in such a manner as to minimize the danger to
life and property from flooding and to minimize the potential for future flooding. It is also to prevent damage 1o
associated, contiguous or intersecting waterways and wetlands.

300.4.5.1: District Boundaries: The Iimits of the Flood Hazard District are hereby determined to be all lands
west of Interstate 93.

300.4.5.2: Relations te Districts: Where the Flood Hazard District is superimposed over another zoning
district, the more restrictive regulations shall apply.

300.4.5.3: Permitted Uses: The following open space uses shall be pernitted within the Flood Hazard District
to the extent that they are not prohibited by any other ordinance and provided they do not require structures, fill
or storage of materials or equipment. In addition. no use shall adversely affect the efficiency or unduly restrict
the capacity of the channels or flood ways of any tributary to main stream, drainage ditch. or any other drainage
facility or system.

(1) Agricultural uses such as general farming, pasture, grazing. outdoor plant nwrseries, horticulnue,
viticulture, truck farming. sod farming and wild crop harvesting, so long as the use of fertilizers and pesticides
is curtailed. .

(2)  Private and public recreational uses such as golf courses, tennis courts, driving ranges, archery ranges.
piciic grounds, boat launching ramps, swimming areas, parks, wildlife and nature preserves, hunting and
fishing areas, biking, hiking and horseback riding trails, snowmobiling and cross-country skiing.

{3)  Accessory uses such as lawns, gardens, parking areas, and play areas.
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WEB SOIL SURVEY

Sefl Map—Grafion County, New Hampshire
{PSU - Holdemess) .

M BT
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LSDA  Natural Resources Web Soit Survey 8202013
=% Conservation Service Nattonal Coeperative Soll Survey Page 10of 3
Map Unit Legend
Gratton County, New Hampshire (NHG02)
Map Unit Symbol Map Unit Name Acres in AOL Percent of AOI
101 Unciows Tine sandy loam, 304 85.0%
frequently flooded
102 Sunday loamy sand 03 0.6%
W Water 1.8 4.4%
Totals for Area of interest 41.5 160.0%

* Subject area is approximate
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EASEMENT AGREEMENT

DITCAATINTIT oo o d o tlay o L Y o 2 PN | .
hUI\.L.Z.LVLL..pn maae-tms ua}' UE LA and between

PLYMOUTH STATE COLLEGE OF THE UNIVERSITY SYSTEM OF NEW HAMPSHIRE, a
New Hampshire body corporate and politic with a mailing address of 14 Summer Street,
Plymouth, New Hampshire 03265 (“PSC”) and PUBLIC SERVICE COMPANY OF NEW
HAMPSHIRE, a New Hampshire public utility corporation, having its principal place of business
at 1000 Elm Street, Manchester, New Hampshire (“PSNH™).

WHEREAS, PSC owns certain land situated on N.H. Route 175A in the Town of
Holderness, County of Grafton, in the State of New Hampshire, more particularly described in the
following: 1) deed of Halston O. and Jean M. Lenentine to Plymouth State College of the
University of New Hampshire, dated November 18, 1966, recorded in the Grafton County
Registry of Deeds (the “Registry™) at Book 1047, Page 542; 2) deed of Holderness School for
Boys to Plymouth State College of the University of New Hampshire, dated January 3, 1967,
recorded in the Registry at Book 1049, Page 287 3) deed of Peter and Martha K. Dane to
Plymouth State College of the University of New Hampshire, dated Qctober 29, 1970, recorded
tn the Registry at Book 1129, Page 428; 4) deed of Barbara 5. Dearborn to Plymouth State
College of the University of New Hampshire, dated November 18, 1966, recorded in the Registry
at Book 1047, Page 344, and 5) deed of Paul S. Durgin to Plymouth State College of the
University of New Hampshire, dated September 19, 1963, recorded in the Registry at Book 992,
Page 316.

: WHEREAS, the PSC land is subject to a right-of~way and casement granted to Utilities
Power Company by deed of N. B. Sanborn, dated October 10, 1925, recorded in the Registry at
Book 592, Page 441 (the “Easement”);

WHEREAS, PSNH is the successor in interest to Utilities Power Company under the
Easement; and

WHEREAS, PSC and PSNH desire by this Agreement to replace the Easement with a
new easement (the “New Easement™) to be granted hv PSC to PSNH, in exchange for PSNH's

e R R L I A 1LY oA e LU RS

release of the Easement.

NOW, THEREFORE, in consideration of the mutual promises and covenants contained
herein and for other valuable consideration, the receipt and sufficiency whereof are hereby
acknowledge, PSC and PSNH agree as follows;

A. Grant of New Easement

1 PSC, for consideration paid, grants to PSNH, its successors and assigns, the right
and easement to construct, repair, rebuild, operate, patrol, and remove overhead and underground
lines consisting of wires, cables, ducts, manholes, poles, and 1owers together with foundations,
crossarms, braces, anchors, guys, grounds, and other equipment for transmitting electric current
and/or communications over, under and across a strip of land situated in the Town of Holderness,
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)

in the County of Graffon and Sfate of New Hamipshite, fiore particularly described below (the
“Easement Area”), also this conveyance shall include the right to clear and keep clear the
Easement Area of all trees and underbrush by such means as PSNH may select, to remove all
structures or obstructions which are within the limits of the Easement Area, to cut or trim such
trees on the premises as in the judgment of PSNH may interfere with or endanger said lines or
their maintenance or operation, and the right to construct such temporary roads within said
Easement Area as in the judgment of PSNH are needed in conjunction with the construction or
maintenance of sald transmission lines. PSC for themselves and their heirs, executors,
administrators, successors and assigns, covenants and agrees to and with PSNH, its successors
and assigns, that they will not erect or maintain any building or other structure, or permit the
erection or maintenance of any building or other structure of any kind or nature upon the
Fasement Area or change the existing grade or ground level of the Easement Area by excavating
or filling, or cut or trim trees or underbrush within said Easement Area.

Said Easement Area is bounded and described as follows:

Beginning at a point on the edge of the Limited Access Right-of-way (hereinafter referred to as
“LAROW™) for N.H. Interstate Highway 93 (hereinafter referred to as “1-93"), adjacent to the I-
93 southbound exit leading to N.H. Route 175A, said point being N35°-45"-39"E a distance of
approximately 67 feet from a “NHHD" concrete bound at the intersection of Route 175A with
said southbound exit; thence running N33°-45°-39"E along the LAROW a distance of
approximately 9 feet to a pont at land of the N.H. Department of Transportation (hereinafter
referred to “NHDOT"), formerly land of Doggert; thence turning and running northerly along said
NHDOT fand a distance of approximately 234 feet to a point being the northwesterly corner of
said NHDOT land; thence turning and running easterly along said NHDOT land a distance of
approximately 27 feet to a point on the [-93 LAROW; thence tuming and running N00G®-42'-25"E
an approximate distance of 213 feet to a “NHHD" concrete bound; thence turning and running
NO1°-40°-58"W a distance of 151.86 feet to a NHHD concrete bound; thence turning and running
NOO0%-20'-34"W. a distance of 146.32 feet to a NHHD concrete bound; thence turning and
running N-12°-56°-15"W a distance of 285.08 feet to a NHHD concrete bound; thence turning
and running N18%-13"-37"W a distance of 152.83 feet to a NHHD concrete bound at the edge of
the current [-93 LAROW, thence turning and running N21°-01°-48"W a distance of 476.40 feet
to a point on the westerly edge of said LAROW, thence turning and running $66°39"-47"W a
distance of 104.52 feet to a point; thence turning and running $21°-01°-48"E a distance of 469.21
to & point, thence tumning and running S18°-13°-37"E a distance of 146.29 to a point; thence
turning and running S12°-56’-15"E a distance of 269.43 feet to a point; thence turning and
running”S00°-20"-34"E a distance of 136.45 feet to a point; thence turning and running S01°-40'-
58”E a distance of 150.94 feet to a point; thence turning and running S00°-42°-25"W a distance
of approximately 243 feet to a point at land of NHDOT; thence turning and running easterly by
land of NHDOT, formerly land of Doggett, a distance of approximately 66 feet to a point at the
northeasterly corner of said NHDOT land, thence tuming and running southerly along said
NHDOT land, a distance of approximately 214 feet to the point of beginning.

Meaning and intending to convey an easement that is mostly 100 feet in width, but varies in width
from approximately 7 feet to approximately 105 feet, from a point on the edge of the LAROW
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near N.H. Route 175A (the 7 foot wide strip), then along the westerly side of the LAROW for I-
93 (the 100 to 105 wide strip) to other easement granted to PSNH by “Commissioners’ Return of
Highway Layout, Holderness [-93-2(51)79-P-5600-G, Interstate Route #93, 1963 Sad
easement is shown on a plan (the “Plan”) entitled “*Easement Plan, Relocation 342 & 343 Lines,
Plymouth State College, Holderness, N.H.,” dated September 17, 1597, Drawing Number R-
10093, filed at PSNH.

2. PSNH, for itself and its successors and assigns, covenants and agrees that the
foregoing rights shall be exercised in a reasonably careful and prudent manner, so that no injury
which can be avoided by the exercise of reasonable care shall result to the Easement Area, or
other land of PSC in the vicinity thereof, by reason of the construction, maintenance and
operation of said lines and facilities. PSNH further agrees that it will grant PSC permission to
expand its parking facilities within the Easement, provided that the new parking facilities do not
adversely. affect PSNH's electrical facilities, and said permission shall not be unreasonably
withheld; and PSNH agrees not to place any poles in the “no pole area” shown on the Plan,
adjacent to PSC’s athletic field.

B. Release of Easement
1. PSWH, for consideration paid and in consideration of the grant of the New

Easement by PSC under this Agreemeni, hereby releases to PSC all right, title and interest
acquired by PSNH in the land of PSC under the Easement.

2. The Easement is released to PSC, without release or consent by the Trustee or
Mortgagee under (i) PSNH's First Mortpage Indenture, dated as of Avgust 15, 1978 to First
Fidelity Bank, National Association, New Jersey, recorded in the Registry a1 Book 1909, Page 97
and {ii) PSNH's Mortgage, dated as of May 1, 1991 to Bankers Trust Company, recorded in the
Registry at Book 1909, Page 321, as amended by PSNH Mortgage Amendment, dated as of April
1, 1996, recorded in the Registry at Book 2193, Page 461 and assigned to Chemical Bank by
PSNH Mortgage Assignment, dated as April 1, 1996, recorded in the Registry at Book 2193,
Page 452, pursuant to and in accordance with Section 7.2(g) of the said First Mortgage Indeniure
and Section 5.02(g) of the said Mortgage, which provisions allow PSNH to surrender any
easement which it may hoid without any release or consent by the Trustee or Mortgagee,
provided PSNH has the right under a new easement received in exchange to conduct the same
business in the same territory durtng the same or an unlimited period of time.

#

C. Miscellaneous
1. This Agreement shall be binding upon and shall inure to the benefit of the parties

and their respective successors and assigns.

2. This Agreement shall be recorded in the Registry.
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EXECUTED by the parties as of the date first writzen above.

PLYMOUTH STATE COLLEGE OF THE
UNIVERSITY SYSTEM OF NEW HAMPSHIRE

By: ﬂ ) ‘t—?—»-’?

Name:
Title: Bradioed K. Pe-rw )
ftie: Vice Chancellor fof Finsncial Affairs
angd Treasurer

PUBLIC SERVICE COMPANY OF

NEW HAMPSHIRE
By:
Name:
Title:
State of New Hampshire
County of Shva FEect
The foregoing instrument was acknc;wiedged before me this IS5, dayof

L1998 by Brad Pevel K Pe ~y

)7( ng QW«ZW
[f\o r%?ubilcljﬁs%wr@ﬁ‘é?mc—

My Commission Expires: {Joveein ber 196 %

Janua
.

State of New Hampshire
County of Hilisborough

The foregoing instrument was acknowledged before me this , day of
. 1998 by of Public Semce Company of New
Hampshire, a \Eew Hampshire corporation, on behalf of the corporation.

Notary Public/Justice of the Peace
My Commission Expires:
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QUALIFICATIONS OF THOMAS P. HUGHES

PROFESSIONAL EXPERIENCE:

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

AMOSKEAG APPRAISAL COMPANY (2002 to 2012)
Certified Residential Appraiser

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

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

Accountant - Investments

Internal Auditor (Entern)

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

EDUCATION:

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

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

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

CERTIFICATIONS:

Certified Residential Appraiser (NH - # NHCR-655)

Certified Public Accountant (IL —# 99626)
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Plymoiith State

~“UNIVERSITY
QOffice of Finance and Administration

April 1, 2016

Cindy Poole

Dept. of Transportation
State of New Hampshire
7 Hazen Drive

PO Box 483

Room 100

Concord, NH 03302-0483

Pear Cindy,

i am enclosing three certified land surveys, stamped by Daniel J. Mullen, Licensed Land Surveyor for
Richard D. Bartlett & Associates, LLC, showing the areas we have been discussing for a swap.

Please let me know what the next steps are in the process so we can bring this issue to closure.

Sincerely,

S [

Stephen ]. Taksar
Vice President for Finance and Administration

Attachment: ~ Survey of Land owned by of the State of New Hampshire; and
Survey of Land owned by Plyimnouth State University,
of the University System of New Hampshire (2)

Stephen J. Taksar, V.P. for Finance and Administration = Plymouth State University = 17 High Street, MSC 5 = Plymouth, NH 03264-1535



fvmouth State

“UNIVERSITY
Office of Finance and Administration

March 2, 2016

Cindy Poole

Dept. of Transportation
State of New Hampshire
7 Hazen Drive

PO Box 483

Room 100

Concord, NH 03302-0483

Dear Cindy,

As you know, Plymouth State University had expressed interest in acquiring a parcel of land between the
Rt. 93 exit ramp at exit 25 and Rt. 175. We conducted a level one environmental assessment and concluded
that unless the DOT or state were to certify that it is a “clean site”, as a result of the land being used as a gas
station and hold the University harmless regarding liability, we could no longer consider this a viable
purchase option. We would still be interested in buying the Jand if those terms were acceptable. Could you
verify the DOT’s position on that issue?

Assuming we cannot come to terms on selling the land, Plymouth State University is requesting an
opportunity to lease the land we had been discussing as a purchase. We are seeking parcels close to
campus to accommodate our parking demands which are increasing as a result of higher enreliments. Gur
goal would be to clear the land and put in a gravel lot to accommodate as many spaces as possible for PSU
use. Time is of the essence on this as we would need to plan and do the work over the summer in time for
the arrival of cur students in August.

I'm attaching our most recent sketch of the property we are seeking to lease. We would appreciate a
response as quickly as possible so we can finalize our summer plans.

Please let me know if you need anything else from the University. I can be reached at (603} 535-2550 or
sitaksar@plvmouth.edu. Thank you for your help with this issue.

Sincerely,

O e

Stephen |. Taksar
Vice President for Finance and Administration

cc: Ellen Shippee
Attachment: Lot Proposed to Lease

Stephen J. Taksar, V.P. for Finance and Administration « Pliymouth State University » 17 High Street, MSC § « Plymouth, NH 03264-1595
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STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. Schmidt, PE DATE: May 24, 2016
Administrator /¢
&i{/g/ AT: Dept of Transportation

Bureau of Right-of-Way

SUBJECT: Regquest to Extend a Listing Agreement and to Modify the Listing Price of
State Owned Land Currently Being Marketed to Sell with Real Estate
Professionals in Alstead
RSA 4:29-c '

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

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:38-¢, requests authorization to
amend the listing price from $35,000.00 to $30,000.00, allowing negotiations within the
Commitiee’s current policy guidelines, assess an Administrative Fee of $1,100.00, and further
extend the listing agreement with H. G. Johnson Real Estate for a term of 6 months, to sell a 4.3
+/- acre parcel located on the southeast corner of NH Route 123 and Cobb Hill Road in the Town
of Alstead subject 1o the conditions as specified in this request.

The ltem (LRCP # 14-038) was most recently approved by the Long Range Capitat
Planning and Utilization Committee on November 18, 2014. This item was originally approved by
the Long Range Capital Planning and Utilization Committee on June 23, 2009 (LRCP # 09-
032).and subsequent approved actions on September 22, 2010 (LRCP # 10-053) and May 10,
2011 (LRCP # 11-022).

EXPLANATION

The Committee at their November 18, 2014 meeting {LRCP # 14-038) approved the sale
of this property. The approval aliowed the listing of the sale of this property for the Department by
H. G. Johnson Real Estate of Swanzey, NH for the term of one {1} year with a real estate
commission of 6% for the listing price of $35,000.00, and allowed negotiations with prospective
buyers within the Committee’s current policy guidelines,

During this period, the Department entered into a Purchase and Sale Agreement for the
sale of this property inside the range of the approved value. During this period, the perspective
buyer fell into failing health and withdrew their offer to concentrate on their recovery.

H. G. Johnson Real Estate has received interest in this property but has not received any
additional offers in writing to this goint. Their current listing agreement with the Department
expired on January 30, 2016 H. G. Johnson Rea! Estate still wishes to list this property. Greg
Johnson, the realtor who is marketing this property, has discussed with the Depariment an
adjustment in the listing price for this property, stating that a price reduction would be necessary
to generate new activity on this parcel. After discussions with the realtor and reviewing the
provided information, it was decided that a listing value of $30,000.00 wouid be appropriate.

As part of the reduction of the listing price, it will be specified that the Department wili be
required to offer the property to the following entities as part of the real estate sale process:

1. NH Housing Finance Authority
2. Town of Alstead

TAPROPMNGT2016\Long Range\AlsteadCobbHillRoad(324.doc



it wit also be specified in the listing agreement that the selected real estate firm 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.

The Department requests the Committee to revise the listing value of this 4.3 +/- acre
parcel of State owned land located in the Town of Alstead to $30,000.00, allow negotiating with
prospective buyers within the Committee's current policy guidelines, with a reat estate
commission of 6%, and allow the Department to extend the listing agreement with H. G. Johnson

Real Estate for a term of six (6) months. In addition, the Department will assess an Administrative
Fee of $1,100.00 to the purchase price.

CRS/PJWII
Attachments

TAPROPMNGT \2016\Long Range\AisteadCobbHilRoad0324 .doc



OEPT. OF TRANSPORTATION
RIGHT-OF-WAY

WOV 21 200

N e L .
RECEIVED
Sl LRCP 14-038
JEFFRY A, PATTISON PR
Legislative Budget Assistant - :
{809) 271-3161 .
State of Nefo Hawpshice
MICHASL W. RANE, MPA e o
Deputy Legislative Badget Assittant OFFICE OF LEGISLATIVE BUDGET ASSISTANT STEFHEN O. SMITH, CPA

Director, Aundit Division

(808) 271-3181 State House, Room 102 (808) 2712785

Concord, New Hampshire 03301

November 19, 2014

Charles R. Schmidt, P.E., Administrator
Department of Transportation

Bureau of Right-of-Way

John O. Morton Building

Concord, New Hampshire 03301

Dear Mr. Schmidt,

The Long Range Capital Planning and Utilization Committee, pursuant to the
provisions of RSA 4:39-¢c, on November 18, 2014, approved the request of the
Department of Transportation, Bureau of Right-of-Way, to enter into a listing agreement
with H.G, Johnson Real Estate for a term of one (1) year for the sale of a2 4.3 +/- acre
parcel of State owned land located on the southeast corner of NH Route 123 and Cobb
Hill Road in the Town of Alstead for $35,000, assess an Administrative Fee of $1,100,
and allow negotiations within the Committee’s current policy guidelines, subject to the
conditions as specified in the request dated October 27, 2014,

This item (LRCP 09-032) was originally approved by the Long Range Capital

¥ ili -1 o i Tt ey gy x| P
Planning and Utilization Committee on June 23, 2009, with subscquent approved action

on (LRCP 10-053) September 22, 2010 and (LRCP 11-022) May 10, 2011.

Sincerely,
' Z
/Jeffry A. Pattison

Legislative Budget Assistant

JAP/pe
Attachment

TDI» Access: Relay NH 1-800-735-2964
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STATE OF NEW HAMPSHIRE LRCE 1!

INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. 8chmidt, PE DATE: Ocfober 27, 2014

Administrater o
‘ AT: Dept of Transportation

Bureau of Right-of-Way

SUBJECT: Sale of State Owned Land in Alstead
RSA 4:38-¢

TO: Representative David Campbell, Chairman
i ong Range Capital Planning and Utllization Commitise

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:38-¢, requests authorization to
enter into a listing agreement for a term of one (1) year with H. G. Johnson Real Estats with the
real estate commission of 6%, for the sale of a 4.3 +/- acre parce! of State owned land located on
the southeast cormer of NH Route 123 and Cobb Hill Road in the Town of Alstead for
$35,000.00, assess an Administrative Fee of $1,100.00, and allow negotiations within the
Committes's current policy guidelines, subject fo the conditions as specified in this request,

This item (LCRP 08-032) was originally approved and amended by the Long Range
Capital Pianning and Utilization Commitiee on June 23, 2008 with subsequent approval action
taken on September 22, 2010 (LRCP 10-053) and on May 10, 2011 (LRCP 11-022}. '

EXPLANATION

The Department of Transportation wishes to dispose of a 4.3 +/- acre parcel of surplus
iand iocated on the scutheast corner of the intersection of NH Route 123 and Cobb Hill Read, in
the Town of Alstead,.

The parcel was acquired in 2008 and is the remnant of a larger parcel acquired in
connection with the construction of flood project and rebuilding NH Route 123.

This request has been reviewed by this Department and it has been determined that this
parcet is surplus to our operational nesds and interest, -

This property was originaily brought forward to this Committee as ltem (LCRP 09-032)
and was originally approved on June 23, 2009 to be marketed for the Department by H. G.
Johnson Real Estate with subsequent approval actions io renew the listing agreement taken on
September 22, 2010 (LRCP 10-053), and on May 10, 2011 (LRCP 11022}

H. G. Johnson Real Esiate had been marketing the property for the Department during

that period and the State received two offers on the property during this time but they were under

the value the State could accept.

Policy approved by this Committee states that after the State owned properties approved
by this Committee for a listing period of one (1) year and two (2] six {6} month extensions were
not sold or under agresment after this time, that the Department would request market analyses
from realtors pre-qualified by the Depariment in the region where the property was lccated and
would bring that information along with the Department’s recommendation to this Committes for
their approval. :

TALONG RANGE\2014\alstead 4_3 acres 102714.doc



In accordance with Tra 1000, "Process for Marketing and Sale of State Owned Property
Utllizing Real Estate Professionais,” and Tra 1003.03 {Selection Process), all pre-guaiified from
realtors pre-qualified by the Department in the region where the property was located and would
bring that information aleng with Department's recommendation to this Commitiee for thelr
approvai

Réaltors in Region 2 (Cheshire and Sullivan counties) were sent a request to submit a
market analysis for the subject property at a set rea! estate commission of 6%. Based on this
request, the Depariment receivad response from one (1) firm. Data from this market analysis is
as follows: ' :

H. 3. Johnson Real Estate
PO Box 10 $35,000.00
Swanzey, NH (3446

State Appraisal $35,000.00
fo -
$40,000.00

In accordance with Tra 1003.03, the Pre-qualification Committee reviewed the above
informatlon and felf that a value of thirty-five thousand ($35,000.00) dollars was an appropriate
- value for this property and seiected H G. Johnson Real Estate of Swanzey, NH to market the
property for the Department.

As part of the listing agreement with the selected realior, it will be specified that the
Department will be required {c offer the property o the following entities as part of the real estate
sale process: '

1. NH Housing Finance Authority
2. Town of Swarnzey

it will also be specified in the listing agreement that the selected real estate firm will not
collect a commission for sales to any of the above-listed entitles, or any State agency that may
express interest in the property.

dd;’f on, the Department will assess an additional Administrative Fee of $1,100.00 to the

Authorization is requested from the Committes to enter into a listing agreement with H. G.
Johnson Real Estate of Swanzey, NH at 2 vaiue of thirty five thousand {$35,000.00) dollars fora
ferm of one (1) year, with a set real estate commission of 6%, as described above, allowing
negotiating within the Committee’s current policy guidelines, assess an Administrative Fee of one
thousand one hundred ($1,100.00) dollars, and if a willing buyer is found fo sell this parcel as
stated above, subject to Governor and Executive Council approval.

CRS/PIM/dd
Attachments

TALONG RANGE\20] 4\alstead 4_3 acres 102714.doc
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Phillip Miles

From: Greg Johnson <greg@hgjohnson.com>

Sent: Saturday, May 21, 2016 10:21 AM
To: Phillip Miles

Ce: greg@hgjohnson.com

Subject: Alstead Land

Hi Phil,

Sorry for the delay but 1 did some sales comps. | think we should drop the asking price to $30,000. The land is only
suitable for a (1} home site without going through town boards, etc. which most people avoid. In addition, the overall
market is still pretty stuggish,

Let me know if you need anything else to go to the commitiee.

HG Johnson Real Estate
603-352-5533 Office
617-733-2124 Cell
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LRcp 16-020

STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. Schmidt, PE @}J({, DATE: May 26, 2016
Administrator A
AT: Dept. of Transportation

Bureau of Right-of-Way

SUBJECT: Sale of State Owned Land with Improvement in Windham
RSA 4:39-¢c

TO: : Representative Gene Chandler, Chairman
L.ong Range Capital Pianning and Utilization Committee

REQUESTED ACTION

The Depariment of Transportation, pursuant to RSA 4:38-¢, requests authorization to
enter into a listing agreement for a term of one (1) year with NAI Norwood Group for the sale of a
3.6 +/- acre parcel of State owned land improved with a single family residence located at 72
Range Road in the Town of Windham by amending ltem LRCP 16-012 {which was previously
approved by the Long Range Capital Planning and Ufilization Committee on May 10, 2016) to
change the real estate commission from 5% to the following real estate commission:, First
$500,000.00 of sales price: 6%, $500,000.01 and above of sales price | 5%, subject to the
conditions as specified in this request.

EXPLANATION

The Department of Transportation wishes to sell this parcel of State owned land
improved with a single family residence located at 72 Range Road in the Town of Windham.

This property was acquired in 2008 for the Salem-Manchester, 10418C project which is
widening Interstate 93 through the area.

Conditions of the sale will include:

o Access will be provided fo the parcel from both Range Read and the Relocated
NH Route 111A. Relocated NH Route 111A will have a raised concrete median
island down the center of the roadway resfricting left turning movement from and
to the parcel along Relocated NH Route 111A.

o The parce! will be sold with the one single family residence |ocated at 72 Range
Road. The Commercial Building currently iocated on the property at 70 Range
Road will be removed by the Depariment prior to the sale of this property.

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

The need for the 3.6 +/- acre parce! with improvement has been reviewed by the
Department, which has determined that the subject parcel and improvement is surplus to our
operational needs and interest for the purpose of disposal.

This Committee at their May 10, 2018 meeting (LRCP 16-012) approved the enter into a
listing agreement for a term of one (1) year for the sale of this property with NAI Norwood with the
real estate commission of 5% for the sale of a 3.6 +/- of an acre parcel of State owned land
improved with a single family residence for $725,000.00. In addition, the Department will assess an
additional Administrative Fee of $1,100.00 to the purchase price.

TAPROPMNGT\2016\Long Range\WindhamShelton0526.doc



As the Department was working with NAI Norwoed {o enter into a listing agreement for
marketing this property for sale, it was discovered that the sales cocmmission submitted by the
Department was incorrect,

When the request for market analysis was sent to prequalified realtors for this parcel, the
proposed reals estate commission to be paid to the realtor when the sale of this parcel was
completed was as foliows:

First $500,000.00 of sales price: - 6%
$500,000.00 and above: 5%

Normally the Department would pay a 5% commission when the Department would be
marketing a residential property. While this property does have a single family residence on this,
this property is zoned Gateway Commercial District and would be marketed as commercial land.
The Department would customarily pay a 6% commission on the marketing on vacant land. Due to
the value of this parcel, the proposed commission is on a sliding scale.

As part of the listing agreement with the selected realtor, it will be specified that the
Department will be required to offer the properiy to the following entities as part of the real estate
sale process:

1. NH Housing Finance Authority
2. Town of Windham

It will also be specified in the listing agreement that the selected real estate firm 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. :

Authorization is requested from the Commitiee 0 enter into a listing agreement with NA
Norwood Group for the sale of a 3.6 +/- acre parcel improved with a single family residence in
Windham at a value of seven hundred twenty-five thousand {$725,000.00) doliars for a term of
one (1} year, with a real estate commission of the first $500,000.00 of sales price: 6%,
$500,000.01 and above of sales price; 5% as described above, allowing negotiating within the
Committee’s current policy guidelines, and if a willing buyer is found to sell this parcel as stated
above, subject to Governor and Executive Council approvai.

CRS/PJMA
Attachments
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DEPT. OF TRANSFORTATION
- HIGHT-OF-WRY

MICHAYL W. HANE, MPA
Legislative Budget Assistant

oo Erees | State of Nefo Hampshive

CHRISTOPHER M. SHEA, MPA - " STEPHEN C. SMITH, CFA
Deputy Legislative Budget Assistant OFFICE OF LEGISLATIVE BUDGET ASSISTANT Director, Audit Division
(8031 271.3181 State House, Room 102 (603) 271-2785

Concord, New Hampshire 03301

May 10, 2016

Charles R. Schmidt, P.E., Administrator
Department of Transportation

Bureau of Right-of-Way

John O. Morton Building

Concord, New Hampshire 03301

Dear Mr. Schmidt,

The Long Range Capital Planning and Utilization Committee, pursuant to the
provisions of RSA 4:39-c, on May 10, 2016, approved the request of the Department of
Transportation, Bureau of Right-of-Way, to enter into a listing agreement for a term of

- one (1) year with NAI Norwood Group for the sale of a 3.6 +/- acre parcel of State owned
land improved with a single family residence located at 72 Range Road in the Town of
Windham for $725,000, assess an Administrative Fee of $1,100, and allow negotidtions
within the Committee’s current policy guidelines, subject to the conditions as specified in
the request dated April 18, 2016.

Sincerely,

Michael W. Kane
Legislative Budget Assistant

MWK/pe
Attachment

TDD Access: Relay NH 1-800-735-2964



STATE OF NEW HAMPSHIRE % *°
INTER-DEPARTMENT COMMUNICATION

FROM: Charles R. Schmidt, Pk { . DATE: Aprii 18, 2018
Administrator
AT: Dept ¢f Transportation
Bureau of Right-of-Way

SUBJECT: Sale of State Owned Land with Improvement in Windham
_ R8A 4:38-¢

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

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:39-¢, requests authorization to
enter into a listing agreement for a term of one (1) year with NAI Norwood Group with the real
estate commission of 5% for the sale of a 3.6 +/- acre parcei of State-owned land improved with a
single family residence located at 72 Range Road in the Town of Windham for $728,000.00,
assess an Administrative Fee of $1,100.00, and allow negotiations within the Commitiee’s current
policy guidelines, subject to the conditions as specified in this request.

EXPLANATION

The Department of Transportation wishes {0 sell this parce! of Stale owned land
improved with a single family residence located at 72 Range Road in the Town of Windham.

This preperty was acquired in 2006 for the Salem-Manchester, 10418C projéct which is
widening interstate 83 through the area.

Condifions of the sale will include:

o Access will be provided to the parcel from both Range Road and the Relocated
NH Route 111A. Relocated NH Route 111A will have a raised concrete median
island down the center of the roadway restricting left turning movement from and
to the parceal along Relocated NH Route 111A,

o The parcel wiil be sold with the one single family residence located at 72 Range
Road. The Commercial Building currently located on the property at 70 Range
Road will be removed by the Department pricr to the sale of this property

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

The need for the 3.6 +/- acre parcel with improvement has been reviewed by the
Department, which has determined that the subject parcel and improvement is surplus fo our
operational needs and interest for the purpose ¢f disposal.

In accordance with Tra 1000, "Process for Marketing and Sale of State Owned Property
Utilizing Real Estate Professionals,” and Tra 1003.03 (Selection Process), alf pre~qualified Realtors
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 5%. Based on this request, the
Department received responses from seven (7) firms. Data from each market analysis is listed
below as follows:

TAPROPMNGT2016\.0ong Range\WindhamShelton0329.doc




NAI Norwood Group $586,5600.00 -
118 South River Road $685,000.60
Bedford NH 03110

Berkshire Hathaway Verani Realty $585,000.00
One Verani Way
Londonderry NH G3053

CB Richard &l s! New England $750,000.00
2 Wall Streef, 2" ? floor
Mancheaster NH 03101

$728,000.00

KW Commercial
188 South River Road
Bedford NH 03110
Shea Commercial Properties Inc. $625.349.00
88 Stiles Road, Suite 204 '
- Salern NH 03079

Coldwell Banker Commercial $576.500.00-
4 Nashua Road $885‘00G.00
Londonderry NH 03038 ‘
Paﬁ] Mcinnis Inc. ' $475,000.00
1 Juniper Road '
North Hampton NH 03862

. $675,000.00-
State Appraisal $750,000.00

In accordance with Tra 1003.03, the Pre-qualification Commitiee reviewed the above
information and also interviewed each of the firm concerning the sale of this property. Following
this, the Pre-qualification Committee and selected NAI Norwood Group to market this property for
the Department. After further discussions with the NAI Nerwood Group concerning the property,
it was feit that a value of seven hundred twenty five thousand ($725,000.00) dollars was an
appropriate value for this property.

As part of the listing agreement with the selected realtor, it will be specified that the
Department will be required to offer the pmperty to the following entities as part of the real estate
sale process:

1. NH Housing Finance Authority
2, Town of Windham

it will also be specified in the listing agreement that the selected real estate firm will not
collect a commission for sales to any of the above-listed entities, or any State agancy that may
express interest in the property.

In agdition, the Department will assess an additional Administrative Fee of $1,100.00 to the
purchase price.

. Authorization is requested from the Committee {o enter into a listing agreement with NAI
Norwood Group for the sale of a 3.6 acre parcel improved with-a single family residence in
Windham at a value of seven hundred twenty-five thousand ($725,000.00) dotars for a term of
one (1) year, with a rea! estate commission of 5% as described above, allowing negotiating within
the Committee’s current policy guidelines, and if a willing buyer is found to sell this parcel as
stated above, subject to Governor and Executive Council approval,

CRS/PJIMII
Attachments
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Ll Pl THE STATE OF NEW FIAMPSHIRE

E DEPARTMENT GF TRANSPORTATION
E
i

Yepartient af Trupsporialing

Victoria F. Sheelian

William Cavs, P.L.
Camrniissioner

‘November 9, 2015
Judy Niles-Simmons ‘

NAI Norwood Group
116 South River Road
Bedford, NH 03110

Re: Salem-Manchester 10418C, Parcel Wi11, W12
Request for Market Analysis, Sale of State Owned Land with Improvements in Windham

Dear Ms. Niles-Sirnmons:

The State of New Hampshire reguests a Market Analysis for the following parcet of State owned land
with improvemnents located in the Town of Windham. This parcel is located at 72 Range Road and consists of

a wood-framed ranch style house situated on a 3.84 +/- acre lot. This parcel is shown on Windham Tax Map
17, Block M, Lot 30, '

Conditions of the sals include:

o Access will be provided o the parcel from both Rangs Road and the Relosated NH Roule

1A Rmiocr:ted NH Route 111A will have a raised concrete median island down the center
of the roadway restricting left turning movement from and fo the parcel along Relocated NH
Route 111A. An.existing driveway that accesses this parcel that fravels through the abutling

narcel is a private drive and is not a permitiable access for this parcel.

o The parcel will be sold with the one single-family residence located at 72 Range Rozad. The

commercial building currently located on the property &t 70 Rangs Road will be removed by
the Department prior fo the sale of this property.

o The purchaser of this parcel would, at their expense, have & survey plan prepared by a
Licensed Land Surveyor descriling the parce! being sold, and record this plan in the

Rockingham County Regisiry of Deeds. The Dﬁpartment will use this plan fo prepare the
desd for the sale of this parcel.

The viewing date for this property is scheduled for Thursday, November 19, 2015 from 12:00 pm to
2:00 pm.

Your Market Analysis should meet the reguirements listed in Tra 1003.03 Selection Process. A real

estate commission, based on the sales price, is proposed to be paid {o the selecied realtor when the sale is
completed as follows: :

First $500,000.00 of sales price: 6%
$500,000.01 to $1,000,000.00 of sales price: 5%,
. $1,000,000.01 and above of sales price 4%

JOHN O MORTON BUILDING « 7 HAZEN DRIVE « P.O. BOX 483 » CONCORD, NEW HAMPSHIRE. 03302-0483

TELEPHONE: 803-271-3734 » FAX: 803-271-3814 « TOD: RELAY NH 1-800-735-2864 « INTERNET: WWW NHDOT.COl
TAPROPMNGT\2015\3 84 acres windham niles simmons 110915.doc

Assistans Commnissioner



All Market Analyses must be submitted to the Bureau of Right-of-Way, John O. Morton Building -
Reom 100, 7 Hazen Drive,, PO Box 483, Concord, NH 03302, Afin: Phillip J. Miles or e-malled 1o
prmiles@dot.state nh.us on or before Decamber 18, 2015 or your analysis will not be considered.

Should you have any guestions or comments please feel free to contact me at (803} 271-6817, .-

e
-
-~

Sincerely, -~
2 Yo 7% i,
o 2 ff// ‘y\l"f ,’: 7 ,;.-‘"‘// s A
";’{,j’/j.'/ i)'/ / M ,/"’
i Cemdll B ot
EH{ Ve e A . / -

e

—

Phﬂiﬁg{f{!}iﬁﬁes L
Chief'of Property Management
PJMidd
Enclosure

co Charles R. Schmidt, PE, Administrator, Right-of-Way Bureau
Stephen Bernard, Chisf Appraiser, Right-of-Way Bureau

Bureau of Right-of-Way

JO Morton Building - Room 100
7 Hazen Drive

PO Box 483

Concord, NH 03302-0483

Tel; (603) 271-3222

Fax: {603)271-6815
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State of New Hampshire  gep 16-021

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

VICKI V. GUIRAM JOSEPH B. BOUCHARD
Commissioner Assistant Commissioner
(603) 271-3201 {603} 271-3204

June 1, 20146

The Honorable Gene Chandier, Chairman

Long Range Capital Planning and Ulilization Committee
L.O.B. — Room 201

Concord, New Hampshire 03301

REQUESTED ACTION

Pursuant 1o RSA 4:40, the Department of Administrative Services, acting on behalf of
the New Hampshire Liguor Commission, requests approval fo enter info a marketing
agreement with The Norwood Group, Inc. {DBA “NAI Norwood Group”), allowing
negotiations within the Committee’s current policy guidelines, for a term of up fo one year o
sell the property iocated at 13 West Street in the Town of Ashiand (including a singie-story
concrete block commercial retall building with approximately 3,600 square feet of space
and approximately 0.41 acres of land) for $1,100,000 plus an administrative fee of $1,100.

EXPLANATION

The subject property (the “Property”) is comprised of o parcel of land approximately
0.41 acres in size at the intersection of West Sireet and U.S. Route 3, New Hampshire State
Liquor Store #46, a single-story concrete block retail building with approximately 3,600 square
feet of space that was originally constructed in 1967, and a paved surface parking lof on
three sides of——and immediately adjacent to—the building. The Property is located at 13
West Street in Ashland, New Hampshire {Tax Map 4, Block 3, Lot 7) and includes both access
and parking easements over the abutting parcel, which currently hosts an lrving station and
a Circle K convenience store, As of the date of this reguest the liquor store continues 1o
operate on the Property, but the Liquor Commission (the "NHLC") is preparing to discontinue
operafions on site within the next month or so. The Property enjoys o prime location within full
view of interstate 93 directly adjacent to Exit 24. The NHLC will no longer have any need or
Jse for the Property after it has been vacated. The Department has been asked by the
NHLC fo dispose of the Property by sale on its behalf.

On March 23, 2014, the Department issued a Reguest for Proposal to Provide Real
Estate Services (“RFP").  The RFP was posted on fhe Department's Current Bidding
Opportunities web site and was advertised in the Manchester Union Leader March 23-25,
2014 and by a direct email solicitation sent to over thirty-five (35) real estaie brokers licensed
by the New Hampshire Real Estate Commission. In response fo the RFP the Department

TDD Access: Relay NH [1-800-733-2964



The Honorable Gene Chandler, Chalrman

Long Range Capital Planning and Utlization Committes
June 1, 2016

Page 2 of 2

received only one conforming proposal. The proposal included a proposed commission rate
of 6%.

The sole proposal was submitted by The Norwood Group, Inc. [BBA NAI Norwood
Group) {"Norwood™). Norwood has worked with the Department before, having successfully
marketed two other surplus State properties over the past three years. As a result of
Norwood's qudlifications and experience with other surplus State properties, the Department
is satisfied with the results of the RFP notwithstanding the low rate of response. Therefore, the
Department proposes to enter into an exclusive listing agreement with Norwood 1o sell the
Property for $1,100,000. The Department proposes this price at the behest of the NHLC, which
has indicated ifs firm belief that one or more national restaurant chains would be willing to
pay that amount for the Property.

The marketing agreement will specify that the Department is required to offer the
Property to the Town of Ashland at the sale price approved by the Long Range Capital
Planning and Ufilization Committee as part of the statutory disposal process, and that the real
estate broker will not receive any commission for a sale to the Town of Ashland or the County
of Grafton.

Authorization is hereby reguested: to enter info an exclusive marketing agreement
with a maximum ferm of one (1) year that will be subject to final approval by the Governor
and Executive Council for the sale of the Property at or above the proposed sale price and
subject to the conditions ouflined above; to pay from the proceeds of such sale o
commission 1o the selected broker at the rate of six percent (6%) of the sale price; and to
retain for the Department together with the proceeds of such sale an administrafive fee of
$1,100, or such larger amount as the Committee may deem appropriate, in accordance
with RSA 4:40, 1ll-a. :

Respectfully submitted,

i i)

Vickl V., Quiram
Commissioner

Attachments



LIST OF EXHIBITS

Location map

Aerial view of parcel showing tax parcel boundaries

Aerial view of building

Subdivision plat circa 1975 showing current parcel boundaries

Council on Resources and Development (CORD) final action memio
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Ashland Liquor Store (#46)
13 West Street
Ashland, New Hampshire
(Tax Map 4, Block 3, Lot 7)

Aerial View
(showing tax parcel boundaries in black and subject parcel shaded in blue}



Ashland Liquor Store (#46)
13 West Street
Ashiand, New Hampshire

Aerial Photo of Facility
(shown at center above)
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‘New Hampshire Council on

Resources and Development

NH Office of Energy and Planning
107 Pleasant Street, Johnson Hall
Concord, NH 03301
Phone: 603-271-2155
Fax: 603-271-2615

TDD Access: Relay NH
1-800-735.2964

MEMORANDUM

TO: Commissioner Vicki V. Quiram
Department of Administrative Services

#
i

FROM: Susan Slack, Prineipal Piam}er{ ggi@w{(i{;{@
NH Office of Energy and Planning '

DATE: May 13, 2016

SUBJECT: Surplus Land Heview, SLR 16-002-Ashland

On May 12, 2016, the Council on Resources and Development (CORD) took action on the
following Surplus Land Review application:

Request from the Department Administrative Services, on behalf of the NH Liquor Commission,
to dispose of by sale the Ashland Liquor Store property located at the intersection of U.S. Route
3 and West Street in Ashland, consisting of approximately 0.41 acres, a single-story concrete
block commercial retail building with approximately 3,600 square feet of interior space, and
pavement on three sides of the building for vehicular access and parking.

CORD members voted to RECOMMEND APPROVAL OF SLR 16-001 as submitted.

ce: Jared Nylund, NH Department of Administrative Services
Meredith Hatfield, Director, NH Office of Energy and Planning
Chair, Long Range Capital Planning and Utilization Committee

MEMBER AGENCIES: Office of Energy and Planning » Resources and Economic Development « Environmental Services

Agriculture, Markets, and Food » Fish and Gama = Safety  Education « Health and Human Services ¢ Transporiation
Miltural Raentirnag o Ardminicirative Senvirea o New Mamnehira Malcins Financs Anthnrity



New Hampshire ADMINISTRATIVE OFFICE
Employment 45 SourH FrRUIT STREET
Security Concorp, NH 03301-4857

www.hhes.nh.gov
Were working to keep New Hampshire working”

{pop 16=-022

Greorge N, Corapis, CommssioNer

Ricuarp J. LAVERS, Derury COMMISSIONER

June 3, 2016

Honorable Gene Chandler, Chairman

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

Concord, NH 03301

Dear Chairman Chandler:

REQUESTED ACTION

Pursuant to RSA 4:40, the New Hampshire Department of Employment Security (NHES)
requests authorization to amend the selling price for NHES-owned properties located at 300
Hanover Street and 436 Maple Street in Manchester, New Hampshire to $1,250,000.00, which is
more than ten (10) percent below the $1,520,000.00 amount approved by the Long Range
Capital Planning and Utilization Committee (“LRCPUC™) on February 17, 2016 (LRCP #16-
005), and requests authorization to amend that the additional $1,100.00 administrative fee
pursuant to RSA 4:40, 1l1-a be collected only once and not for each property as previously
approved by the LRCPUC on February 17, 2016 (LRCP #16-005), and to sell the properties to
George R. Attar (“the Buyer.”)

EXPEANATION AND SUMMARY

NHES received approval from the LRCPUC on February 17, 2016 to market and sell 300
Hanover Street and 436 Maple Street in Manchester, New Hampshire for their updated,
appraised values of $1,425,000.00 and $95,000.00, respectively, or higher. (A previous approval
was granted on September 18, 2012 to sell the properties for their then market value.) Following
the LRCPUC’s most recent approval, a solicitation for offers was advertised and conducted with
the assistance of a licensed real estate brokerage firm, NAI Norwood Realty. As a result of that
process, NHES received bids and has reached a tentative agreement to sell both properties to the
Buyer, George R. Attar, who will be purchasing the properties through a Limited Liability
Company based in Manchester, New Hampshire.

The proposed combined sales price of $1,250,000.00 is more than 10% below the previously
approved sales prices for the properties. The Department believes that the offer submitted by the
Buver represents fair market value based on the fact that the Department has attempted to sell the
300 Hanover Street property twice previously. Although two previous, higher offers were
received, neither the offers nor the resulting agreements culminated in a sale of the property.

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

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



Long Range Request Letter
Page 2

The offer received from the Buyer is the only one that the Department has received since 2014.
In addition, NHES intends to lease back property for its Manchester Local Office from the Buyer
and will benefit from the additional parking afforded by keeping 436 Maple Street in common
ownership with 300 Hanover Street.

Prior to signature and execution, the Office of the Attormey General will review and approve the
attached proposed Purchase and Sale Agreement. Your favorable consideration of the

Department’s proposed action is requested.

Please don’t hesitate to contact me with any questions or concerns.




PURCHASE AND SALE AGREEMENT

This Agreement is dated this day of , 2016, between the
State of New Hampshire Department of Employment Security, having an address of 45
Scuth Fruit Street, Concord, New Hampshire 03301 (the “Seller”) and 300 Hanover Street
LLC, having an address of 920 Candia Road, Manchester, New Hampshire 03109 (the
“Buyer”).

Reference is made to the following facts:

A Seller is the owner of an approximat
buildings and improvements thereon located at : ver Street, Manchester, New
Hampshire, originally conveyed to the Sellg ' Deed recorded in the
084, together with all
buildings and improvements thereon. S
acre unimproved parcel of land located at
originally conveyed to the Seller by Warrant
Registry of Deeds at Book 6381 ﬁ,slé?fag
(Collectively referred to herein a :

B. The Real Estate is b

3 plus and should be sold: i)
i on.Resources and Development
t legislative Long Range Capital
; {iv) an offer to sell the Real Estate at not

Planning and Utilization £

less than its , SNn or county in which the Real Estate is
located f lei %F’@%E Estate by the Governor and Executive
Coun Hampshire ("G&L"). With respect to the sale of the Real
Estate t Buyer, the 4mis§ler of the New Hampshire Department of Employment
Security etermined ﬁ%jhe Re; gstate is surplus and should be sold, CORD has
reviewed the Broposed sall %@f the Real Estate and recommended it for approval, and
LRCPUC has wed and approved the sale of the Real Estate on February 17, 2016.
This Agreement é?-“« riatize;ﬁ he resulting offer from Buyer, which offer the Department of

Employment Securit elie o represent the best value to the State of New Hampshire
Department of Employ“ﬁ%ﬁ “Security among all offers received. This Agreement remains
subject to approval by LREPUC of the revised sales price, which is more than 10% below
the sales price approved on February 17, 2016, the City of Manchester’s refusal or failure
to timely accept Seller's offer to sell the Real Estate to the City at the Purchase and Sales
Agreement price, and final approval by Governor and Council.

C. Seller desires to sell, and Buyer desires to buy, the Real Estate pursuant to
the terms and conditions set forth herein and in accordance with the applicable provisions
of RSA 4:40 with respect to the disposal of surplus real property by the State of New
Hampshire.



NOW, THEREFORE, for good and valuable consideration hereinafter specified, the
sufficiency of which is hereby acknowledged, Seller and Buyer agree as follows:

1. Sale and Purchase. Seller shall sell and Buyer shall purchase, subject to the
terms and conditions herein, the Real Estate, including all buildings and improvements
thereon and together with all rights of way, beneficial easements, privileges, permits,
approvals and other appurtenances and rights pertaining to the Real Estate (collectively,
the “Property”).

2. Purchase Price. The purchase price (t
Estate shall be ONE MILLION TWO HUNDRED FIF]2
($1,250,000.00), plus an additional One Thousand.¢
administrative fee pursuant o RSA 4:40, lil-a,
follows:

rchase Price”) for the Real
USAND Dollars and no/cents
Dollars {$1,100.00) as an

é“?@ Price shall be payable as

(a) /\ I’E,:j,ﬁol;ars (837,500.00)
will be paid to the Seller as a deposit within fo - 5

this Agreemeﬂt by the Seller (theg:;Depos:t”)
Seller in accordance with the te i
accounted for at the Closing and ‘shg
satisfactory completion of the Due Dj ;

prowded that the trans j:,; |

“ifiescrow by the
The Deposit shall be duly
_Purchase Price. Following the
%@osﬁ shall be non-refundable

Jzﬁ bed herein) and that the Seller
ré‘fgment specifically including
3 @agraph 13(h) herein. i Seller
5 £ fRSA 4: 40’/ orifthe sale does not occurfor

does not comply w
any reason other than
returned tg;;\

date og\'f)f : o 0sing ) by certified check, bank check or Federal wire

transfer, § orations in accordance with this Agreement.
3. 3The Closing shall occur on a date that is within thirty (30)
days after fanal ap ale by the Governor and Executive Council of the State of

and location (the “Closing’Date”), TIME BEING OF THE ESSENCE. The Closing shall
occur at the offices of the Seller, unless otherwise agreed to by Seller and Buyer.

4. Warranties and Representations. To induce the Buyer to enter into this
Agreement and to purchase the Property, the Seller hereby warrants and represents to
Buyer as follows:

(a)  Seller has no knowledge of any adverse rights to the Property, there
are no leases, subleases, licenses, known prescriptive rights, tenancies or other
agreements which grant any possessory or other interest in the Property, there are no
known contracts affecting the Property which will survive the Closing and Seller has no

2



knowledge of any default with respect to any permit, approval, ordinance, law or obligation
pertaining to the Property.

(b)  Seller has the power and authority to enter into and perform its
obligations under this Agreement except as provided herein.

(d)  The execution, delivery and performance of this Agreement by Seller
have been duly authorized by all necessary action on the part of Seller except as provided
herem The individual executang this Agreement on beh;@c Seiler has the authority to

i

(e) There are no known actiop \ idministrative), suits or other
28] i which legal process has
been served on Seller or threatened agau@ s

‘%’N !

§ énsiof building
perty taxes for the then current tax

’30 days, then the Buyer may
14 days to complete the examination. If
upon exa_ atic e it € litle is not marketable and not insurabie,
[ R ttitle defects and providing Seller with a

ey, this Agreement may be rescinded at the

S| =§;§hati be refunded to Buyer, provided that written notice
Al e frame, TIME BEING OF THE ESSENCE. If no

e oppor’curﬁf
Buyer andalj
is deliveré" the Seller v

Buyer resewe%ﬁa to verify prior to Closing that there has been no material
adverse change in the‘éfg dition of title to the Property from that date until the Closing
Date. A "material advers change shall be defined as one rendering title to the property
not marketable and not insurable (without exception for said adverse material change). if
Buyer notifies Seller in writing of any material adverse change in the condition of title, then
Seller shall, for a reasonable period of time, use diligent efforts to correct or cure the same
and the Closing Date shall be extended during such time. If, after the exercise of diligent
efforts, Seller is unable to remove and remedy same, then, at Buyer's option, the Deposit
and all interest earned thereon shall be forthwith returned to Buyer, this Agreement shall
become null and void, and the parties hereto shall have no further rights and obligations
hereunder.



At the Closing, Seller shall deliver title and possession of the Property to Buyer in
broom clean condition, free of aill personal property and furnishings other than as expressly
agreed by the parties.

8. Surplus Property Process. The parties acknowledge, understand and agree
that the sale of the Property is subject to RSA 4:40 as described in introductory paragraph
B, hereto. Seller agrees to promptly take all steps necessary in order to comply with the
requirements of RSA 4:40. Buyer agrees to reasonably cooperate with Seller’s efforts.
Seller will also make reasonable efforts, as necessapy, to proceed with obtaining
appropriate authorization(s) for the lease back of offlce«; Hace as proposed in the Buyer's
Offer, to be further negotiated between Buyer and $&l In connection with the lease
back of office space, NHES may require the i incorpor specific lease terms, including

44 attached as Exhibit 1.

7. Condemnation/Casualty. If :

the power of eminent domain, condemnat:on 1
have the option (i} to terminate thi fegﬂ\greement ‘vj '
(ii) to proceed to Closing and to fec: 5 the Purchase Prlée at Closing in
dwarded to Seller applicable to the
Property prior to Closing, and Sellet

other compensatlon ﬂot

and sewer charges and rents, if any, shall be
ate of Closing. Taxes due and payable for all prior years,

betterment €
prorated and a%}a e
if any, shall be paid;it
the tax rate is fixed fo

the proration to be adjusted between the parties based on actual taxes (including any state
ad valorem taxes) for the year in which Closing occurs at the time after the Closing such
actual taxes are determined.

9. Transfer Tax. It is understood that the Seller’s portion of the transfer tax
related to the sale of the Property is exempt from taxation. The Buyer agrees to pay its
portion of the transfer tax. Both parties agree to execute any tax returns, inventories,
conveyance forms or questionnaires required to be filed in connection with any such taxes.

10.  Default by Buyer. If Buyer shall default in the performance of any of its
obligations under this Agreement, Seller shall as its sole remedy, at law or in equity, retain

4



the Deposit and all interest earned thereon as liquidated damages, in which event this
Agreement shall become null and void and the parties shall have no further rights or
obligations hereunder.

11.  Default by Seller. If Seller shall defauit in the performance of any of its
obligations hereunder, Buyer shall have the right to terminate this Agreement without
further liability hereunder, in which event the Deposit and all interest earned thereon shall
be forthwith returned to Buyer, and this Agreement shall become null and void and the
parties hereto shall have no further rights or obligations hereunder except those expressly

subparagraphs (b), (¢), and (d) of this Agreement ha n satisfied, the Buyer may seek
such remedy as permitted by RSA 491:8 as monai alternative remedy to
termlnation if the Seller shall default and the Bu; ng to pay the full Purchase

12.  Brokerage. Buyer has not beet
transaction. Seller is represented by NAI No'
be responsible for any fees or go
agreement. :

;tate broker in this
pshire and shall

. g no material adverse change in the condition of the
Property from its condj the date of this Agreement other than resulting from usual

wear and tear;

(e)  there being no material adverse change in the condition of title to the
Property that the Seller is unable to correct or cure in accordance with Section 5 hereof;

H compliance by the Seller with the requirements of RSA 4:40 with
respect to the sale of the Property; and

(9) receipt of such other documents as Buyer’s title insurance company
may reasonably require in order to issue a title insurance policy insuring the Property in the
condition required by the provisions of this Agreement.



(h) Seller having entered into a lease agreement with Buyer for Seller's
Manchester local office, which shall continue operating at 300 Hanover Street during this
transaction. Seller shall notify Buyer in writing at least 30 days prior to the closing if Seller
is unable to secure approval for the lease agreement prior to the closing date for the
subject property, in which case the closing date may be delayed by 60 days or such longer
or shorter duration as mutually agreed to by the Seiler and Buyer. If, after such extended
period of delay, approval of the lease has still not been secured, then the Buyer may
rescind this Agreement and all deposits shall be returned to the Buyer.

fid any one or more of such
tion. If any one of the above
t by giving written notice to
7all interest thereon shall be
rther rights or obligations

These conditions are for the benefit of the Buygh
conditions may be waived by the Buyer in its sole 4
conditions is not met, Buyer may terménate thisf,f,

hereunder.

obilgatlon of the Seller to sell the k B .. Agréement is expl %iy conditional
and contingent upon all of the fo i :

to timely accept Seller's offer
- Contal herem, to be made pursuant
to RSA 4:40, which 3 :;'«,’ ptly following Buyer's execution of the

Purchase 5

t9a lease agreement with Buyer to lease back
|, Office, which shall continue operating at 300 Hanover

e’ ﬁi;[er shall notify the Buyer in writing at least 30 days
able to-secure approval for a lease agreement, in wh|ch

ﬁ ©  Sélier havi
: @»:’Eeliers Mang‘ﬁ#éa ter

(d) roval by LRCPUC of the sale at the agreed upon
consideration and final approval of the transaction by G & C, pursuant to RSA 4:40.

If any one of the above conditions is not met, Seller may terminate this Agreement
by giving written notice to Buyer, and the Agreement shall terminate, the Deposit and all
interest thereon shall be forthwith returned to the Buyer and neither party shall have any
further claims upon the other.

15.  Notices. All notices and other communications required or permitted to be
given hereunder shall be in writing and shall be (i) mailed by certified or registered mail,
postage prepaid, or (ii) sent overnight mail by a recognized national delivery service, or (iii)
faxed (with confirming hard copy mailed by first class mail), or (iv) scanned and emailed

&



(with confirming hard copy mailed by first class mail) addressed as follows or to such other
addresses as the parties may designate in writing from time to time:




If to Seller: New Hampshire Department of Employment Security
45 South Fruit Street
Concord, New Hampshire 03301
Atin: Richard J. Lavers, Deputy Commissioner

If to Buyer: George R. Attar
920 Candia Road
Manchester, New Hampshire 03109

With Copies to: Jay Printzlau, Esquirg '
920 Candia Road

16.  Closing Costs. Notwithstandbn'

‘%trary contained herein,
Closing costs shall be allocated and paid g o

OWS: %

By Buyer:
(b) 161 “trapsfer tax
(c) ig the degr eprecording fees

%,

2 .
conveyancing documents

> ,
elivered at"Closing. At the Closing, the Seller shall
“defiver, or cadse tobe delivered, all documents required to
Gk XA

ted by thigAgreement including, without limitation, the

(b) Evid

ces tisfactory to Buyer that the conveyance is properly authorized
and that the Seller is authoriz

ed to consummate the Closing.

(c) Evidence satisfactory to Buyer, current as of the Closing, that all real
estate taxes, water, sewer use charges, and any other municipal charges and municipal
taxes affecting the Property, which are due and payable by Seller at or before the Closing
Date, have been paid.

(d) Completed and executed conveyance tax forms.

(&) A full release of any mortgage or liens on the Property granted, or
allowed to attach through inaction, by Seller.

8



18. Time of Essence. Time is expressly declared to be of the essence of this
Agreement.

19. Headings. The headings to the Sections hereof have been inserted for
convenience of reference only and shall in no way modify or restrict any provisions hereof
or be used to construe any such provisions.

20.  Modifications. The terms of this Agreement may not be amended, waived or
iting gighed by both Seller and Buyer.
The effectiveness of any such amendment to this A nt may, in the sole judgment of

the Seller, be subject to approval by LRCPUC ang

& the entire ag g ent between
i pAditions, promises, undertak:ngs
: égoncernang the sale and other

%ﬁ

22. Entire Agreement.
Seller and Buyer, and there a;‘%ﬁ )

ay be executed in several counterparts,
h shall constitute but one and the same

following mspe@ﬁ%}gs: Enviro‘@
Selier shall provide : nable access to the property during the due diligence
! ct the inspections specifically mentioned herein. Such
lnsgecttons may be con ed during Seller's normal business hours with cooperation by
both parties to ensure thatthere is no unreasonable disruption to Seller's normal business
operations. Further, Buyer shall not be allowed to conduct any investigations of a type and
or nature deemed destructive and/or damaging to the property or dangerous to Seller's
agents and/or employees, said determination o be at the sole discretion of Seller. The
Buyer shall perform these investigations at its own risk and at its own expense. The Buyer
accepts full responsibility for the use of the property during the inspections and due
diligence. If the results of the inspections and due diligence are not satisfactory to Buyer,
in Buyer's sole discretion, Buyer shall have the right to terminate, upon written notice to
Seller, this Agreement at such time and receive a full return of the Deposit and there shall
be not further liability to any party hereto. If Buyer does not provide written notice of
objection to Seller prior to the expiration of said forty-five (45) days than any objections

2



based upon environmental, physical condition, lead paint and/or radon are waived by
Buyer.

25.2 Financing. Buyer’'s performance of this Agreement is contingent upon the
receipt of a mortgage financing commitment, approval of which is contingent only upon
execution of a lease with Seller and satisfactory results of inspections.

25.3 Permitting. This Agreement is not conditioned upon Buyer’s receipt of any
land use approvals from the City of Manchester.

23

IN WITNESS WHEREOF, the parties have%

and year first above written. i,

Witness

STATE OF NEW HAMPSH!
COUNTY OF HILLSBQ
In : , on the day of , 2016,
before me, personally appeared George R. Attar, known to me or proved to be the
person named in and who executed the foregoing instrument, and being first duly
sworn, such person acknowledged that he executed said instrument for the purposes

therein contained as his free and voluntary act and deed.

Justice of the Peace/Notary Public

10



STATE OF NEW HAMPSHIRE
COUNTY OF MERRIMACK

In ‘ , on the day of , 2018,
before me, personally appeared George N. Copadis, Commissioner of the New
Hampshire Department of Employment Security, known to me or proved to be the
person named in and who executed the foregoing instrument, and being first duly
sworn, such person acknowledged that he executed sajk ” trument for the purposes

11



A LRCP 16-005
MICHAEL W. KANE, MPA e
Legislative Budget Assistant

{B08) 271-3181 -
State of Nefo Hampslire

CHRISTOPHER M. SHEA, MPA
i} STEPHEN G. SMITH, CPA
Deputy Leglalative Budget Assistans OFFICH OF LEGIBLATIVE BUDGET ASSISTANT Director. Audit Division
{608y R7 13161 State IHouse, Room 102 {603} 271-2785

Concord, New Haropshire 03301

February 17, 2016

Richard I. Lavers, Deputy Commissioner
Department of Employment Security

45 South Fruit Street

Concord, New Hampshire 03301-4857

Dear Deputy Commissioner Lavers,

The Long Range Capital Planning and Utilization Committee, pursuant to the
provisions of RSA 4:40, on February 16, 2016, approved the request from New Hampshire
Employment Security, to amend prior Committee approval, granted November 14, 2012, and
allow NHES to enter into a listing agreement with NAI Norwood Group, 116 South River
Road, Bedford, N.H., for a term of up to fifteen (15) months, to sell: * 436 Maple Street,
Manchester. NH, an unimproved parcel of 0,16 +/- acres currently utilized as a parking lot,
for a price at or above $95,000, assess an Administrative Fee of $1,100, and allow
negotiations within the Committee’s current policy guidelines and that the right of first
refusal be treated in the customary manner; and * 300 Hanover Street, Manchester, NH,
containing four (4) parcels of land totaling 1.18 +/- acres improved with one building
comprising approximately 20,360 square feet, and including a mix of offices, conference
rooms, and utility spaces and parking, for a price at or above $1,425,000, assess an
Administrative Fee of $1,100, and allow negotiations within the Committee’s current policy
guidelines and that the right of first refusal be treated in the customary manner, as specified
in the request dated January 29, 2016.

This request (LRCP 12-042) was originally approved by the Long Range Capital
Planning and Utilization Committee September 18, 2012, and subsequently amended (I.LRCP
12-059) on November 14, 2012,

Sincerely,

7 —
Michdel W. Kane
Legislative Budget Assistant

JAP/pe
Attachment

Ce: Karen Levchuk TDD Access: Relay NH 1-800-735-2064



New Hampshire ADMINISTRATIVE OFFICE
Empioyment 45 Soury FRUIT STREET
Security Concorp, NH 03301-4857

. www.rhes.nh.gov
Were Warﬁiﬁg for keep Mewr Hafnpsfifre won{’fng"

LRCP 16-005

Georag N, CopaDis, Commissionsr
Ricuarp J, LAVERS, Demmy COMMISSIONER

F3

January 29, 2016

The Honorable Gene Chandler, Chairman

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

Concord, New Hampshire 03301

REQUESTED ACTION

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

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

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

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

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

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

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

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

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

436 Maple Street/298 Hanover Street, Manchester NH

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

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

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

300 Hanover Street, Manchester N

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

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

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

PROPERTY DESCRIPTIONS AND ACOQUISITION COSTS

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

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

436 Maple Street, Manchester, NH

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

NHES purchased the 436 Maple Street and 298 Hanover Street properties on March 29, 2601 for
a combined total of $366,500, and financed the purchase exclusively (100%) from the NHES
Administrative Contribution Fund.

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

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

The property contains four (4) parcels of land totaling 1,184 acres. The first parcel contains
0.65% acres of land and includes one building comprising approximately 20,360 square feet. The
property encompasses a mix of office space, conference rooms, and utility spaces. The other
three parcels contain 0.22+ acres, 0.14+ acres, and 0.17+ acres, and are used collectively as a
parking lot in conjunction with the office building. The building currently houses the
Department’s Manchester Local Office, which may either stay as a lease back option or move to
a location to be determined in the greater Manchester area when the property is sold.

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

300 Hanover Sireet
Manchester, NH
Original Fund Sources

Federal Funds $0 0.00%

Administrative Contribution $1,342,560 100.00%

Total $1,342,560 100.00%
PROPERTY APPRAISALS

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

December 12, 2012 was $1,400,000.

Given the passage of time, and in order to determine an appropriate asking price for 300 Hanover
Street, NHES requested an updated appraisal from Capital Appraisal Associates. As of January
14, 20116, the market value of the property was provided as follows:

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

Property Current Appraised Value

436 Maple Street, Manchester, NH £95,000

RFP PROCESS

On September 10, 20185, the Department issued a Request for Proposal for Real Estate Brokerage
Services (RFP}. The RFP was posted on the Administrative Services Current Bidding
Opportunities web site and was advertised in the Manchester Union Leader on September 8,
September 10 and September 13, 2015. It was also advertised on the NHES web site and was
sent out as a direct mail solicitation to thirty-five (35) real estate brokers. In response to the
RFP, the Department received one (1) conforming proposal from NAl Norwood Group in
Bedford, New Hampshire. The listing brokers will be Chris Norwood and Judy Niles-Simmons.
Norwood’s proposed commission rate is 6.00%. NAI Norwood has performed real estate
brokerage services for the State of New Hampshire previously and is considered highly qualified
for this engagement.

NHES is seeking approval to enter into an agreement with NAI Norwood in order to obtain the
best price possible for the Manchester properties. Based upon the updated appraisals and
preliminary opinions of market value expressed by NAI Norwood, the Department is seeking
approval of 2 $1,425,000 sale price for 300 Hanover Street. The Department is seeking approval
of a sale price of $95,000 for 436 Maple Street. This approach will allow flexibility to bundle
this unimproved parcel with either of the improved parcels or to sell it on its own. (A separate
request to approve brokerage services for 298 Hanover Street will follow.)

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

Authorization is hereby requested: 1o enter into an exclusive listing agreement with NAI
Norwood Group for a maximum term of fifteen (15) months that will be subject to final approval
by the Govemnor and Executive Council. A copy of the proposed “Exclusive Listing Agreement”
is attached hereto as Exhibit #1. Copies of company and broker profiles are attached as Exhibit
#2. The updated appraisals for 300 Hanover Street and 436 Maple Street are attached as Exhibits

#3 and #4.
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Authorization is further requested: (1) for the sale of 300 Hanover Street at or above the
proposed sale price of $1,425,000 and subject to the conditions outlined above; and (2) for the
sale of 436 Maple Street at or above the proposed sale price of $95,000 and subject to conditions
outlined above; (3) to pay from the proceeds of any such sale a commission to the selected
broker at the rate of six percent (6%) of the sale price’; and 4) 1o retain for the State of New
Hampshire an administrative fee of $1,100 or such larger amount as the Committee may deem
appropriate in accordance with RSA 4:40, I1l-a.

ly submitted,

ichard J. Lavers,
Deputy Commissioner

Exhibits Attached

' As of the date of this request, a potential buyer has expressed interest in the 300 Hanover Street property. Because
the expression of interest occurred prior 1o Long Range Approval of the Brokerage Agreement, NAI Norwood has
agreed to accept a reduced commission in the amount of 3% if the property is sold to that potential buyer.



EXHIBITS

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

Appraisal of 436 Maple Street, Manchester, NH dated Janvary 14, 2016.
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Proposed Brokerage Agreement with NAI Norwood



STATE OF NEW HAMPSHIRE
DEPARTMENT OF EMPLOYMENT SECURITY

NAI NORWOOD GROU?P

EXCLUSIVE LISTING AGREEMENT

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

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

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

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

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

November 13, 20135.
AGENT’S initials
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3 THIS AGREEMENT SHALL BE IN EFFECT for nine (9) months, commencing on the
Effective Date and ending on the date nine (9) months thereafter, and, unless terminated on said
ending date by the Department acting in its sole discretion, shall be automatically renewed for
six (6) consecutive additional months upon the same terms and conditions (except that the
minimum price established in this Agreement may be adjusted at the discretion of Department)
for a total contract period not to exceed one (1) year, three (3) months. Upon fuil execution of a
contract for sale and purchase of all or any of the Properties, all of the terms and provisions of
this Agreement shall extend through the date of closing as specified in such purchase and sale
agreement. The commission(s) as provided above shall also be due if a Property is contracted to
be or has been sold, leased, conveyed, exchanged or otherwise transferred within six (6) months
after the expiration or rescission of this Agreement to anyone whom Agent has procured, unless
the Property or Properties have been listed with another licensed broker on an exclusive basis.
“Procurement” shall include, but not be limited to, providing information about the Properties,
showing the Properties, or presenting offers on the Properties, provided that anyone so procured
must be identified to Seller by Agent in writing not later than fifieen (15) days after the
termination of this Agreement.

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

S. DUTIES OF SELLER. Seller acknowledges a duty to disclose 1o Agent all known
pertinent information about the Properties, adverse or otherwise, upon request, and Seller
understands that all such information will be disclosed by Agent to potential purchasers. If any
pertinent fact, event or information about the Properties comes to Seller’s attention between
signing this Exclusive Marketing Agreement and the Property Disclosure and the closing, then
Seller will immediately notify the potential purchaser and Agent of the same in writing. Seller
agrees to cooperate with Agent in effecting the sale of the Properties and to immediately refer to
Agent all inquiries of interested parties. Unless otherwise directed by Seller, Agent shall be the
default point of contact for all inquiries, negotiations, or offers regarding the Properties.

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

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

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

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

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

AGENT’S initials

2ofs



(b)

{©)
(d)

(e)

()

(g)

()

)

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

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

Exterior pictures of the Properties may be taken.

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

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

approved by Seller prior to use by the Agent at Seller’s sole and absolute
discretion,

Agent may disclose the existence of other offers.

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

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

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

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

ADDITIONAL PROVISIONS.

(a)

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

AGENT’S initials
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(b)

(c)

(d

(e)

(B

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

Agent has obtained a current State Vendor Code from the Division of
Procurement & Support Services, Bureau of Purchase & Property and provided it
to Seller. If Agent is a corporation, limited liability company, or other business
entity required to register with the New Hampshire Secretary of State, then Agent
has provided to Seller a current original Certificate of Good Standing issued by
the New Hampshire Secretary of State. 1f Agent is a foreign corporation or other
business entity organized under the laws of another state, then Agent has further
provided to Seller a current original Certificate of Good Standing issued by
Agent’s state of organization.

If Agent is a business entity other than a sole proprietor, then Agent certifies that
it has all requisite authority to enter into this Agreement and to perform its
obligations thereunder, and that the undersigned officer or agent of Agent 1s duly
authorized to execute this Agreement on behalf of Agent.

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

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

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

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

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

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

AGENT'S initials
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(g)  Agentagrees that it will provide all legally required disclosures when marketing
the subject properties, including the following:

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

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

STATE OF NEW HAMPSHIRE (“SELLER™)

By and through its
DEPARTMENT OF EMPLOYMENT SECURITY

By: Date:
George N, Copadis, Commissioner

NAI NORWOOD GROUP (“AGENT™)

By: ' Date:

Name (print):

Title (print);

AGENT’S initials
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EXHIBIT 2

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



NAl Norwood Group is an affiliate of NAl Global, the world’s leading managed network of
independently owned commercial real estate brokerage firms. Through this network of 350 offices
in 55 countries, NAI Norwood Group is able to leverage their strong local 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 negotiaiing leases, sales, business
brokerage, investments, relocation, site selection and development.

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

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

NAI Norwood Group is actively involved in the New Hampshire Association of REALTORS and
company members have held numerous leadership positions within the organization. They are
Charter Members of NH CIBOR (Commercial Investment Division of the New Hampshire
Association of 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 frade or-ganizations such as the ICSC (International Council of Shopping
Centers).

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

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

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

orwood Grouj

Commercial Real Estate Services, Worldwide,

118 South River Road | Bedford, NH 03110 | 603.668.7000
28 Deer Street ! Suite 301 | Portsmouth, NH 03801 | 603.431.3001
nainorwoodgroup.com | info@nainorwoodgroup.com



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

Professional Affiliations & Designations
Member of the ICSC

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

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

Member NHAR, Public Policy

Significant Transactions

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

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

Scope of Service » 2010 - Landlord Representation and
consuitation of sales/leasing/condo conversion

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

Volunteer Work

Member of the Manchester Community College

Advisory Counsel

Board Member of Boy Scouts of America Daniel
Webster Council

I Norwood

Cornmercial Reat Estate Services, Woridwide.
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Contact Information

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



Contact information

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

Commercial Sales

Leasing

Scope of Service

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

Experience

Judy joined NAI Norwood Group in 1995. She has
extensive experience in the development of land
and in selling commercial/industrial investment
properties. She also has experience in marketing
multi-family residential projects 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.
Judy continues to volunteer at Care-Givers and
New Horizon Soup Kitchen.

Professional Affiliations & Designations
Licensed Brokerin NH and MA.

Member of the NHCIBOR

Member of GRI

Significant Transactions
J Jill Group: Listing/selling agent, 91,920+/- SF
FCI1 : Selling agent for 49,000+/- SF/101 E.
Indusirial Park Drive, Manchester, NH
Southern NH University: Listing agent for 405 +/-
acres/mixed development
SMC Mgmi: Listing/selling Agent for 3 multi-
family complexes
Home Depot: Joint ventured sale of a 200+/- acre
development
Dajo Realty, 1.LC: Selling/leasing agent for sale of
21,726+/- SF/111 Zachary Rd, Manchester, NH
State of NH DOT: Listing/selling agent for sale of 11+/-
acres/41 Range Road, Windham, NM
State of NH DOT: Listing/selling agent for sale of .99+/-
Acres/247 Pleasant Street, Concord, NH

™
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Capital Appraisal Associates, Inc. Real Estate Appraisers and Consultants

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

Jamary 21, 2016

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

Concord, New Hampshire 03301

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

Dear Mr. Copadis:

As you requested, T have personally made an inspection of the above-captioned property
for the purpose of reporting to you my opinion of the subject's “as is” fee simple unencumbered
market value as of Janaary 14, 2016. Tt is my understanding that this report is to be used to
assist the client, New Hampshire Employment Security, for potential marketing and/or portfolio

management purposes.

This 1s a Summary Appraisal Report that is intended to comply with the reporting
requirements set forth under the 2016-2017 Uniform Standards of Professional Appraisal
Practice for an Appraisal Report. As such, it presents only summary discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser’s opinion
of value. Supporting documentation that is not provided with the report concerning the data,
reasoning, and analyses is retained in the appraiser's file. The depth of discussion contained in
this report is specific to the needs of the client and for the intended use stated in this report. The

appraisers are not responsible for unauthorized use of this report.

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

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

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

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

unencumbered Market Value of the subject property as of January 14, 2016, is $1,420,000,

Sincerely,

Ernest Toumpas
NH Certified General Appraiser #731
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APPRAISAL CERTIFICATION

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

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 is my personal, impartial, and unbiased
professional analyses, opinions and conclusions.

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

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

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

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

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

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

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

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

e 5

Ernest Toumpas
NH Certified General Appraiser #731
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COMPETENCY STATEMENT

Ernest Toumpas

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

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

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

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

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

2. I have completed numerous appraisals on various types of real estate including
vacant industrial, commercial, and residential sites, commercial/industrial and
residential subdivisions, various commercial and industrial buildings, restaurants,
mixed use properties, multifamily residential complexes, neighborhood retail
centers, boarding kennels as well as other non-typical and special use properties.

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

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

necessary background and knowledge to competently complete this assignment.
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EXECUTIVE SUMMARY

CURRENT OWNER:

State of New Hampshire
ADDRESS:

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

According to the city assessment records, the subject consists of 4 parcels of land. The
main site contains a total of 0.65x acres of land and is improved with a one story office building
and parking lot. The other 3 parcels contain 0.22+ acres, 0.14+ acres and .17+ acres
respectively for a combined total of 0.53+ acres of land utilized as a parking lot in conjunction
with the office building. For the purposes of this appraisal all 4 parcels and improvements will
be considered as one economic unit with a total of 1.18+ acres of land.

INTEREST VALUED:

Fee Simple Market Value estimate.
DATE OF APPRAISAL INSPECTION:

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

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

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

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

RECONCILED VALUE ESTIMATE: $1,420,000
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INTRODUCTION

INTENDED USE:

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

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

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

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

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

fraternal hall.

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

value for possible marketing purposes.
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SCOPL:

This appraisal is intended to comply with the reporting requirements set forth under the
2016-2017 Uniform Standards of Professional Appraisal Practice for an Appraisal Report. 1t is

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

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

influence the value of the subject property.

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

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

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

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

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

waste generators,

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

hazardous substances. Therefore, I assume no responsibility for studies or analyses which would
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be required to conclude the presence or absence of such substances or potential impact as a result
of the presence of such substances. This report was prepared under the extraordinary assumption

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

SPECIAL ASSUMPTIONS:

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

report.
DEFINITION OF MARKET VALUE:

Market Value

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

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

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

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

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

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

Leased Fee Value

The term Leased Fee Value is defined in the Appraisal of Real Estate, Twelfth Edition,

published by the Appraisal Institute as "an ownership interest held by a landiord with the right of
use and occupancy transferred by the lease to others. The rights of the lessor (the leased fee

owner) and the lessee are specified by contract terms contained within the lease.”
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APPRAISAL DEVELOPMENT AND REPORTING PROCESS:

In preparing this appraisal, the appraiser . . .
- Inspected the subject property on January 14, 2016;
- Researched and collected market data related to market conditions and market activity;

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

T S R
I

- Exercised some degree of due diligence to determine the existence of apparent adverse
conditions; and
5. - Arrived at a value conclusion, the results of which are reported as a single point value
estimate.
It is important to note this summary appraisal report does not include the following:
.- Full regional, state, and local analysis
.- Detailed review of the zoning ordinance which governs the subject property
. - Review of environmental or other survey reports

I
2
3
4. - Full tax and assessment analysis of the subject property
5. - Full site and improvement analysis

6

. - In-depth market and highest and best use analysis.
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GENERAL REGIONAL AND MUNICIPAL DATA

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

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

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

Economic Development, Office of Business and Industrial Development.

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

Municipal Services:

Type of Government
Planning Board:

Industrial Plans:

Zoming:

Master Plan:

Capital Improvement Plan:

Full Time Police Department:

Full Time Fire Department:
Nearest Hospital:

Distance to Hospital:
Number of Beds:

Available Utilities:

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

Telephone Company:
Cellular Phone Access:
Cable Television:

2014 Tax Burden Allocatiens:

Residential:
Commercial:

Public Utilities, Current Use, Other:

City of Manchester

Hillsborough

Manchester NH Metropolitan NECTA
Southern NH

Manchester Valley

Capital Region Development Council

Mayor and 14 Aldermen
Appomted

City Planning Board
192772012

2010

Yes

Yes

Yes
Elliot; Catholic Medical Center, Manchester
Local

296; 240 staffed beds

Eversource Energy
Liberty Utilities
Manchester Water Works
Municipal

Fairpoint

Yes

Yes

62.0%
35.1%

2.9%
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Housing Statistics (ACS 2009-2013):
Total Estimated Housing Units: 49,025

Single Family Units: 20,904

Two to Four Units: 13,301

Five or More Units: 14,684

Manufactured Housing Units: 136
Demographics:

109,942

109,565 | 107,219 | 99,426 | 90,936 § 87,754

402,979 1400,721 | 382,384 | 336,549 | 276,608 | 223,941

Income Estimate (ACS 2009-2013):

Per Capita Income: $28,055
Median Family Income: £65,892
Median Household Income: $54.,4%6
Average Weekly Wage (2014): $ 1,024 (Total, private plus government}

The Top Five Maior Emplovers:

Elliott Hospital Health care 3,375

Catholic Medical Center Health care 2,100

Eversource Energy Utility 1,500

Fairpoint Utility 1,300

TD Bank Banking services 1,100
Transportation:

Road Access: US Routes 3

State Routes 3A,28,28A, 101, 114 & 114A

Nearest Interstate Exit: [-93, Exit 6 - 8; 1-293, Exits 1 - 7/ Local access

Railroad: Guilford Rail Service

Public Transportation: MTA

Nearest Commercial Airport: Manchester-Boston Regional - Local
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Distance to Major Metropolitan Areas:

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

Commuting Patterns (ACS 2009-2013):

Mean Travel Time to Work: 23.1 minutes

Percent of residents:
working in the community 47.9%

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

Conclusions:

The City of Manchester is New Hampshire’s largest commercial center and is home to a
concentration of major malls and outlet stores. The city is an attractive location for both
residential, commercial, and industrial development, with several easy access roads to major
transportation routes, air service at the Manchester-Boston Regional Airport. Manchester’s
population density is 3,326.5 persons per square mile of land area. Manchester contains 33.1
square miles of land area and 1.9 square miles of inland water area.

In conclusion, the economy appears to have recovered from the recent recession and over
the past few years the general arca has seen the real estate markets stabilized with some segments
of the market experiencing some growth. However, generally speaking, more recently, over the
past year or s0, most segments of the commercial and industrial market have reached a plateau
where no appreciation or depreciation rates appears to be justifiable. The expected trend for the
future is slow but steady growth.
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NEIGHBORHOOD ANALYSIS

General

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

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

Neighborhood Boundaries

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

Character
Access

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

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

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

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

1 "The Appraisal of Real Estate (Chicago, 111: Appraisal Institute, Twelfth Edition, 2001} page 164.

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 15

Growth and Development

Life Stage of Neighborhood

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

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

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

Conclusions

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

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

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

Owner of Record: State of New Hampshire

Assessment & Taxes:

g _ ue i biValue | Assessment.
93 5 $1,188,900 $8,400 1 $110,000 | $1,308,200
93 8 $0 $12,500 $97,700 $110,200
93 9 $0 $9,300 $62,000 $101,300
93 10 30 $6,50C $94,300 $100,800
Total $1,188,900 $36,700 | $394.900 | $1,620,500
2079 Annual-Taxes.at. '] $23.44 [ Per$1.000 5 v $37,985
2014 Equalized Vallie at-| 101.00% 1,604,455

*It should be noted that the property is cumently State owned and not subject to municipal taxes

Site Description:

According to the city assessment records, the subject consists of 4 parcels of land.
The main site contains a total of 0.654 acres of land and is improved with a one story
office building and parking lot. The other 3 parcels contain 0.22:+ acres, .14+ acres
and 0.17+ acres respectively for a combined total of 0.53x acres of land utilized as a
parking lot in conjunction with the office building. For the purposes of this appraisal
all 4 parcels and improvements will be considered as one economic unit with a total

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

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

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

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

Urban Development flood insurance rate map.

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

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

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

municipal office, it appears that the current use 1s legal and conforming.

1t should be noted the determination of zoning compliance is beyond the scope of this
appraisal. If the client determines the zoning is or could be an issue, it is advised that
the client hire a qualified zoning expert. The previous analysis and conclusions are
based on available data obtained from the municipal offices and general

conversations with municipal officials.
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Easements & Detrimental Conditions:

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

qualified expert.

Highest & Best Use — As Vacant:

The Highest and Best Use is defined as “The reasonably probable and legal use of
vacant land or an improvement property that is physically possible, legally
permissible, appropriately supported, finically feasible, and that results in the highest

value,”?

Considering the four criteria above, the conclusion of the highest and best use of the
site as if vacant is for some type of commercial or residential development permitted
by zoning. The subject consists of 4 parcels of land. The main site contains a total of
0.65+ acres of land and is improved with a one story office building and parking lot.
The other 3 parcels contain 0.22+ acres, 0.144 acres and 0.17+ acres respectively for
a combined total of 0.53+ acres of land utilized as a parking lot in conjunction with
the office building. For the purposes of this appraisal all 4 parcels and improvements
will be considered as one economic unit with a total of 1.18+ acres of land which is

rectangular in shape.

2 The Appraisal of Real Estate {Chicago, |li: Appraisal Institute, Tweifth Edition, 2001) page 305
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AERIAL VIEW - GOOGLE MAPS
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TAX MAP
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AERIAL TAX MAP

CAPITAL APPRAISAL ASSOCIATES, INC,




Page - 23

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

Source (s):

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

contained herein,

Actual/Effective Age:

According to the city tax records, the subject property was built circa 1920 and
reportedly has been utilized commercially for several different uses such as a grocery
store and car dealership. However, the subject was renovated into its current office
configuration over twenty years ago. As such, it is my opinion that the effective age
of the subject property is approximately 10 to 15+ years, considered to be in average
overall condition. It is noted that the large open office space was damaged by water
and has been repaired but still requires finished flooring and some sheetrock work

along the base of the wall or section dividers.

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

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

Construction:

The building is mainly constructed of concrete block and brick.

Exterior:

Mainly brick over concrete block.
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Roof Structure:

The roof 1s a flat roof with a reported tar and gravel covering.

Doors & Windows:

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

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

and use.

Floor Structure:

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

is currently unfinished concrete.

Partitioning:
The partitioning appears to be 2 mix of concrete block and wood frame.

Ceilings:
Mainly suspended acoustical ceilings.
Interior Finish:

Typical painted drywall and movable partitioning throughout.

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

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

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

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

Reported to be adequate for the current use. It appears the main service consists of a

1,200 Amp entry with several subpanels throughout the building with circuit breaker
panels. There is also a large emergency generator located outside by the parking lot.

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

Additienal Comments:

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

computer equipment.

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

commercial office units,

Conclusions:

The subject property is considered to be constructed with average to good quality
materials and appears to have been constructed with good quality workmanship. The
improvements are fairly typical for the subject’s neighborhood and appear to be fairly
homogeneous with other uses in the area. Functional utility for the existing use is
considered to be good as most industrial and commercial uses are currently in fairly
high demand. Therefore, considering the subject’s location and overall condition, it
1s my opinion that the subject property does not suffer from any measurable amounts

of external obsolescence.
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AERIAL VIEW - GOOGLE MAPS
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VALUATION PREMISES

General Overview

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

alternative to do nothing) are three in number,

Sales Comparison Approach

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

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

Income Capitalization Approach

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

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

Cost Approach

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

termed the Cost Approach.
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VALUATION ANALYSIS

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

approach, only one or two approaches may be utilized.

In the valuation of the subject property, the Sales Comparison Approach has been utilized
as there were an adequate number of comparable sales with which to develop a valuation
estimate via the Sales Comparison Approach. In my opinion, there is sufficient income and
expense data available from similar competing properties located in the subject's general market
area. The subject is considered to be mainly an owner occupied type of property. However, as an
alternative use it could fairly easily be utilized as a multi-tenant type rental property. For this
reason, it 1s my opinion the fncome Approach should be weighted fairly equally with the Sales
Comparison Approach. The Cost Approach has not been employed due to the actual age of the
improvements which are reported to be over 20 years of age. This is due to the possible errors
that could result from estimating the amount of accrued depreciation. Typically, the Cost
Approach 1s only applicable in estimating a value for a relatively new property having an actual

age of less than 20 years.

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

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

General Overview

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

was necessarily extended to other similar communities.

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

nearest 5% to account for market imperfections.

Analvsis of the Comparable Sales

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

located in a good central location a few blocks from the immediate downtown Manchester arca.

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

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

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

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

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

of this sale 1s considered to be fairly similar and no further adjustments were felt to be warranted.

Comparable B-2 1s the sale of a 57,337 square foot, multi-tenant office and retail building
located at 25 Hall Street Concord, NH. The location of this comparable is considered to be
slightly superior, noting that it has some direct exposure to Interstate 93. This building is larger
than the subject property and as such a nominal positive economies of scale adjustment is
applicable. A nominal adjustment is also deemed warranted to account for the larger site as
compared to the subject. The condition of this sale is considered slightly superior overall to that
of the subject due mainly to the required repairs to the large open office space of the subject and
a nominal adjustment is deemed applicable. This property is serviced by a full stop elevator to
all floors providing ADA access to the entire building. All of the remaining features of this

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

Comparable B-3 is located at 32-34 South Main Street in Concord, NH. This property is
a 3 story professional office building with full walkout lower level onto Main Street. The
condition of this sale is considered slightly superior overall to that of the subject due mainly fo
the required repairs to the large open office space of the subject and a nominal adjustment is
deemed applicable. The site consists of two lots; lot 2 contains 0.13:+ acres of land and lot 3
contains 0.614 acres of land. The building is fully sprinkled with fire/smoke alarm to central
station. Most of the building is ADA accessible with a four stop elevator which includes the
lower level. The property was owner occupied by the State Department of Emplovment Security
who vacated the property in early 2014. According to broker and a local developer there was
two pending offers near the full asking price of $1,750,000 as of 05/13. The second developer
noted they were going to renovate the entire property and had a tenant lined up to occupy most of
the building. Due to time constraints and other requirements being imposed by the City, the deal
{both deals), fell through. According to the grantee representative who was familiar with the
transaction, the City ended up buying the property for slightly less than the appraised value,
completed for the grantor for marketing purposes. The grantee representative noted in his
opinion, the value paid ($1,575,000) was slightly less than what he felt the market value for the
property was. Therefore, in the following analysis, I have first adjusted the sales price upwards
slightly by 5.0% to account for the slight discount. Most of the remaining aspects of this

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

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

are considered to be fairly similar and no further adjustments were felt to be warranted.

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 35

CORRELATION OF THE SALES COMPARISON APPROACH

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

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

20,360 s.f. @ $70.00 per s.f. = $1,425,200

Rounded Indicated Value = $1,425,000
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INCOME CAPITALIZATION APPROACH

Overview

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

estimate,"™

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

which the real estate is a contributing component.*

The following outline is a step-by-step procedure which is utilized in deriving a value for

the subject property.
1. - Estimate market rents to derive Gross Income.

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

Income.

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

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

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

Income Approach.

The method used for the income approach is the direct capitalization valuation technique,
which utilizes capitalization rates derived from market data. The methods employed in the direct

capitalization valuation technique are the mortgage equity technique and the debt coverage ratio
method.

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

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

property.

Income Analysis

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

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

Contract Rents

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

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

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

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

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

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

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

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

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

following pages.
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ESTIMATED OPERATING STATEMENT
.. 300 HANOVER STREET IN _
MANCHESTER, NEW HAMPSHIRE '
ActnaUPfoje cted Réﬁt
$-Amotmt %% Revenue [
162,880 100.0%
162,880 160.0%%
16,288 -10.0%
146,592 50.0%
- 0.0%
7,200 4.9%
7,200 4.9%
5.864 4.0%
5,864 4.0%
1,466 1.0%
4,398 3.0%
- 0.0%
- 0.0%
1,466 1.0%
19,057 13.0%
$ 26,257 17.9%
126,335 82.1% :
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Market Development of Capitalization Rate - Direct Capitalization Method

Any interest in real estate that has an income stream can be valued by the direct
capitalization method of valuation. Using this process, the value is estimated by dividing the net
operating income by an appropriate overall capitalization rate. The formula for this calculation
is as follows:

Value (V} = Net Operating Income (NOI) + Overall Capitalization Rate (Ro)

The development of the capitalization rate has been based on three methods: the
mortgage equity technique, the debt coverage ratio technique, and the market extraction method
of valuation. In order to properly use these techniques, the appraiser has analyzed several
elements of the market, such as current interest rates, loan-to-value ratios, current market rental
information on similar comparable properties, equity yield rates of investors, holding periods
typically found for investment properties similar to the subject, and the general economic and

financial climate for properties similar to the subject property.

Summary of the Capitalizaticn Rate Calculations

In order to estimate the overall capitalization rate via these techniques, I have surveyed
local lending institutions to arrive at typical {inancial parameters. In addition to this bank survey

I have also utilized periodicals, such as the Appraiser News in order to extract typical rates used

throughout various lending institutions. In the following analysis, utilizing the mortgage equity

technique and debt coverage ratio method, I have used the following parameters.

Loan to Value Ratio 70%

Mortgage Interest Rate 5.0%

Amortization Term 20 vears

Holding Period 10 years

Equity Yield Rate 15%

Debt Coverage Ratio 1.30

Appreciation Rate Estimated at 1% per year over the

holding period, noting that some
appreciation 18 offset by the subject’s

physical depreciation.
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Capitalization Rate — Mortgage Equity Technique

ESTIMATED RATES

Mortgage Ratm : 78.00 %
Annual Interest Rate 5.00 %
Amortmatmn Term 20,60 Years
Equlty Yield Rate 15.60 %
IIoldzng Permd 16.60 Years

Annual Appre(:lat]an/ Dep c1atmn Rateﬁ. 1.00 % per vear

CALCULATED CONSTAN TS

Rm Mortgage Constant ="

8.0792
I/S = ‘iml{mg Fund Factor ”“____ R e 8.0453
P = Contribution Factor= . i .0 00 0.3778
RATE CALCULATIONS o
Welghted Rate Calcuiatl_on
Mortgage Ratio x Rm =~ fein 6.0554
Equlty Ratlo x Yield Rate = B 0.0450
D;scount or Welghtcd Rate = | 0.1004 =Rw
Credlt far Ilql;lty Bulldup Calculatmn
Mortgage Ratlo X P X lf’Sn =iy 8.0130 =Re
Apprecratmn aiculatmn
_Apprecmtmn Rat"' X (-L’S -0.0049 =Ra
Overall Cap Rate RW Re + Ra =0 0.0825
DEBT COVIJRAGE RAT!O CALCULATION
Overall Rate / { LTV X Rm } R o 1.49
OVERALL RATE SUMMARY e
Dlscaunt or Welghted Rate_ 16.64%
Overall Capxtallzatmn Rate: 8.25%
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Capitalization Rate — Debt Coverage Ratio Method

The formula to derive an overall rate via the debt coverage ratio method is as follows:

Rao = DCxRmxM

Where;

Ro = QOverall Capitalization Rate
DC = Debt coverage Ratio

R = Mortgage Constant

M the Typical Loan-to-Value Ratio

The mortgage constant is a rate which reflects the relationship between debt service and
the total principal amount of the mortgage loan.

The loan-to-value ratio is the ratio of the mortgage amount to the estimated market value
of the property.

Utilizing this information, the appraiser has estimated a mortgage constant of (.0792,
based on a loan term of 20 years and a loan interest rate of 5.0%. The debt coverage ratio of
1.30, which seems reasonable and typical for the current economic conditions, has been utilized,
as well as a 70% loan-to-value ratio which is somewhat standard throughout the financing

industry. When these three factors are multiplied by each other, an overall capitalization rate of
7.20% 1s indicated.

Inserting these financing terms into the debt coverage ratio formula results in an overall

rate as follows:

R(} = DCx Rux M
Ro = 1.30x0.0792x0.70
Ro = 0.0720 or 7.20%
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SUMMARY OF THE INCOME APPROACH

In estimating the value of the subject property via the income approach, two direct
capitalization valuation techniques have been utilized.

First, utilizing current financing criteria, the mortgage equity technique was employed
and an overall capitalization rate of 8.25% was indicated. The second technique used was the
debt coverage ratio method which also uses current financing criteria. However, the debt
coverage ratio method also utilizes the debt coverage ratio typically used by lending institutions.
The indicated capitalization rate based on this technique is 7.20%. These two rates are further
supported based on figures extracted from RealtyRates.com - Investor Survey for the third
quarter of 2015 periodical “Average of All Property Types”. This survey notes a range in overall
capitalization rates, based on these two techniques, using actual market derived mformation from
consummated transactions, as reported by respondents based on actual net operating incomes,
was between 3.38% to as high as 23.63%, with an average for the DCR Technique of 9.00% and
an average of 9.69% via the Band of Investment Technique.

Adding support for the above noted estimated overall capitalization rate 1s a periodical
from the second quarter of 2015, the PwC Real Estate Investor Survey, published by the

Appraisal Institute, the noted Overall Capitalization Rates for Office buildings (considered most
similar to the subject property) ranges from 3.50% to 9.00% with a national average of 6.07%.
Also another study of overall capitalization rates extracted from RealtyRates.com - Investor
Survey for the third quarter of 2015 (latest available), for CBD Office Buildings was 8.20%
which was basically unchanged from the second quarter rate. Most real estate professionals in
New Hampshire who use this study tend to agree that the average discount rates are high for
New Hampshire, as well as the available returns in alternative type and risk investments,
However, in any case, the rate utilized should also consider the risk involved with vacant space
and the quality of existing and prospective tenants suitable for the subject property. Therefore,
noting that the subject is suited for either an owner occupied or a multi-tenant office building, the
overall condition and fit up, as well as the good overall location of the subject property, it is my
opinion a rate nearest to the middle of the indicated rates, estimated to be between 8.00% and

9.00%, 1s most applicable.

Based on the preceding, it is my opinion an overall capitalization rate of 8.50%, is most
applicable. Therefore, based on these assumptions, the direct capitalization valuation technique
for the subject property is calculated as follows:

Net Operating Income (NOI) -+ Capitalization Rate (Ro) = Value (V)
NOI - $120,335 = Ro - 0.085 =V - §1,415,705
Rounded Value Estimate: $1,415,000
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RECONCILIATION OF APPROACHES

"Reconciliation is the process of coordinating and integrating relating facts in order fo
develop a unified conclusion.” In the estimation of Market Value of the subject property, I have
considered the Sales Comparison Approach, the Cost Approach and the Income Approach. All
of these approaches are established and recognized appraisal techniques used in the valuation of

real estate,

The purpose of reconciliation is to develop the most reliable estimate of value based on
analysis of the quantity, quality, and durability of all the data developed. Thus, reconciliation is

a review of the data and the various procedures in which the data is vtilized within this report.

Each of these approaches has been reviewed separately by comparing to the others in
terms of adequacy, defensibility and overall reliability. The results of these appraisal methods

are as follows:

Sales Comparison Approach: ........cccocvvvvevvivivnvinenn $1,425,000
Income Approach: ... $1,415,000
Cost Approach: ..o, Not Applicable

Each of these values are developed through application, interpretation and analysis of

market data.

It should be noted that the value established for the subject property, based on these
independent but interrelated approaches, is considered to be a good indication of the quality of

the data employed and the accuracy of the value conclusion.

In my opinion, the Sales Comparison Approach typically gives a good indication of
actions of the buyers and sellers of properties similar to the subject property. However, in my
opinion, the Income Approach is also a very good indicator of value, noting the subject is
alternatively considered to be an investment type property. Therefore, it is my opinion that the
Income Approach should be weighted fairly equally with the Sales Comparison Approach. As

previously noted the Cost Approach has not been utilized due to the actual age of the subject

property.
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The Sales Comparison Approach, in my opinion, gives a good indication of actions of
buyers and sellers for properties similar to that of the subject property. Market data is collected,
documented and analyzed in direct comparison to the characteristics of the subject property. A
composite of each analysis for each comparable sale is then correlated into a meaningful market
indication for the subject property. This indication is offered as a price that a potential buyer
might pay for the subject property as of the date of the appraisal. Although it does not directly
take into consideration the income-generating characteristics of the subject property, it does
reflect the income potential of the subject property in an indirect way by comparing the actual
sale price of other similar properties that have been purchased for their income-producing

potential.

The Income Approach, which is related to investor thinking and motivation, is a basic
tool for valuation of income-producing real estate. It is based on the principal of anticipation
reflected in the definition of value, "as the present worth of all rights to future benefits accruing
to ownership". The income approach is practical only when an income stream attributable to the
real estate can be estimated. This income estimate may be developed and supported by
comparisons in the local market or, alternatively, by an allocation to real estate of some portion
of the total income derived from operation of an ongoing business in which the real estate is a
contributing component. In most instances, investors for properties like the subject, typically put
greater emphasis on the existing and potential income that a property can produce. Therefore, it

1s my opinion, the Income Approach should be weighed fairly equally.

Based on the foregoing, with the Income Approach and Sales Comparison Approach
being weighted fairly evenly, it is my opinion that the market value of the subject property as of
January 14, 2016, is $1,420,000.
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EXPOSURE TIME

The subject’s exposure time is based on a typical effective marketing period for similar
competing properties which have sold. Exposure time is always presumed to occur prior to the

effective date of the appraisal.

Exposure time is defined by the Appraisal Foundation, USPAP 2016-2017 edition (page
195), as “the estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value on the
effective date of the appraisal; Exposure time is a retrospective opinion based upon an analysis

of past events assuming a competitive and open market.”

Exposure time is different for various types of property and under various market
conditions. It is noted that the overall concept of reasonable exposure encompasses not only
adequate, sufficient, and reasonable time but also adequate, sufficient, and reasonable effort.

This statement focuses on the time component.

Exposure time is one of a series of conditions in most market value definitions. Exposure
time may vary greatly depending upon a number of factors including the motivation of the
owner, the reasonableness of the offering price, the different marketing avenues, as well as the
amounts and willingness of the local financing markets to name just a few. Because all of these
factors greatly affect the exposure period of a property, it is very difficult to accurately measure

the exposure time for the subject property.

The two best methods of estimating an exposure time are one, through actual sales, and
two, through conversations with local real estate brokers. Conversations with local professional
real estate brokers indicted that most properties, if reasonably priced, should sell within a twelve
month time frame. Also, a review of the comparable sales utilized in the sales comparison
approach, revealed that when the sales were marketed at or near the eventual sales price, the

exposure period was typically less than twelve months

Based upon the preceding, it is my opinion that a reasonable exposure time for the subject
property, based on the previously noted reconciled market value conclusion, would be twelve
months or less. This assumes that the subject would be actively marketed by a professional real

estate broker, at or near the final reconciled value estimate.
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Address:
Property Type:

Grantor:

Grantee:

Condition of Sale:
Sales Price:

Unit Price:

Sale Date:
Financing:

Date Recorded:
Registry Recorded:
Book/Page:

Confirmation Source:

Lot Size:

Frontage:
Topography:

Road Grade:
Eleetric:

Water:

Easements:

Highest & Best Use:

Building Type:
Actual Age:
Quality:
Foundation:
Ext. Finish:
Framing Type:
Lighting:
Plumbing:
Walls:
Flooring:
Map/Block/Lot:

228 Maple Street in Manchester, New Hampshire
Office Building, Unit 1 - Stadium Way Condominium

Maple Valley Manchester Partners, LLC

Velagala Bstates, LL.C
Reported to be an arm's length transaction

$2,050,000.00

$76.02 per sf of GBA

10/22/15

$1,640,000 Northway Bank

10/22/15
Hilisborough
8801/1360

Owner/Appraiser

Deed Type:

Transfer Stamps:

By: ET

Warranty
$30,750.00

Date: (9/15

Mr. Charles Panasis of Brady Sullivan/Capital Appraisal Associates

0.70+ acres common
87+ ft Maple St.
Level

Atroad grade
Available

Public

None adverse noted
Commercial - Office

4 Story

Circa 1890 renovated
Average

Poured concrete
Brick, masonry
Brick/masonry/steel
Adequate

Adequate
Drywall/sheet rock
Mix carpet/vinyl/tile
107/1

Shape:

Average Depth:
L.andscaping:
Road Surface:
Gas:

Sewer:

Zoning:

Current Use:
Effective Age:
Condition:
Basement:
Roof:
Insulation:
Electrical:
Heating:
Ceilings:
Bldg. Size:
Parking:

Irregular

250+ ft Valley St.
Typical

Paved

Available

Public
RDV-Redevelopment

Office/College/Retail
5-10+ years

Good

Full/raised, finished
Flat/rubber membrane
Unknown, typical
Adequate
HVAC/gas/full AC
Mostly suspended
26,966+ square feet
Adequate on site

Comments: This sale is of a renovated mill building that has 26,966+ s.f. of finished area above grade
(5,617% sf on each of the 4 floors), however, the basement area is partially raised out of the ground and
consists of an additional 4,498+ sf of finished office area. The building has 1 elevator servicing ali floors
including the lower basement level. There were 3 tenants at the time of sale — with only 2,164 sfof
vacant space on the third floor. Overall average lease rate was $7.49/sf NNN with $4.25 allocated to
CAM expenses. There are 50+ parking spaces designated for use by this sale with an estimated total of
220 shared spaces avaitable - the parking is a shared common area with the neighboring bowling alley
which mainly uses the parking in the evening. The property had previously transferred in 2004 with a
reported sales price of $2,100,000. Lease rights to the roof top cell antennas and equipment were sold
circa 2011-2012 for $1,200,000, The building unit then sold in June 2013 for $500,000. The building was
then totally renovated at a cost of over $1,000,000 and leased vp prior to the most recent sale.
{C2000D-34A; App. 15-432, Job 16-9)
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PHOTOGRAPH AND LOCATION MAP

Identification: 228 Maple Street in Manchester, NH
Photograph Taken by ET circa September 2015

Identification: Location Map of the Comparable Sale
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COMPARABLE IMPROVED SALE B-2

Address: 25 Hall Street in Concord, New Hampshire
Property Type: Office/Retail Building - Gateway Center
Grantor: Concord Gateway Partners, LLC

Grantee: Granite State College

Condition of Sale:
Sales Price:

Assumed to be an arm's length transaction
$4.830,000.00 * Reported Contract Price

Unit Price: $84.24 per sf of GBA
Sale Date: 07/28/14
Financing: Cash to seller
Date Recorded: 07/28/14
Registry Recorded: Merrimack Deed Type: Warranty
Book/Page: 3449/0957 Transfer Stamps:  $72,450.00
Confirmation Source:  Manager/Appraiser By: ET Date: 05/13

Mr. Brad Abel of Colliers International/Capital Appraisal Associates
Lot Size: 2.08+ acres Shape: Iiregular
Frontage: 336+ ft. Average Depth: Varied
Topography: Level Landscaping: Typical
Road Grade: At road grade Road Surface: Paved
Electrie: Available Gas: Available
Water: Public Sewer: Public
Easements: None adverse noted Zoning: Gateway Performance
Highest & Best Use: Commercial - Office/Retail
Building Fype: 3 Story * Current Use: Office/College/Retail
Actual Age: Circa 1987 Effective Age: 5-10+ years
Quality: Average Condition: Average/Good
Foundation: Poured concrete Basement: Full, finished
Ext. Finish: Brick, masonry, stucco Roof: Flat/rubber membrane
Framing Type: Brick/masonry/steel Insulation: Unknown, typical
Lighting: Adequate Electrical: Adequate
Plumbing: Adequate Heating: HVAC/gas/full AC
Walls: Drywall/sheet rock Ceilings: Mostly suspended
Flooring: Mix carpet/vinyl/tile  Bldg. Size: 57,3377+ square feet
Map/Block/Lot: 15/2/10 Parking: Adequate on site
Comments: This property is a three story professional office/retail building with full finished

lower level. The buildings main tenant is Granite State College, who purchased the property.
The College occupies approximately 72% of the leasable space with the remaining space
occupied by a number of smaller retail, service or office tenants, such as Remax, a physical
therapist and an investment company. The site has good visibility on Hall Street as well as on
Water Street (Route 3) and Interstate 93. The building is fully sprinkled with fire/smoke alarm to
central station. The building is ADA accessible with a four stop elevator, which includes the
lower level. Uses for the subject may be for the continued use as a college or potentially as a
multi-tenant retail/office complex. It was reported the college may expand is use of the space as
tenants leases expire. Previous sale 05/10/04 - $4,300,000, from 17-29 Hall Street, LLC.
(C2900D-33; App. 13-228, Job 15-27)
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PHOTOGRAPH AND LOCATION MAP

Identification: 25 Hall Street in Concord, NH
Photograph Taken by ET circa May 2013

Identification: Location Map of the Comparable Sale
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COMPARABLE IMPROVED SALE B-3

Address: 32-34 South Main Street in Concord, New Hampshire
Property Type: Office Building

Grantor: State of New Hampshire - NH Dept. Employment Security
Grantee: City of Concord

Condition of Sale: Per the grantee rep. the sale was sl. below market value *
Sales Price: $1,575,000.00 *

Unit Price: $69.14 per sf of GBA

Sale Date: 10/30/14

Financing: None noted - City of Concord acquisition

Date Recorded: 10/31/14

Registry Recorded: Merrimack Deed Type: Warranty
Book/Page: 3460/0218 Transfer Stamps:  None required

Confirmation Source:  Broker/Appraiser/Grantee By: ET/TRD Date: 05/13 & 02/15
Broker B. Jolicoeur, Cowan & Zellers RE/CAA/M. Walsh - City

Lot Size: 0.74+ acres in total* Shape: Fairly rectangular
Frontage: 123+ fi. Average Depth: Varied
Topography: Level Landscaping: Minimal

Road Grade: At road grade Road Surface: Paved

Electric: Available Gas: Available
Water: Public Sewer: Public
Easements: None adverse noted Zoning: CU Urban

Highest & Best Use: Commercial - Professional Office

Building Type: 4 Story * Current Use: Office

Actual Age: Circa 1930 Effective Age: 15-20+ years
Quality: Average Condition: Average
Foundation: Granite/Brick/Concrete  Basement: full

Ext. Finish: Brick veneer & glass  Roof: Flat/T&G rubber
Framing Type: Brick/metal/wood Insulation: Unknown, typical
Lighting: Adequate Electrical: Adequate
Plumbing: Adequate Heating: HVAC/gas/full AC
Walls: Drywall/sheetrock/panel Ceilings: Mostly suspended
Flooring: Mix carpet/vinyl Bldg. Size: 22,780+ square feet
Map/Block/Lot: 34/3/3 & 2 Parking: Adequate/2 lots

Comments: This property is a 3 story professional office building with full walkout lower level
onto Main Street. The site consists of two lots; lot 2 contains 0.134 acres of land and lot 3
contains 0.61=+ acres of land. The site has good visibility on Main Street as well as on South
State and Fayette Street. The building is fully sprinkled with fire/smoke alarm to central station.
The building is ADA accessible with a four stop elevator, which includes the lower level. The
State Department of Employment Security vacated the property in early 2014, According to the
broker and a local developer they had two offers near the asking price of $1,750,000 as of 05/13.
The second developer noted they were going to renovate the entire property and had a tenant
lined up to occupy most of the building. Due to time constraints and other requirements being
imposed by the City, the deal (both deals), fell through. According to the grantee representative
the City ended up buying the property for slightly less than the appraised value, completed for
the grantor for marketing purposes. The grantee representative noted in his opinion, the value
paid was slightly less than what he felt the market value for the property was. The property was
on the market for 180 days. (C2900C-66; App. 12-704, Job 15-27)
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PHOTOGRAPH AND LOCATION MAP

Identification: 32-34 South Main Street in Concord, NH
Photograph Taken by; TRD December 2012

Jia South Bain 3t
Lonsorg, iH
TR

Identification: Location Map of the Comparable Sale
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COMPARABLE IMPROVED SALE B-4

Address: 345 Cilley Road in Manchester, New Hampshire
Property Type: Office/Medical Building

Grantor: Hassells End Properties LLC

Grantee: Peerless Properties LLC

Condition of Sale:

Reported to be an arm's length transaction

Sales Price: $420,000.00

Unit Price: $84.24 per sf of GBA

Sale Date: 10/14/15

Financing: $336,000 Triangle Credit Union

Date Recorded: 10/14/15

Registry Recorded: Hillsborough Deed Type: Warranty
Book/Page: 8798/2302 Transfer Stamps:  $6,300.00

Confirmation Source:

Broker/Public records  By: ET Date: 01/16
CB Richard Ellis/New England, Chris Healey (626-0036)

Lot Size: 0.45+ acres Shape: Farrly rectangular
Frontage: 198+ feet & 97+ feet  Average Depth: Varied

Topography: Level/sloping Landscaping: Typical

Road Grade: At road grade Road Surface: Paved

Electric: Available Gas: Available

Water: Public Sewer: Public

Easements: None adverse noted Zoning: R2-Res 2 Fam.
Highest & Best Use: Commercial - Offices

Building Type: 2 Story Current Use: Office

Actual Age: Circa 1970 Effective Age: 20-25:+ years
Quality: Average Condition: Average
Foundation: Poured concrete Basement: Slab

Ext. Finish: Brick, masonry Roof: Flat/rubber membrane
Framing Type: Brick/masonry/steel Insulation: Unknown, typical
Lighting: Adequate Electrical: Adequate

Plumbing: Adequate Heating: FHA/gas/elec/full AC
Walls: Drywall/sheet rock Ceilings: Mostly suspended
Floering: Mix carpet/vinyl/ile Bldg. Size: 6,176 st per tax card
Map/Block/Lot: 370/079 Parking: 36 on site
Comments: This is a multi-tenant class B office building with walkup access located on a

corner lot at Cilley Road and Wilson Street. Excellent visibility with easy access to the
Downtown area as well as the Interstate system. Each floor may be accessed at ground level

with separate entrances due to sloping terrain. Fully air conditioned and features 4 separate units
and gas heat. Currently two tenants, a dental practice and massage and fitness center. At time of

sale there was one vacant space of approximately 3,167+ sf available, which was last utilized by

Elliot hospital as a pediatrics center. Asking rate of $14.00 psf modified gross.

(C2904-30A; Job 16-9)
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PHOTOGRAPH AND LOCATION MAP

Identification: 345 Cilley Road in Manchester, NH
Photograph Taken by Google Maps

b
3445 Cilley Rd
Manchoster, HH

Identification: Location Map of the Comparable Sale
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RENTAL SURVEY OF COMPARABLE OFFICE/RETAIL RENTS:

228 Maple St

58.75 pe.rs.ﬁ

Leased 03/03/15. Office space m recently renovated 4 story 27,000 SF nuti-

5,617 s.f Office
Manchester, NE NNN tenant office building. Overall Tenants pay own heat & electric plus additional
CAM charges estimated to be approximately $4.00 per square fot. Overall,
corsidered fairly similar to the subject.
835 Hanover St. 1,901 s.f Oflice] $10.00 pers.f {Leased G5/26/15. Unit s 3 story professicnal office buiding. NNN rent plus
Manchester, NH Condeo NNN electricity,. CAM (2011) $3.22 psf, Taxes $1.99 psf. Overall, considered
famrly similar to the subject property.
66 Hanover St. | 1,260 s.fOffice] $10.00 per s.f Leased 10/08/15. Ground floor unit in larger 3 story 82,300: sfoflice
Manchester, NH Mod Gross  jbuilding. Tenant pays utifities. Overall, considered farly similar to the subject
property.
66 Hanover 8t. 1,938 s.f Office; $12.00 pers.f |Leased 10/08/15. Third floor office suite i larger 3 story 82,300+ sfoffice
Manchester, NH Mod Gross  [building. Tenant pays utifities. Overall, considered fairly simifar to the subject
property.
1850 Elm St 11,800 . Oflice] $12.50 pers.f. |Leased 03/12/15, Chss A 2 story 21,600 sf office building on Elm Street.
Manchester, NH Gross Rents are full gross inchudes everything. ADA accessible units. Overall,
considered fairly similer to the subject.
1850 EimSt. 3,000 s.f Office] $12.50 pers.f |Leased 08/13/14. Class A 2 story 21,000 sfoffice building on Elm Street.
Manchester, Nt (ross Rents are full gross inclodes everything. ADA accessible units. Overall
considered fiirly similer to the subject.
55 Bridge St. 1,609 to $13.00 pers.f |Offered for lease, 3 story office buillding. Various size units or the whole
Manchester, NH 10,800 a.f Mod. Gross  |building available. Potential sizes 1,609 s, 2,001 s£ 3 400 sf 3,700 sf 7,101
Office sfor the entire 19,800 sfbuilding, Space wili be renovated to suit the needs of
tenant. Overall, considered fairly sivdler to the subject property.
22 Concord St 3,400 s.f Office] $12.00 per s.f :Offered for lease, Class A 4 story bidg, Suite 4, fourth floor available.
Manchester, NH NNN Tenants pays heat & clectric. Overall, considered farly similer to the subject.
186 Grankte St. 4,600 to $14.00 pers.£ 10flice space on ist, 2od & 3rd floors offered for lease. Overall considered
Manchester, NH 20,000 8.1 Meod. Gross  |farly similar fo the subject property.
Office
1230 Blm St 13,702, 4,854 & $8.00 persf |Class A office space offered for lease. Base rent plis CAM. Overall,
Manchester, NH (5,753 s.L Oflice NNN corsidered fairly similar to the subject property.
908 Hanover St. | 739 to 1,486 | $9.00 pers.f |Offered for lease. Condo Units in 3 story professional office bulding. NNN
Manchester, NH 5.l Office NNN rent plus electricity. Cam & Ins $1.51 psfand $200/month conde fee.
Condos Overall, considered fairly similar to the subject property.
250 Commercial 1,650 to $6.00 to $12.00| Various size units from 2,200 to 8,695 sfofoffice/retail space on ist, 2nd &
St. Manchester, 10,500 s.£ pers.f Mod. |3rd floors offered for lease i historic Wambec Mill complex. Overall,
NIt Office Gross corsidered slightly inferior to the subject.
377 Elm St. 6,000s.f | $11.00 pers.f (Offered for lease. Ground floor space in larger 11,000 sfbuilding, Rent
Manchester, NH | Retail/Office Mod. Gross linchides taxes and msurance. Tenants pay scparate utilities plus prorata share

of CAM expenses. Overall, considered fairly similar to the subject.
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SUBJECT ADDENDA

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 60

SUBJECT PHOTOGRAPHS

Google Earth - Rear of the subject property
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SUBJECT PHOTOGRAPHS

Exterior - Front of the subject property

Exterior - Front of the subject property
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SUBJECT PHOTOGRAPHS
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Exterior of the subject property

Exterior & parking of the subject property
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SUBJECT PHOTOGRAPHS

Hanover Street,

Hanover Street, westerly
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SUBJECT PHOTOGRAPHS

Derryfield Lane, westerly

Derryfield Lane, easterly
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SUBJECT PHOTOGRAPHS
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Hanover Court, southerly
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SUBJECT PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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SUBJECT PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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'BJECT PHOTOGRAPHS

Typical Interior
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SUBJECT PHOTOGRAPHS

Typical Interior

Typical Interior
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SUBJECT PHOTOGRAPHS

Alarm Panels

Alarm Panel

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 75

SUBJECT PHOTOGRAPHS

Generator Panels
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LEGAL DESCRIPTION - SUBJECT PROPERTY

Hampshire, cfo Commissiones, New Hamps\me mmﬁmem of Emg::iwmem
Security, 32 Beuth WMain Swrest, Cmnmrﬁ M QR0 -48R7, with Warranty
Cavenants, the following real property, Sith the buitdings and improvernents

therson, in Manchester, Hillsborough Cainty, New Hampshire bounded and
T described as fcﬂawﬁ* =

iy r“
3 -

o

s

Thres parc%iﬂ o land o the northaly side of Hanower Szr%t in Manchestar,

County of Hillsbz}rﬁugh S1ute of taw Hempehire bounded md desoriad a5
fotiows: .

Tract t

steo being the muﬁm&s{ cormes of ?raa%’& herginafter dsscrﬂzed‘

Thenes northerly one hundred twanty-five {126} feat by the sasterly line of
said Teatt 2 w0 8 passageway:

Thence sasterty along the southery line of aaid passageway forty-nine (49)

fout, more or -Eas&; m fared now gr for "f‘_‘?v* of [argan

Thence seu{herw by the wewwiv ima of fand of seid Bﬁr@mﬁ o hundrad
twweriy-fhvs {1353 'fﬁﬂ& to the north side of said Hangver Etmat

W

Thenes waamri»,r forty-nine (49) fess, more or less, by i ha sirtherty line of
saif Hanover Streat 1o the point of beglnning.

Yracy 2

‘Lm

A certgin trﬁm: of tand with the hﬁzidmgs thaereon, situaisd in Manshester,

County of Hillshorough, State of Mow Hampshff% and more particulardy described
as Tolfows, b wity

Southerly on Hanover Strest, tmaﬂ hundred ong (301) fesr
C &

Wastery on a twerty (20} foot ifm;?a wirent or ;gaassgawav, there meRsuring
ore hundred twenty-five {128} fest;

4801342L65M

s
o4

F"'

one {3@1} feat,

CAPITAL APPRAISAL ASSOCIATES, INC.
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LEGAL DESCRIPTION — SUBJECT PROPERTY

Tract 3

B

Boutherly by Manover Sirest, ihega meaguring ffs-aight (B8 fagy

Wesgterly i::
hunsdred and twer

Fiﬁgnmy i Book 23&& Pag& 3E

The foregoing pramizes are not h wetead proparty.

B WITHESS WREREOF, Jasan
Juy 28, 1088,

raigrnen has executed the forsaning on

r&‘ﬂ"
Jason € Traisman
W

oy

On JubyAF 1993 personally appe
the within namad Jason E. Tralsman, w
fras act and deed.

ed, bafore me, the-tndersigned officer, §
?ﬂ:ﬁ arknewindned the feregoing o be his

GB01342L65H8
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ENGAGEMENT LETTER

FORM NUMBER P-37 (version 5015

Notle: This agreement and il of ity uitpelunents shall heeome pubiic wpon subenizston © Governar apd
Exeautive Couneil For spgroval, Ay Tnformation tat is private, confidentia] or proprietary st
b clearty identified vy the agency and ageeed 10 In writing peior to signing the contrect.

AGREEMENT
The State of Mew Vampshing and the Condractor hereby mutually agtee ns fullows:

GENERAL PROVISIONS
1, IDENTIFICATION,

1.4 Swate Agency Name ' 2 Bt Agemey Addnesy
- MH Emplovment Security 4% Senth Frioit Sirect, Concord, N# 05301
13 Coatractor Mame 1.4 Corractor Address
Capital Appraisal Assondates, Inc., VO #156083 128 South Frost Streat, Coneond, NH
T3 Conractor Phons ; 1.6 Aceount Nussber LY Completion Date 1.8 Price Limistion
Humbher F
BO3-F2E-0G40 ' S0 T-B0H -5 00-353 January 13,3026 34,000.00
1% {Ionu*aﬁing Orficer for State Agency CfELD State Agency Telephoss Mumber
Gurrge N. Copadis, Comsissioner H03-228-4000
111 Contractor Sxmawm .12 tiame wnd 11t of Cearacinr Bignatory
— Tiehy K. Danields, Presiden:
rarin ’?
i.13 Adgfow]edﬂammn State of | WU Coupty of  Meredimack

On Dec. 1B, 2013 beforethe wdcr'ig,ned odticer, personally appeared the porson identified in bleck 1,42, or sailsfactorily
proves e | o whese name is signed in block 111, and schnewledged that sthe exeented this document & the capacity

: meam b
*’fﬁmmmw 3, m:s

. E15 Wame and Title of Stzte Agency Sigratory
Dizge; ‘1} w h( George K. Gopadis, Comwiszioner

116 Awrcm? b} the N.H. Department of Administration, Bivision of Personnel 73 applicabie)

By: Directar, On:

117 Approval by the Awomey General (Form, Substante and Execanion) fif applicabie

Byt in:

LI Approval by the Goverinr and Executive Colhet {if appdicablat
Byw: Tin:

Page 1 of 4
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ENGAGEMENT LETTER

L. EMPLOYMENT OF CONTRACTORSERYICES 1O
BE PERFOAMED, The Smie of Mew Llampshire, acting
throagh the agerey domtified b block ). ("Sate™), anguges
contraedor idemtified i bleek 1.3 (Contacwor™) 10 perfom,
and the Conteactor shall perform, the wer or sale of goods, or
ok, jdentified and more partfeulaly deseribed in the altached
EXHIBIT A which i incerporated herein by mefersre
{“Services™),

3, EFFECTIVE BATECOMPLETION OF SERVICES,
3.1 Moewithstanding sy provigicn of this Agreement to the
contrary, and subject to the approval of the Covernar and
Exgentive Counel of the Stte of New Hampshive, if
applicable, this Agreement, and 2ll obiizations of the parties
hereunder, shall brcome efficctive on the date the Governor
el Execative Couneil approve this Agreement as indicsted in
Biock 1,18, unless ae soch approvel is required, fn whicl case
thie Agresment shall becom: eifecttve on the dats the
Agrsement 33 signed by the State Agency =y shown In block
.14 P Effective Dae™),

.2 i the Comiractor eommences e Servizes priot tothe
Effective Dade, all Ssrvives performed By the Contractor prior
b the BEffertive Dude shall bo performed st the sale risk of e
Contractor, and in der event fad this Agreetment doos nor
beagene effectbee, the State shall have no Hability to e
Contracior, inchuding without Hmiteion, sty obligation fo pay
the Contractor for sy coms ineurred or Services perfarmed,
[oniTector must eompiete all Services by the Completion Tate
specified in block 1.7,

4 CONDITIONAL NATURE OF AGREEMENT.
Wotwithetanding oy provision of this Azrsesest 1o the
comsary, all obligations of the State hersander, Including,
without lisnifation, the coninuatios of payments hercunder, are
contingent wpon the availability and comtiiaed appropriation
af Ban s, and i e event shell the Strte be Hable for aay
prvinests hereunder iy pxonss of such reailable spproprismd
fumds. In ghe peent of 3 reduction or erminstion of
appropriated fds, the State shall have the righa t withheld
payront wneit such Gends bacoees avaiiable, if ever, and shail
heve the right to tovminate this Agreement Brvmedizialy upen
giving the Contractor cotics of such termination. The Siate
shall not be required to ransfee fimds fom asy other agoount
o the Aceount dentified i Dlock 1.6 in the evont Rands b that
Avorant are rediced ar wavailable,

5 COMNTRACT PRICEPRICE LIMITATION,
PAYMENT.

31 The contract price, metlod of payment, and teyms of
payment are identified and mers particularly deseriled ja
EXHIRIT B which i incorporated hersin by referaics.

3.2 The payment by the State of tha conimaet price shall be the
enly and the complete reimbursement o the Contractor fe 2
axperses, of whatever natare tncorred by the Contractor in the
perfornancs hereof, and shafl be the ondy and the sonpiiie
compensation to the Contmutor for the Srrvices, The Slate
shatd Bave mo Hahiliny to the Contracter other Shan the contract
prive.

Page 2 of 4

CAPITAL APPRAISAL ASSOCIATES, INC.

5.3 The Beate resorves the rght m offset from nny amousls
othierwise payvabls 1o the Canmractor under this Agreement
thise Bauidated amows reguired or pevmined by NH. R3A
B0;7 shrough REA 807 or any sther provision of Taw,

5.4 Noowithstanding any provision in this Agreement to the
confrary, apd noteillsnding unexpected sireumetances, o
no gvent shall the total of all pegments mighoshzed, or acteatly
mracke hereumder, encaed the Price Limitation set forsk fn block
1.5

& COMPLIANCE BY CONTRAUTOR WITH LAWS
AND REGULATIONG LQUAL EMPLOYMENT
CPPORTUNITY.

6. In connection with the performence of the Seovices, the
Contreetor shall comnply with all statutes, laws, regalations,
pund oibers of federal, state, county or municipal autharitics
which impose ary chiigeion or Suty spon the Contractor,
inciuding, but nat Foed to, sivil dights and equal oppority
Jaws, This may Inclade the requizement to utibize spdlkey
aids and services 1o ensure that persons with communicidion
diealilities, including vision, hearing snd speech, cim
communicate with, reosive information frow, ond convey
freformation tothe Conractor, [ additlon, the Contractor
shaill comply with all applicable copyright laws,

8.2 Dtiving the term of this Agreement, the Contractor shatd
ol discrimdnate agains erployess or applicants for
employment besmsse of racs, color, religion, creed, age, 2K,
handicap, sexnet orjentation, or netiona! origin snd will ke
affirmative action to prevent such diserimination,

5.3 1 ihis Agroement i Tunded in any part by monies of the
Linised] Btates, the Contractor shall comply withs abf the
prrvisions of Bxesutive Drder Mo, 11246 (“Bqual
Employment Coportuaiy’™, s mpplemented by the
regufations of the United Stames Deparonent of Labor (4]
CFR, Part 60), and with any rubes, sepolations wd sddelines
a5 the Stete of Mew [fampshine or the Uniied States issue to
implemend these regitations. The Contructor fiurther agroes to
peznit the Stete or United Stases acosts to any of the
Conraator’s books, records and ancownts for the parpose of
assertaining cosmplisnee with &l mfes, regulations sud orders,
and the covensnts, terms and vonditions of this Agresment,

7. FERSONNMEL,

7.4 The Comrasior shall at s owa expenge provide alf
pessanngt nesetsary fo perfonm e Services, The Contractor
warsants that alt personnel engaped iy dhe Swrvices shali be
qualified o porform the Bervicss, and shall be properiy
Heensed and otherwise authorized to do so under o] applicable
L,

7.2 Unless otherwise anthorizod i writing, during the term of
this Apreemment, and for & period of 5ix (6 monts affey the
Coanpletion Dot In Block 1.7, the Contvactor shall pot hirk,
and shalf ot peril sny stheontmciny or other person, fiam or
corperation with whom & is engaged In & combined effort 1
perfomm the Services to Iire, any person who is & Stic
conplaves oy pificial, who is materially nvabesd i the
procurstsent, adminisiration or performance of this

10
Contractor Initials =% f—“'!‘:—\lﬂ*‘
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Agreement, This provision shall sovvive termination of his
Agreenrent.

1.3 The Contracting Officer specified in block 1.9, orhis or
har suceisor, shall be the Stare’s ropresentative, In the ewent
of any dispuse conoeming the interprstarion of this Agreement,
the Contracting Officer's deeision shall be final for the Smte.

R BVENT OF BEFAULT/REMEDIES,

R.1 Any one oy more of the filewing aets of dntissions of the
Comuraetor shall constitute 3 event of defaok herevndar
{“Bvent of Defauif™y;

£.1.F Sailure o perform the Services sarisfactorily or on
sohedule;

B.1.2 failure to submit any roport requfred Horamder; andior
8.1.3 fadiuee to parform any other eovensat, win or condition
of this Asreernent,

§.2 Upon the acowrrence of any Event of Defuslt, the St
may take any one, or more, o¢ all, of the following aciions:
£.2.1 give the Contractor 4 written notiee specifying the Event
of Defult and regeiving it 1o be remedied within, i the
absences of a greaer or lesser specification of time, hinty (3
days from e date of the sotice: wul 1Fthe Evert of Defiub §s
ot timaely ramadiod, ferminate fis Agreement, effective two
23 days alter giving the Contractor aotice of termination;
B2.2 giwe the Copgractor o written notics specifying the Event
of Trefanl and suspesding a8 payments o be made under this
Agreement and evdaring that the pordon of the contract price
which wenld otherwise accrue to the Contractor during the
petiod from the date of sech sotice yndil sack time a5 the Sinte
determines that the Contractor has cured the Event of Defalt
shalt never be paid o the Confracter;

£,2.3 set of T agming any other obdigarions the State may owe o
-the Cutstrictor any daniaoes the State suffers by reason of any
Event of Default; andlor

8.2.4 treat the Agreemtnt a8 brasched ard pursus any of is
remedies a faw or I oquity; o both.

% RATAACCESSCONFIDENTIALITYS
FRESERVATHIN,

41 As usad T ehis Agreement, the word “date” st mesn all
information and things developed or ahizined during the
perforimance of, or sequired o7 developed By reason of, this
Agreement, inciuding, it not Himited to, all stmdbes, reporis,
fikes, formulas, surveys, maps, chars, sound recordings, video
recordings, pictorisl reproductions, drawings, smalyses,
praphit vepreseniations, COmpULEr IRoEral, Comprier
printows, noss, lerees, memomnda, papers, and documends,
alk whether faished or wnfinished.

93 AH data and any property which has been received from
the State or purchapsd with Tinds provided for teet puipose
wcher this Agreement, shall be the property of the State, and
shafl be retursied to the State upon detvand or upon
terinisation of this Agreement for any ressom,

9.3 Confidentialiny of date shall be poverned by RH. REA
chiapler 91-4 or other existing law. Disciosure of data
reguires prior written approval of the Siate,

Pape 3 ol §

CAPITAL APPRAISAL ASSOCIATES, INC.

e TERMINATION. In the event of an early temmingtion of
this Agreemnent for sary reason other than the completion of the
Services, the Contracter shall detiver to the Contrarting
Officer, not later than fHftcen {15) days efter the date of
termination, arepurt ¢ Terminstion Repon™ describiag in
detail ab) Services parformed, and the contract price earmed, o
and including the dete of termyination. The K, subiao
mstter, content, and pumber of coples of e Termination
Report shall be idenrical fir those of any Finel Repors
desaribed ins the ageched EXHIBIT A,

il CONTRACTORS RELATION TO THE STATE. In
the performance of this Asreement the Contracter is in aff
yespests 3n independest contractor, and i3 neither an sgent nor
an employer of the State, Nedther the Conlractor nor amy of it
officers, employees, sgenie of membery shull have yuthority to
bind the State or recefve amy benefils, workers™ compensalion
or athiey sl sments provided by the Stas 1o fg employers,

12, ASEIGRMERNT/DRLEGATIONSUBCONTIRALCTS.
The Condraetor shall not assign, or otherwise transley any
mberest i this Azrosment withawt te: prior written natice snd
consent of the Stote, Mote of the Services shall be
subcorracted by the Contractor without the pricr written
notice and gonsent of the Siale,

13, INDEMNIFICATION, The Contracter shall defond,
indemuily and hold barmiess ta Swmte, ks offtcers and
amployees, from sad agatnse amy and all tasses snffered by the
State, is officers and emphovees, and asy and alb claing,
Huhilitdes oF penafiies assorted apaing the State, its officers
dnid emplovees, by ar o bebalf of swy peraon, o acvowr of,
besed of resulting from, arbsing ot of (or which may be
clatmed 1o arise out of) the acts or emissfors of the
Conractor. Mobwithsmading the forepsing, nething hemin
comtsinmt shall b desmed 10 constitute 2 walver of e
sovereign fmmanily of the Stete, which imsily is herely
piservid v the State. This covenant in parngaph 13 shal)
survive the teymination of this Azreement.

14, INSURANCE,

E4.1 The Contractor sholl, at is sole exgenss, obtain and
saiinain i force, and shall requite any suhoontrentor or
assignee to obtaln and maintzl in frce, the following
TSN

1411 comprehansive genoral Hability dnsurance againsy alb
cluims of bodily iy, death @ property damage, it amounts
ofnot less tu 51,000 800per ooserrencs and §2,000,000
sggrepAk: L and

14.1.7 spreial cunse of Toss coverage Torm covering afl
property subisct to sbparagraph 3.2 herein, in ap gmount oot
fesy thun 2009% of the whle replacement value of the propery.
14.2 The policies deseribed tn subperagraph 14,1 herein shalt
e un pedicy forms and endoesements approved far wse in the
State of Wesy Humpehize by the MM, Department of
ingurance, amd faswed by insurers Hoensed §n the State of New

Harnpsbirs,
. L“ / -
Contractor [riia]Sw @u

Diate 1773877005
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14.3 The Conacior shal} farmish 1o the Contracting Officer
titemtiffed in block 1.9, &ar ks or her sucoessor, a centificats(sy
of nevrane for all insprasce ceguived under ds Agrasmen,
Candraptor shall siso furnish to e Confracting Offleer
ifentified in block 1.9 or kis or her suooessor, certificateds) of
insuratce for all renewalis) of insarancy required veder thiz
Agreerient ne later than thirty {300 days prive o e expimtion
dare of each of the insurance policies, The cocifieateds) of
irsuranee and Ay renewals thereof shall be sfached sod are
neorporaied herelin by mference. Bach certificatels) of
insuranes shall cosmtain a clanse requiring the insuner w0
provide the Coatracting Offteer identified in biock 1.9, orbis
o bt suseessor, e dess than thirty {300 dews prior writien
rotice of cancelation or modiBestion of the policy,

13, WORKERS COMPENSATION.

1.1 By signing this agreement, the Contractor prees,
cerifies and warmns thir the Contraror i3 in somphanes with
o exenpt feotn, e requitements of N BSA chaptor 2815
(" Rowdre Compensarion ")

§5.2 To te extent the Contractr is sublect w the
teguivemners of N REA chapter 281-A, Comtractar shall
paddntain, sl require any sebeontracior oF astignes o wCUre
end malnraln, payment of Workers” Comnpensition in
canreciion with agtivities whick the person proposes 1o
undertake puesuant (o this Aaresment, Cosbractor shal)
Harnisk the Contracting Officer identified in hlock 1.9, or his
ar her sueeessor, proof of Werkers® Corspensation in the
mrugnner deseribed In MH, REA chater 283-A and any
appliceble reneveai(s) thereof, which shatl be attached and se
eomorated hefein iy reference. The Stace shail not lse
Tespansible for payment of any Workers® Compansation
previirms or for any ather clait ov benefit for Contractor, of
argy subronractor or pmployes of Contractor, whick might
artss under appiicable State of New Hampshive Workers'
Tompensation laws T commestion with the performance of the
Bervices under this Agreoment,

B, WAIYER OF BREACH. o fathire by the State 1o
exforos any poovistors Bereof afler sy Bvent of Default shall
be desmed a waiver of Its riphts with regard 1o tht Event of
Detruly, or aay subsequent Bvent of Defeslt Mo mpress
failure to enforze any Evest of Dotael: shalt be deemed 2
walver of the right of the $taw to enforee ench and 48 of the
provisions hereof uen any further or ether Evem of Defaul
an the part of the Contracoot,

17, MOTICE. Any notice by o party hereto w the other party
shalk e deemed o hwee been duly delivered or given atthe
time of mailing by esvdficd mad, postege prepaid, In a United
States Post Office addressed 1o the pariies af the sddresses
given e blocks 1.2 and 1.4, harein,

18, AMEMDMENT. This Ageeement way be amended,
viaived or discharged pnly by an Instnumett in writing signed
Lry the partics kercwo and onty after approvsl of such
amendment, waiver or discharge by the Governgr and
Exerative Covncil of the State of Mew Hampwhite unless go

sich approval i required under the SlpRumsiances pursuant &o
Siate kow, rule or policy.

1%, COMSTRUCTHON OF AGREEMENT AND TERMSE,
‘This Agrovment shall be sonstrued in socordance with the
bws of tho State of Mow Hanvpshire, and s binding upon and
inares #0 e banefil of the partes and thelr rospeetive
sutesors gnd sssigns, The woeding used in this Azreemens
I thes wenreding whosen by the partios to express their st
imtent, wnd no rule of construetion shall by npplicd sgafnsr or
in favor of oy pany.

26, THIRD PARTIES. The parthes heveto do wot intend 40
Tenseitt neiy fhird perdes and s Agreement skl mot ba
constrand o gonfer any such benefit,

11, HEADEINGS. The headines trouphou the Agreament
sre for reference parposes only, mnd the words contained
tharein shall in po way e hald to oxplain, modify, smpitfy o
aid n the Interpretation, comstrniction o megning of the
peovisions 6f this Agresment.

22. STECTAL PROVISIGNS, Additonal mrovisions et
Fortht i the artached EXHIBIT £ are incorporated hevedis by
refersane,

3. SEVERABILITY. Inthe pvent ony of the provisions of
this Agreemsnt are il by 2 cowrt of comspetent jurfsdiction o
B contrary th any state or feders] w, the remaining
provisions of this Agreement will veroudn I fulf force and
effecs,

4. ENTIRE AGREEMENY, This Agresenent, which may
be executed In & number of sounterpants, sach of which shail
b desmed an 0riglnn), constitates te entire Agresment and
enderstanding between the partics, and supersedes alf prioe
Agreements and understondings refating hereto,

Paged of 4

CAPITAL APPRAISAL ASSOQCIATES, INC.

Contractor Inigal ;
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EXHIBIT A

SCOPE

This document defines specific services to e provided by Capital Appraisal Associates, Ine.
(“Contractor™} in connection with Commercial Rea] Estate Appraisals fo be performed for Wew
Fampshire Employment Seoumity.

DESCRIPTION OF WORK/REQUIREMENTS

Capital Appraisal Associates, Jnc., hereinaller referved to as Contractor, wil] provide all phases
of Commercisl Real Ustate Appraisal worl: provision of factual analysis, opinions and
ronclusions as to market value presented in a reporl format, Work performed wil) conform to at
applicable Federsl, State and local requirements, including the Uniform Standards of
Professionad Appraisal Practice,

Contracior guarartees quality of work. Contractor agrees to perfonm specified services ina
professional manner and in accordance with appropeiaie standards and specifications. Confractor
will be responstile for obtaining all materials, permits and approvals, as needed,

Cantractor will prepave Comimercial Real Estate Appraisals of thres (33 N# Employment
Secwrity properties focated in Manchester, New Hampahive — 300 Hanover Strect, 298 Hanover
Btreet and 436 Maple Street. Contractor will provide NI Employment Security & complete
Sumraary Report for cach property being appraised.

Safety and protection of NH Bmployment Securlty personnel, property and information is of
utmost coneent in the performance of work under this agreement. Work will inferfere as ittle as
possibie with NH Employment Security business. Work performed will comply with all state
and Tederal safety laws, rules, remulations and standsrds w ensure the safety of workers, NHES
staff, NHES clients and the general public including, but not limited to, O8HA and 1.8,
Depariment of Labor laws and regolations

CAPITAL APPRAISAL ASSOCIATES, INC.
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EXBIBITE
PRICE FOR SERVICES

Cantractor agrecs to provide NH Employment Security with the services indicated in Exhibit A
of this Agreement st prices quoted and shown below, Contractor agrees to perform services ina
professionat menner and w meet spproprizte spectications as outlined and approved by the
MEES Empicovment Security representative,

Loeation Price

358 Hanover Riveet, Manchester, NH 23104 51,560,058

298 Hunover Street, Manchester, NIE 43104 $L500.00

436 Maple Street, Marchester, NEH 03104 100000

TOTAL AGREEMENT NOT TO EXCEED ‘ 54,080.00
INVDICES

Contractor will invoise NH Bmployment Security when services have been completed and
approved by the NH Emplovnent Security represeniative. Condractor may fnvoice sy sach
property has been appraised and a complete Summary Report has been supplied to NHES.

Invoices kst inclide the following:

Briel deseription of work
Date work was completed
Physical lacation of jol site

Al frvolces must show sufficient detail of winh pecformed. Payment will be made through
rommal State payment processes, which is within thirty (307 days following receipt of an
approved imvedee, Avceptance of the worlk will be determined by the MH Employment Security
Tepipsertative.

Iovoices will be sent to;
Jill Revels
NHES Fiscal Management

45 Routh Frait Street
Convord, NH 83301

CAPITAL APPRAISAL ASSOCIATES, INC.
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EXHIBITC

TERM & EXTENSION

This agreement is for 2 torm beginning vpon NH Emplovment Secwrity approval and lerminsting
em or before Janusry 15, 2016,

CONFINENTIALITY, CRIMINAL RECORD, CERTIFICATE OF GOOD STANDING

Coniracior wad parsonne] seheduled w enter NI Empdoviment Secority lucilities must submit a
signed STATEMENT OF CONFIDENTIALITY OF RECORDS FORM (DES 1762 and 2
CRIMINAL RECORDS FORM (DES 21330) provided by NH Employment Secusity, if
applicsble, prior to entrance into a facility. There is 2 $25.00 fee for each criminal record check.
In connection with the execution of this agresment, the Contractor must provide 2 corrent NH
CERTIFICATE OF GOOD STANDING (dated April 2015 or later). There is a thirty dolar
($30.00) fee if applied for in person or a five dollar (35.00) fee I appiiad for by mail.

SUBCONTRACTING

Contractor will not assign, subconiract ar otherwise transfer any duties or wiitten performance
obligations under this agresment to any other party without the prior written consent of NHES,

2D TRANSACTIONS

Contractor cerfifies that Capital Appradsal Associates, Tnc. and its officers and directors, to the
best of their knowledge and belief, are not presently debarred, suspended, proposed for
debarment, declared ineligible or volumtasily excluded from covered transactions by any Federal
department or agency. Contractor will inform WHES of any relevant changes in status in
keeping with this seaiion,

AMERICANS WITT DISABILITIES ACT

The undersigned agrees to comply with afl Federal, Slate and Local ADMA nules and regulations.

CAPITAL APPRAISAL ASSOCIATES, INC.
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State of Nefo Hampshice
Bepartment of Btate
CERTIFICATE

i, William M, CGurdner, Secretary of State of the Stae of New Hampshire, do hereby
ceptify that CATITAL APPRAISAL ASSOCIATHS, INC. is a New Humpshire
corporation duly incorporated wnder the laws of the State of New Hampshire on
September 12, 1996, I further certify that «dl foos and apmual reports required by the
Beorstmmy of State's office have been received and that asticles of dissoheion bave not

been filed.

In TESTIMONY WHEREQF, [ hereto
set my hand and cause to be affixed
the Beal of the Stale of New Hampshire,
this 18" day of Deceniber, AD. 2015

Ty Bkl

William M, Gardner
Segretary of State

CAPITAL APPRAISAL ASSOCIATES, INC.
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SPECIAL MEETING OF THE.
BOARD OF DIRECTORS OF CAPITAL APPRAISAL, INC.

A special meettng of the Board of Direstors of Capital Apprajsal Associales, Ine. was
held on this daie ar 1100 2. ae 128 South Frudl Steeet, Concord, MNew Hampshire, Preseat al
the mzesting were ail of the members of the board, Timethy B, Dandels and Kathleen J. Danicls.

Timothy R. Dargels took the positton of chairman of the meeting.
On a motion duly made und seconded, # was inanimosty:

RESQLVED: That the Covporation is hereby authorized 1o atter it a certain
agreement with the State of New Hampshire to provide real property appraisad services with
regard to three properties ncated in the City of Manchester and identified as 300 Hanowver Street,
29% Hanover Street, and 436 Maple Street that Tohmothy R, Dardels, being the duly elected and
qualified President of the Corporation, is hereby authorized 10 execute on behalf of the
Corporation said agreement znd any such other agreements, smendments, instroments,
certificates, or documents, and to take any such further action on heball of the Corporation, as
may in his sole judmment be necessary or desirable to offectuate the purposes of said agreement
and this resolution; and that any and all actions 1aken prior 1o the dare of fhis resolution by auy
officer, direvtiw, employes, or agent of the Corporation in funtherance of the marposes of said
agreement or this regolution are hereby ratified and condirmed as the duly swthorized actions of
the Corporation.

There being no farther business to be done a motion wag uiy made and seconded to

adipumn. / |
127182015 65:1%@?"? % A —
Date dﬁm‘ﬂw R. mmﬁe;gmcmr
12/18/2015 s e '
Dage .;»5; Y’?ﬂﬁﬂ T E.asx:eii& Namry Puhhc

My Cornmizsion expires hMartl 302006
g " - [

120182015

Tate Fathloan JDaﬁacﬁ Ditseior
7 %’f

121872615 g s LA g n F

Date Nvette T, Lascelle, Notary Public

My Commission expires March 30, 2014

CAFITAL APPRAIEAL ANSOCIATES

CAPITAL APPRAISAL ASSOCIATES, INC,




Page - 85

ENGAGEMENT LETTER
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise stated, this appraisal report is subject to the following assumptions and

limiting conditions:

1.

10.

i

No responsibility is assumed for the legal description or for matters including legal or
title considerations. Title to the property is assumed to be good and marketable unless
otherwise stated.

The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

Responsible ownership and competent property management are assumed.

The property will be operated in conformance with applicable government regulations,
codes, ordinances and statutes.

The information furnished by others is believed to be reliable; however, it cannot be
guaranteed as being certain. Thus, no warranty is given for its accuracy. No single item
of information was completely relied upon to the exclusion of other information.

All engineering is assumed to be correct. No survey of the property has been made by
me and no responsibility is assumed in connection with such matters. The plot plans and
illustrative material in this report are included only to assist the reader in visualizing the
property.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such
conditions or for arranging for engineering studies that may be required to discover them.

It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless noncompliance is stated, defined, and
considered in the appraisal report.

It 1s assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in the
appraisal report.

It 1s assumed that all required licenses, certificates of occupancy, consents, or other
legislative or administrative authority from any local, state, or national government or
private entity or organization have been or can be obtained or renewed for any use on
which the value estimate contained in the report is based.

11. - It is assumed that the utilization of the land and improvements is within the boundaries

or property lines of the property described and that there is no encroachment or trespass
unless noted in the report.

12. - The distribution, if any, of the total valuation in this report between land and

improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.

13. - By reason of this appraisal, I am not required to give further consultation, testimony, or

be in attendance in court with reference to the property in question unless arrangements
have been previously made.
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14. - Information relative to sale transactions has been confirmed by either the buyer, seller,
or a third party. Every reasonable attempt has been made by me to verify this
mformation and it is assumed to be reliable. It is specifically assumed that the sales
mformation noted herein is correct.

15. - Unless otherwise stated in this report the existence of hazardous material, which may or
may not be present on the property, was not observed by me. T have no knowledge of the
existence of such materials on or in the property. However, I am not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam
insulation, or other potentially hazardous materials may affect the value of the property.
The value estimate is predicated on the assumption that NO HAZARDOUS WASTE or
HAZARDOUS MATERIAL, as defined in N.H. RSA 107-A and 107-B or in any similar
equivalent federal statute, is present on the appraised property and that with respect to
this program embodied in New Hampshire RSA 107-A and 107-B, the Federal Resource
Conservation and Recovery Act and Comprehensive Environmental Response,
Compensation, and Liability Act, and ANY other applicable state, federal or local
hazardous waste statutes. No responsibility is assumed for any such conditions, or for
any expertise or engineering knowledge required to discover them. The client is urged to
retain an expert in this field, if desired.

16. - Disclosure of the contents of the appraisal report is governed by the bylaws and
regulations of the professional appraisal organizations with which T am affiliated.

17. - When the signatory of this appraisal report is a candidate or a member of the Appraisal
Institute, its bylaws and regulations require the member or candidate to control the use
and distribution of the report. Therefore, except as hereinafter provided, the party for
whom this appraisal report was prepared may distribute copies of the report, in its
entirety, to such third parties as may be selected by the party for whom this appraisal
report was prepared. However, selected portions of this appraisal report may not be
given to third parties without the prior written consent of the signatory of the report.
Further, neither all nor any part of the appraisal report shall be disseminated to the
general public by the use of advertising media, public relations media, news media, sales
media or other media for public communication without the prior written consent of the
signatory of the report. Nor shall I, the firm, or professional organization of which T am a
member be identified without my written consent.

18. - Opinions of value contained herein are estimates. There is no guarantee, written or
implied, that the subject property will sell or lease for the indicated amounts.

19. - [ have not made a survey or analysis of the subject property to determine whether the
physical aspects of the improvements meet the accessibility guidelines specified under
Americans with Disabilities Act (ADA). Under ADA guidelines, compliance matches
each owner's financial ability with the cost to cure the potential physical deficiencies of
the property. Thus, the requirements for compliance can change with each owner's
financial ability to correct (cure) the no accessibility problems for the property. Specific
studies of the cost-to-cure the deficiencies and the owner's financial ability to afford these
costs would be needed for the Departments of Justice to determine compliance.

20. - The estimate of market value presented herein does not consider the effects of potential
noncompliance.
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21. - All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless
so specified within the report. The property is appraised as though under responsible
ownership and competent management.

22. - Unless so specified within the report, I am unaware of any housing or life, health and
safety code violations or deficiencies which may exist in the subject property as of the
date of the inspection. This does not preclude the presence of such violations or
deficiencies; however, inspection for such items is beyond the scope of my assignment
and, therefore, has not been addressed. It should be noted, however, that any physical
defects found within the subject property, which may affect value, are addressed
according to accepted appraisal practice within the body of the report.

General Limiting Conditions

1. -

Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purposes by any person other than the party to
whom it 1s addressed without my written consent, and in any event only with the
proper written qualification and only in its entirety.

The distribution of the total valuation in this report between land and improvements
applies only under the reported highest and best use of the property. The allocations
of value for land and improvements must not be used in conjunction with any other

appraisal and are invalid if so used.

No environmental impact studies were either requested or made in conjunction with
the appraisal, and I hereby reserve the right to alter, amend, revise or rescind any of
the value opinions based upon any subsequent environmental impact studies, research
or mvestigation.

This report has been specifically prepared for the purpose and function described
within the body of this document. The use of this report for any other purpose or
function, without my full written concurrence, renders this report null and void, and
discharges me from all liability.

Acceptance of and/or use of this appraisal report constitutes acceptance of the

foregoing general assumptions and general limiting conditions.
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APPRAISER QUALIFICATIONS
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APPRAISAL QUALIFICATIONS
OF
ERNEST TOUMPAS
New Hampshire
Certified General Appraiser #731

EDUCATION

University of New Hampshire, BDurham, NH

1976 - Bachelor of Science - Business Administration
J M B Real Estate Academy, Inc.

2003 - Basics of Real Estate Appraising

2003 - Appraising 1-4 Family Properties

2003 - National Uniform Standards Of Professional Appraisal Practice
2004 - Appraising Income Properties

2005 - Residential Market Analysis and Highest & Best Use

2006 - Residential Site Valuation and Cost Approach

2006 - Advanced Income Property Appraising

2007 - National USPAP Update Seminar

Massachusetts Board of Real Estate Appraisers

2007 - Appraising Complex Residential Properties
Lemay School of Real Estate

2006 - Real Estate Finance

2008 - Beyond Paired Sales

2008 - National USPAP Update Seminar

2010 - Seminar, 2010-2011 National USPAP Update

2012 - Uniform Appraisal Standards for Federal Land Acquisitions
2012 - Semmar, 2012-2013 National USPAP Update

2013 - The Strange Case on Agile Mountain

2014 - Seminar, 2014-2015 National USPAP Update

2015 - Darker Shades of Gray

2015 - Seminar, 2016-2017 National USPAP Update

Trans-American Institute of Professional Studies, Inc.

2008 - Appraising in the Foreclosure Market
2004 - National USPAP Update Seminar
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McKissock Education

2009 - Private Appraisal Assignments

2010 - Residential Report Writing

2011 - Introduction to Residential Green Building
2011 - Introduction to Regression Analysis

2011 - Deriving and Supporting Adjustments
2013 - Introduction to Expert Witness Testimony
2014 - Appraisal of Self Storage Facilities

PROFESSTONAL EXPERIENCE

December 2007 - Present
Certified General Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.

2005 - 2007
Licensed Residential Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.

2003 - 2005
Appraiser/Trainee - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.

1988 - 2002
New Hampshire Army National Guard
Military Personnel Technician (1993-2002)
Personnel Database and Personnel Records Branch Chief

Property Account Technician (1988-1993)
1st Battalion 172d Field Artillery
Stock Control & Accounting Supervisor (1982-1988)
1976 - 1982

Sears Roebuck & Company, Concord, NH
Division Manager: Hardware, Paint, Electrical, Lawn & Garden

COURT EXPERIENCE
Qualified Expert - United States Bankruptey Court, District of New Hampshire

Qualified Expert - State of New Hampshire, Board of Tax and Land Appeal
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Capital Appraisal Associates, Inc. Real Estate Appraisers and Consultants

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

January 21, 2016

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

Concord, New Hampshire 03301

Re:  Summary Appraisal Report of land and buildings
Owner: State of New Hampshire
Located at 436 Maple Street in Manchester, New Hampshire

Dear Mr. Copadis:

As you requested, T have personally made an inspection of the above-captioned property
for the purpose of reporting to you my opinion of the subject's “as is” fee simple unencumbered
market value as of January 14, 2016. It is my understanding that this report is to be used to
assist the client, New Hampshire Employment Security, for potential marketing and/or porttolio

management purposes.

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

appraisers are not responsible for unauthorized use of this report.

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

applicable.
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I hereby certify that | have made an inspection of the property on January 14, 2016, that
I'have taken mto consideration all factors which 1 felt were pertinent to the value estimate, and

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

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

unencumbered Market Value of the subject property as of January 14, 2016, is $95,000.

Sincerely,

Ernest Toumpas
NH Certified General Appraiser #731
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APPRAISAL CERTIFICATION

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

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 is my personal, impartial, and unbiased
professional analyses, opinions and conclusions.

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

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

[ have no bias with respect to the property that 1s the subject of this report or to the
parties involved with this assignment.

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

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

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

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

On the basis of my inspection, investigation, study and analysis, [ am of the opinion
that the “as is " fee simple unencumbered Market Value of the subject property as of
January 14, 2016, is $95,000.

55 1 0 v

Emnest Toumpas
NH Certified General Appraiser #731
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COMPETENCY STATEMENT

Ernest Toumpas

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

the authority for professional appraisal standards.

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

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

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

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

2. I'have completed numerous appraisals on various types of real estate including
vacant industrial, commercial, and residential sites, commercial/industrial and
residential subdivisions, various commercial and industrial buildings, restaurants,
mixed use properties, multifamily residential complexes, neighborhood retail
centers, boarding kennels as well as other non-typical and special use properties.

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

Because of my experience, education, and professional recognition, I possess the
necessary background and knowledge to competently complete this assignment.
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EXECUTIVE SUMMARY

CURRENT OWNER:

State of New Hampshire
ADDRESS:

436 Maple Street in the City of Manchester, New Hampshire.
SUBJECT:

The subject of this appraisal is a paved parking lot which is located on a 0.16:+ acre site,
The subject is currently used as a 20 space parking lot. The subject has historically been utilized
as a parking lot in conjunction with the office building located at 298 Hanover Street. However,
per request of the client the subject has been valued as an independent parking facility.

INTEREST VALUED:

Fee Simple Market Value estimate.
DATE OF APPRAISAL INSPECTION:

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

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

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

INDICATED VALUES BY:
Sales Comparison: Not Applicable
Income Approach: $95.000
Cost Approach: Not Applicable

RECONCILED VALUE ESTIMATE: $95,000
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INTRODUCTION

INTENDED USE:

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

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

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

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

Per the tax records, the latest noted transfer of the subject property occurred on March 26,
2001, which was recorded in Hillsborough County Registry of Deeds Book 6381, Pages 777 &
778 and appears to be an arm’s length transfer. This transfer was for two tracts of land identified
by the City of Manchester as Map/Lot 93-4 and 93-29. The subject parcel is identified as
Map/Lot 93-29. The grantor was noted as Jason E. Treisman and the grantee was noted as the
State of New Hampshire, c/o New Hampshire Department of Employment Security, the current
owner. Since the purchase in 2001, the improvements appear to have been utilized by the State

of New Hampshire as a parking lot in conjunction with the other parcel and office building.

A title search is beyond the scope of this appraisal. The client is advised to employ a
qualified attorney if this is felt to be a major issue. A copy of the legal description is included in
the addenda. To my knowledge the subject is not currently under contract nor being actively
marketed. However, it is reported that the purpose of this appraisal is for establishing market

value for possible marketing purposes.
SCOPE:

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

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

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

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

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

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

inspection to identify any readily apparent easements or restrictions.

ENVIRONMENTAL:

I did not observe any ground contaminants or evidence of waste such as sludge, chemical
residue or o1l spillage on the subject site. To the best of my knowledge, the subject property has
not been recently tested for the presence of any hazardous waste. Based on the OneStop web site
as prepared by the NH Environmental Services the environmental history of the subject (based
on a scarch of the subject’s address), the web site indicates there are no current or past hazardous

waste generators.

It should be noted that I am not an expert in determining the presence or absence of
hazardous substances. Therefore, I assume no responsibility for studies or analyses which would
be required to conclude the presence or absence of such substances or potential impact as a result
of the preserce of such substances. This report was prepared under the extraordinary assumption

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

Typical limiting conditions and general assumptions are located in the addenda of this
report. The subject has historically been utilized as a parking Jot in conjunction with the office

building located at 298 Hanover Street (see Highest & Best Use, page 19). However, per request

of the client the subject has been valued as an independent parking facility.
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DEFINITION OF MARKET VALUE:
Market Value

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

passing of title from seller to buyver under conditions whereby:
¢  Buyer and seller are typically motivated,

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

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

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

¢ The price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anvone associated with
the sale.”

Leased Fee Value

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

owner} and the lessee are specified by contract terms contained within the lease."
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APPRAISAL DEVELOPMENT AND REPORTING PROCESS:

In preparing this appraisal, the appraiser . . .

Inspected the subject property on January 14, 2016;

Researched and collected market data related to market conditions and market activity;

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

T
3

]

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

h
I

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

1t is important to note this summary appraisal report does not include the following:

Fuil regional, state, and local analysis

Detailed review of the zoning ordinance which governs the subject property
.- Review of environmental or other survey reports
.- Full tax and assessment analysis of the subject property

.- Full site and improvement analysis

oo R W -

. - In-depth market and highest and best use analysis.
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GENERAL REGIONAL AND MUNICIPAL DATA

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

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

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

Economic Development, Office of Business and Industrial Development.

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

Regional Developmen‘i:

Municipal Services:

Type of Government
Planning Board:

Industrial Plans:

Zoning:

Master Plan:

Capital Improvement Plan:

Full Time Police Department:

Full Time Fire Department:
Nearest Hospital:

Distance to Hospital:
Number of Beds:

Available Utilities:

Electric Supplier:
Natura} Gas Supplier:
Water Supplier:
Sanitation:

Telephone Company:
Cellular Phone Access:
Cable Television:

2014 Tax Burden Allocations:

Residential:
Commercial:

Public Utilities, Current Use, Other:

City of Manchester

Hillsborough

Manchester NH Metropolitan NECTA
Southern NH

Manchester Valley

Capital Region Development Council

Mayor and 14 Aldermen
Appointed

City Planning Board
1927/2012

2010

Yes

Yes

Yes

Elliot; Catholic Medical Center, Manchester
Local

296; 240 staffed beds

Eversource Energy
Liberty Utilities
Manchester Water Works
Municipal

Fairpoint

Yes

Yes

62.0%
35.1%

2.9%
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Housing Statistics (ACS 2009-2013):

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

Manufactured Housing Units;

Demographics:

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

136

109,942

109,565

107,219

99,426

90,936

87,754

402,979

400,721

382,384

336,549

276,608

223,941

Income Estimate (ACS 2009-2613):

Per Capita Income:

Median Family Income:

Median Household Income:
Average Weekly Wage (2014):

The Top Five Major Emplovers:

$28,055
$65,892
$54,496
$ 1,024 (Total, private plus government)
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Elliott Hospital Health care 3,375

Catholic Medical Center Health care 2,100

Eversource Energy Utility 1,500

Fairpoint Utility 1,300

TD Bank Banking services 1,100
Transportation:

Road Access: US Routes

State Routes

Nearest Interstate Exit;

Railroad:

Public Transportation:

Nearest Commercial Airport:

3

3A,28,28A,101, 114 & 114A
[-93, Exit 6 - 8; [-293, Exits 1 - 7/ Local access

Guilford Rail Service

MTA

Manchester-Boston Regional - Local
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Distance to Maior Metropolitan Areas:

Manchester, NH: (Ot miles
Portland, ME: 95:+ miles
Boston, MA: 533+ miles
New York, NY; 2534 miles
Montreal, Canada: 2594+ miles

Commuting Patterns {ACS 2009-2(13):

Mean Travel Time to Work: 23.1 minutes

Percent of residents:
working in the community 47.9%

Commuting to NH community 44 3%
Commuting outside of NH 7.8%

Conclusions:

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

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

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

future is slow but steady growth.
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NEIGHBORHOOD ANALYSIS

(yeneral

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

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

Neighborhood Boundaries

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

Character
Access

Access to the subject's neighborhood is good, with Maple Street being a one-way road in
a northerly direction and Hanover Street being a two way east and west artery. This
neighborhood is within a few blocks from Elm Street which is the main north and south artery in
Manchester. The subject neighborhood is also located within 2.0 miles of Interstate 93 which is

the main north and south route in the State of New Hampshire.
Uses

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

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

1 The Appraisal of Real Estate (Chicago, Iil: Appraisal Institute, Twelfth Edition, 2001) page 164,
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Growth and Development

Life Stage of Neighborhood

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

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

Conclusions

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

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

A summary of site characteristics is presented below:
Location: 436 Maple Street in Manchester, N.H.

Owner of Record: State of New Hampshire

Assessment & Taxes:

2 Py Value | ~Malue . | Assessment.
93 29 $0 $93,700 |  $100,800
Total $0 $93,700 |  $100,800
2015 Annual Taxes at. . | $23.44 | Pers1000 | ... . $2,363
2014 Equalized Value at | 101.00% $99,802

*It should be noted that the property is currenily State owned and not subject to municipal taxes

Site Description:

According to the city assessment records, the subject consists of a single parcel of
land containing 0.16: acres utilized as a parking lot. The parking lot has historically
been utilized in conjunction with the office building located at 298 Hanover Street.
The parking lot is located on the corner of Hanover and Maple Street with 70+ feet of
road frontage along the southerly side of Hanover Street, 100+ feet of road frontage
along the casterly side of Maple Street and 70.00= feet of frontage along the northerly
side of Londonderry Lane which is a small alleyway at the rear of the property.
Maple Street is a one-way roadway running in a northerly direction. Access to the
parking lot appears to be limited to Hanover Street and Londonderry Lane, The
topography of the site is generally level. The site is mostly covered by paved parking

arca which consists of 20 lined spaces.

Flood Hazard:
The subject does not appear to be located in a flood hazard zone as referenced by the
National Flood Insurance Program/U.S. Department of Housing & Urban

Development flood insurance rate map.

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

qualified expert. A copy of the national flood hazard map is included.
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Zoning:
According to the city assessing department the subject is located in the R-3 (PO) -
Urban Multifamily (Professional Office Overlay) Zoning District. The minimum
requirements in this zoning district for non-residential uses 1s a 10,000 square foot
site with 75 feet of road frontage. The minimum requirements in this zoning district
for residential uses is a 5,000 square foot site with 50 feet of road frontage. Based on
the current zoning requirements the subject site appears to be legal conforming lot of
record. Permitted use include most residential uses such as single family, single
family attached townhouse dwellings, duplex or two-family, multi-family dwellings,
elderly housing or assisted living, elementary or secondary schools, churches,
municipal facilities. The Professional Office Overlay District allows for conversion
to low-intensity professional office space that are compatible in scale, density and use
with the surrounding and adjacent residential neighborhood. The current use as a
surface parking lot is a Conditional Use by the Planning Board. The current use,
utilized in conjunction with the State office building located at 298 Hanover Street
predates the current zoning ordinance and based on conversations with the municipal
office, it appears that the current use 1s legal and conforming. However, as a separate
individual lot a new Conditional Use permit may need to be approved by the Planning
Board.

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

conversations with municipal officials.

Easements & Detrimental Conditions:

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

qualified expert.
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Highest & Best Use:

The Highest and Best Use is defined as “The reasonably probable and legal use of
vacanit land or an improvement property that is physically possible, legally
permissible, appropriately supported, finically feasible, and that results in the highesi

value.”
As Vacant

Considering the four criteria above, the conclusion of the highest and best use of the
site as if vacant is for some type of commercial or residential development permitted

by zoning.

As Improved

The subject has historically been utilized as a parking lot in conjunction with the
office building located at 298 Hanover Street in order to satisfy the parking

requirements within the R-3 (PO) zoning district for a non-residential use.

In my opinion, this appears to be the highest and best use of the subject property.
Therefore, the highest and best use as improved is for the continued use as a parking

lot in conjunction with the office building located at 298 Hanover Street,

However, per request of the client the subject has been valued as an independent

parking lot facility.

? The Appraisal of Real Estate (Chicago, |ll: Appraisal Institute, Twelfth Edition, 2001) page 305

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 20

AERIAL VIEW - GOOGLE EARTH
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TAX MAP
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AERIAL TAX MAP
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ZONING MAP
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VALUATION PREMISES

General Overview

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

alternative to do nothing) are three in number.

Sales Comparison Anproach

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

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

Income Capitalization Approach

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

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

Cost Approach

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

termed the Cost Approach.
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VALUATION ANALYSIS

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

approach, only one or two approaches may be utilized.

In the valuation of the subject property, the Sales Comparison Approach has not been
utilized as | was unable to find an adequate number of arm’s length comparable sales with which
to develop a valuation estimate. There have been some land sales which were either converted
into parking or were assembled and at least used for additional parking. However, all of the
“true” parking lot sales do not seem to be arm’s length. Therefore, a typical Sales Comparison
Approach was deemed not to be applicable. There is a sufficient amount of income and expense
data available from similar competing properties located in the subject's general market area, and
therefore, the Income Approach has been utilized in this analysis. The Cost Approach is only
applicable for improved properties. Noting the subject property has little improvements, other
than paving and fencing it is my opinion the Cost Approach is also not considered to be an

applicable approach.

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

greater detail at the beginning of each approach.
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INCOME CAPITALIZATION APPROACH

Overview

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

estimate.”

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

which the real estate is a contributing component,*

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

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

Income.

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

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

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

Income Approach.

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

methed.

* Byrl. N, Boyce, Real Estate Appraisal Terminology, 1984.
*IBID,
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Direct Capitalization

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

property,

Income Analysis

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

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

Contract Rents

The subject of this report has historically been utilized as a 20 space parking lot in
conjunction with the office building located at 298 Hanover Street. However, as an alternative it
could be utilized as an independent parking facility and per request of the client has been
appraised as such. Therefore, no actual income and expenses are available. Consequently, only

market rents and expenses have been utilized in the following income analysis of the subject
property.
Market Rent

Market rent is the rent that a property should receive based upon conditions in the open
market. It is analyzed by comparing the rents being paid for similar and competing rental space.
Market rent can vary from contract rent which 1s the rent being paid for the property as stipulated
by a lease contract. The subject has historically been utilized as a parking lot in conjunction with
the office building located at 298 Hanover Street. However, as an alternative it could be utilized
as an independent parking facility and per request of the client has been appraised as such.

These types of properties are customarily rented on a gross basis, with the owner being
responsible for the all of the property related expenses such as, real estate taxes, heat, water,
sewer, management, marketing and advertising, reserves for replacements and any common area

CXPENSCs.
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Although a lease can be drawn to fit any situation, most leases fall into two categories,
gross rental lease and net rental lease. In a gross lease, the lessor pays all operating expenses of
the real estate and in a net lease, the tenant pays for all of these expenses. In a modified gross
lease, the tenant pays for one or two items normally covered under a gross lease. These items
can range from utilities, to yard maintenance, but it should be noted that the majority of expenses
are still covered by the lessor. On a triple net lease, the owner of the property typically pays for
building insurance, property management, some exterior maintenance, and reserves for
replacement, with the tenant paying for the remainder of expenses. For this analysis, T have

assumed that the subject property’s spaces would be leased based on a gross basis.

A survey of rental parking spaces throughout the City of Manchester was conducted to
estimate the market rental rate for the subject’s parking spaces. Several owners of private lots as
well as municipal lot owned by the City of Manchester were surveyed. Based on the survey, a
monthly rental rate of between $55.00 to $85.00 per month is reasonable and supported for the
subject’s parking spaces. The majority of the lower rents are on-street permit parking or larger
surface parking lots closer to the downtown. The upper end of the rents are also closer to
downtown, have covered spaces, and/or are located in more “secure” facilities. Therefore,
considering the site’s location outside the immediate downtown area, yet noting the property is
rather small in size, is in average condition and is an “unsecured” parking lot, it is my opinion a
monthly rental rate nearest to the middle of this range is reasonable and well supported. Also,
based on this survey, a few respondents noted their typical operating expenses range from 10%
to 20% of their gross income. The high end represents the expenses of dedicated standalone
parking lots and the lower end represents expenses associated with parking lot operated in
conjunction with a commercial building. Also, it should be noted all of the respondents surveyed
noted this figure did not take into consideration any vacancy and credit loss or any management
fees. This was done as most of the parking lot “managers” were owners, or owners of nearby
improved properties which utilized the parking lot for their tenants assoctated with the buildings.
Therefore, both of these anticipated operating costs have to be accounted for as well.
Additionally, based on these conversations, as well as others previously appraised by Capital
Appraisal Associates, Inc., most parking lot owners noted during the summer months (months
without snow), their occupancy level is almost always approaching 90% to 100%, with some
noting they have a waiting list for spaces. However, during the winter months at least this rates
increases an additional 5% and 10%, depending on the size of the parking lot, n order to leave
space to accommodate for snow “removal” or piling. Therefore, for the purposes of this report, I
have allocated a reasonable market vacancy and collection loss figure of 10%.

A brief rental study has been included in the addenda of this report. The subject’s
estimated reconstructed operating statement is located on the following page.
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RECONSTRUCTED OPERATING STATEMENT

_ESTIMATED OPERATING STATEMENT
o 436 MAPLE STREETIN .~
\{{ANCHESTER NEW HAMPSHIRE

[ - Actual/Projected Rent |
S$-Amount % Revenue |

e < ot;ent;al Gmss Incame ;:

18 16800 100.0%

Estimated monthly rent

$ 16,800 104.6%

Tt Potenal Gross Income

10 {]O%

Vacancy'& 'ollectlonLoss $ (1,680) -10.8%

s 151200 90.0%

:_Effe éﬁ{ré'.cr'o  Income

Operatmg Expenses 8
8 P“;xed Exgenses i

f Pmperty Taxes (Actual calcu]ated)
Insurance: (Eshmated O $40/nm
-Total Fixed Fxpenses

18 2,300 15.2%
800 5.3%
3,100 20.5%

& 1o

603 4.0%
454 3.0%
151 1.0%
151 L0%

- 0.0%
2,500 16.5%
151 1.0%
4,012 26.5%

1,00% OfEGI..'.:' o

B Ge on O A UM Y

47.0%

ALY

18 8008  53.0% |
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Market Development of Capitalization Rate - Direct Capitalization Method

Any interest in real estate that has an income stream can be valued by the direct
capitalization method of valuation. Using this process, the value is estimated by dividing the net
operating income by an appropriate overall capitalization rate. The formula for this calculation
is as follows:

Value (V) = Net Operating Income (NOI) + Overall Capitalization Rate (Ro)

The development of the capitalization rate has been based on three methods: the
mortgage equity technique, the debt coverage ratio technique, and the market extraction method
of valuation. In order to properly use these techniques, the appraiser has analyzed several
elements of the market, such as current interest rates, loan-to-value ratios, current market rental
information on similar comparable properties, equity vield rates of investors, holding periods
typically found for investment properties similar to the subject, and the general economic and

financial climate for properties similar to the subject property.

Summary of the Capitalization Rate Calculations

In order to estimate the overall capitalization rate via these techniques, I have surveyed
local lending institutions to arrive at typical {inancial parameters. In addition to this bank survey

I have also utilized periodicals, such as the Appraiser News in order to extract typical rates used

throughout various lending institutions. In the following analysis, utilizing the mortgage equity

technique and debt coverage ratio method, I have used the following parameters.

Loan to Value Ratio 70%

Mortgage Interest Rate 5.0%

Amortization Term 20 years

Holding Period 10 years

Equity Yield Rate 15%

Debt Coverage Ratio 1.30

Appreciation Rate Estimated at 1% per year over the

holding period, noting that some
appreciation is offset by the subject’s

physical depreciation.
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Capitalization Rate — Mortgage Equity Technique

ESTP\/IATE}) RATES

.Mortgage Ratm G 70,08 %
Annual Interesi Rate 500 %
Amﬂrtlzatmn Term '_ B 20.08 Years
}Lquity Yield Rate 15.08 %
Holding Period:’ 10.06 Years

Annual Apprecmtmn./ Deprec:at;on Rate:: - e 1.00 % per year

: ons! o 0.0792
'i/Sn Smkmg Fund Factor— L 0.0493
P = Contribution Factor="" = = 0.3778
;;RATE'.cm;cm;moN's._ -
:Welghted Rate Calculatlon
_-Mortgage Ratm X Rm = 0.6554
:Eqmty Ratio x Yield Rate 0.0450
:Dlsc'_ount__or_'We'igh'ted-_Rate 0.1084 =Rw
:-Credlt for [Equity Buildup. ._.Calcuiatmn __ o
1 X 0.0130 =Re
-8.0049 =Ra
0.0825
DEBT COVERAGE
OverallRate /{LTVxRmy=" = 1.49
_OVERALL RATE SUMMARY
_Dlscount or Weighted Rate 10.04%
Overall Capitalization Rate: 8.25%
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Capitalization Rate — Debt Coverage Ratio Method

The formula to derive an overall rate via the debt coverage ratio method is as follows:

Ro = DCxRmxM

Where;

Ro = Qverall Capitalization Rate

DC = Debt coverage Ratio

Rm = Mortgage Constant

M = the Typical Loan-to-Value Ratio

The mortgage constant is a rate which reflects the relationship between debt service and
the total principal amount of the mortgage loan.

The loan-to-value ratio is the ratio of the mortgage amount to the estimated market value
of the property.

Utilizing this information, the appraiser has estimated a mortgage constant of 0.0792,
based on a loan term of 20 years and a loan interest rate of 5.0%. The debt coverage ratio of
1.30, which seems reasonable and typical for the current economic conditions, has been utilized,
as well as a 70% loan-to-value ratio which is somewhat standard throughout the financing

industry. When these three factors are multiplied by each other, an overall capitalization rate of
7.20% 1s indicated.

Inserting these financing terms into the debt coverage ratio formula results in an overall

rate as follows:

Re = DCxRmxM
Re = 1.30x0.0792x 0.70
Ro = 0.0720 or 7.20%
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SUMMARY OF THE INCOME APPROACH

In estimating the value of the subject property via the income approach, two direct
capitalization valuation techniques have been utilized.

First, utilizing current financing criteria, the mortgage equity technique was employed
and an overall capitalization rate of 8.25% was indicated. The second technique used was the
debt coverage ratio method which also uses current financing criteria. However, the debt
coverage ratio method also utilizes the debt coverage ratio typically used by lending institutions.
The mdicated capitalization rate based on this technique is 7.20%. These two rates are further
supported based on figures extracted from RealtyRates.com - Investor Survey for the fourth
quarter of 2015 periodical “Average of All Property Types”. This survey notes a range in overall
capitalization rates, based on these two techniques, using actual market derived information from
consummated transactions, as reported by respondents based on actual net operating incomes,
was between 3.37% to as high as 23.60%, with an average for the DCR Technique of 8.98% and
an average of 9.67% via the Band of Investment Technique.

Adding support for the above noted estimated overall capitalization rate is a periodical
from the second quarter of 2015, the PwC Real Estate Investor Survey, published by the

Appraisal Institute, the noted Overall Capitalization Rates for all types of properties ranges from
3.50% to 9.00% with a national average of between 5.30% and 6.13%. Also another study of
overall capitalization rates extracted from RealtyRates.com - Investor Survey for the fourth
quarter of 2015 (latest available), the weighted composite indices was 9.38% which was
basically unchanged from the third quarter rate. Most real estate professionals in New
Hampshire who use this study tend to agree that the average discount rates are high for New
Hampshire, as well as the available returns in alternative type and risk investments. However, in
any case, the rate utilized should also consider the risk involved with vacant space and the
quality of existing and prospective tenants suitable for the subject property. Therefore, noting
that the subject is a small volume parking lot, it is my opinion a rate nearest to the middle of the
indicated rates, estimated to be between 8.00% and 9.00%, is most applicable.

Based on the preceding, it is my opinion an overall capitalization rate of 8.50%, is most
applicable. Therefore, based on these assumptions, the direct capitalization valuation technique
for the subject property is calculated as follows:

Net Operating Income (NOI) + Capitalization Rate (Ro) = Value (V)
NOIT - $8,008 + R, - 0.085 =V - $94,212
Rounded Value Estimate: $95,000
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RECONCILIATION OF APPROACHES

"Reconciliation is the process of coordinating and integrating relating facts in order to
develop a unified conclusion.” In the estimation of Market Value of the subject property, I have
considered the Sales Comparison Approach, the Cost Approach and the Income Approach. All
of these approaches are established and recognized appraisal techniques used in the valuation of

real estate,

The purpose of reconciliation is to develop the most reliable estimate of value based on
analysis of the quantity, quality, and durability of all the data developed. Thus, reconciliation is

a review of the data and the various procedures in which the data is utilized within this report.

Each of these approaches has been reviewed separately by comparing to the others in
terms of adequacy, defensibility and overall reliability. The results of these appraisal methods

are as follows:

Sales Comparison Approach: .....ccccoovivivinininnnn Not Applicable
Income APProach: ......ooovieieciiieeeiie s e e $95,000
Cost ApProach: ... Not Applicable

In my opinion, the Income Approach gives the best indication of actions of the buyers
and sellers of properties similar to the subject property. As previously noted both the Sales
Comparison Approach and the Cost Approach have not been utilized, as they are not considered
to be applicable approaches in valuing a property like the subject,

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

Based on the foregoing, with the only applicable approach being the Income Approach, it
1s my opinion that the market value of the subject property as of January 14, 2016, is $95,000.

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 36

EXPOSURE TIME

The subject's exposure time is based on a typical effective marketing period for similar
competing properties which have sold. Exposure time is always presumed to occur prior to the

effective date of the appraisal.

Exposure time is defined by the Appraisal Foundation, USPAP 2016-2017 edition {page
195), as “the estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value on the
effective date of the appraisal; Exposure time is a retrospective opinion based upon an analysis

of past events assuming a competitive and open market.”

Exposure time is different for various types of property and under various market
conditions. It is noted that the overall concept of reasonable exposure encompasses not only
adequate, sufficient, and reasonable time but also adequate, sufficient, and reasonable effort.

This statement focuses on the time component.

Exposure time is one of a series of conditions in most market value definitions. Exposure
time may vary greatly depending upon a number of factors including the motivation of the
owner, the reasonableness of the offering price, the different marketing avenues, as well as the
amounts and willingness of the local financing markets to name just a few. Because all of these
factors greatly affect the exposure period of a property, it is very difficult to accurately measure

the exposure time for the subject property.

The two best methods of estimating an exposure time are one, through actual sales, and
two, through conversations with local real estate brokers. Conversations with local professional
real estate brokers indicted that most properties, if reasonably priced, should sell within a twelve
month time frame. Also, a review of the comparable sales utilized in the sales comparison
approach, revealed that when the sales were marketed at or near the eventual sales price, the

exposure period was typically less than twelve months

Based upon the preceding, it is my opinion that a reasonable exposure time for the subject
property, based on the previously noted reconciled market value conclusion, would be twelve
months or less. This assumes that the subject would be actively marketed by a professional real

estate broker, at or near the final reconciled value estimate.
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EXHIBITS AND ADDENDA
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COMPARABLE RENTAL ANALYSIS

Generel throughout|  $55to $85  |Ms. Denise Boutilier the Parking Manager for the City of Manchester noted all City
the City of per month  jowned open parkmg ot spaces are rented for $60.00 per month and spaces m parking
Manchester, NH garages are rented for $75.00 to $85.00 per month. Downtown and Millyard Zone on-
street permits are vented for $55.00 per month,
25 Vine Street $85.00 This property is located approximately one or two blocks off Elm Street, The lotis
Victary Parking per month  javailable at $6.00 per day or on a monthly basis. Overall, considered superior.
Garage
Manchester, NF

61 Middle Street $75.00 This property Is located approximately one or two blocks o Elm Street, The lot is

Middle St. Parking] permonth  |available at $1.50 per hour or on a monthly basis. Overall, considered fatly similar,
Lot

Manchester, NH

63 Granite Street, §75.00 This property is located just off Elm Street. Overall, considered superior as most spaces
Center of NH per month  are covered.
Garage

Manchester, NH

99 Lowell Street $60.00 This property is located approximately one or two blocks off Eim Street. The ot s
Hartmett Parking permonth  avaiiable at $1.50 per hour or on a monthly basis. Overall considercd fairly senilar.
Lot

Marnchester, NH

304 Pine Street $60.00 This property js located approximately one or two blocks off Eim Street. The ot is
Pine St. Parking per month  |available at $6.00 per day or on a monthly basis. Overal] considered &irly similar.
Lot
Manchester, NH
Kosciusko St. §75.00 This property is located approximately one or two blocks off Elm Street m the southern
Kosciusko St permonth  jend. Overall, considered fairly simifar.
Garage

Manchester, NH

45 Orange Street $60.00 This property is located approximately one or two blocks off Elm Street. The lot is
Pearl Parking Lot |  permoenth  |available at $1.50 per howr or on a monthly basis. Overall, considered faily similar,

Manchester, NH

555 Canal Street $60.00 This property is located approximately one or two blocks off Elm Street. Overall,

Wall St. Tower permonth  considered fairly similar,

Garage
Manchester, NH
Canal Street $65.00 This property is located approximately one or two blocks off Elm Street, Thelotisa

Private parking lot | per month  Iprivaie Jot in which spaces were rented to allow for abutters parking.

Manchester, NH

40 Lake Ave, $60.00 This property i located approximately one or two blocks off Eln Street. Overall
Lake Ave. Parking!  permonth  considered fairly simikar,
Lot
Manchester, NH

All of the parking rentals are gross leases with the owners of the parking lots paying for ali of the operating expenses
attribhutable to the parking garage or parking Iot.
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SUBJECT PHOTOGRAPHS

Maple Street Parking Lot

Maple Street Parking Lot
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westerly
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LEGAL DESCRIPTION - SUBJECT PROPERTY

MR 2GS AIL 23

WARRANTY DEED

S Jason Trelsman, of 5788 West 36" Ave, Boca Ratur, FL, for consileration paid, grants -
1o the State of Maw Mampshire (gl Johe J. Ratgfl. Commissianer, New Hampshire Departrent -
“of Empleyrment Security 32 South Maln Stree), Concard, NH 03201}, with Warranty Sovenants.
sha following tract or parcet of lard with the buildifigs and improvements thereon located in o
Manchaster, Hilsborough County, NH and maore particulasly boundad and destribed as follows: .

s 1]

Mepriherly: on Haﬁbuaﬁ Sirsat, thoes measuring 70 feel Easterly: w:m Sands Street,
thare measuing 100 fest Southerdy: on g 26 foot passageway there megsuring 70 feet,
Wﬁatwiy:: by & line paraiie) with said Maple Street and 70 feet distent thamom there measuring
108 fogt py

Maaning and iniéhding Yo destribe and convey the same premises conveyed to the
grantor heraine by desd'of Bowlagiune deted Cotober 4, 1888 and recorded in the Hillshorough

slnutity Registry of Desffs in Boak 3350, Page 846,
= i

i Pursant to REA T8-B:2(1), na real astals tax is due win respect{o this commyance.

smmm archdt, 2001

) ."7 " s
u:_; Tl gheorics F ARty fomitpss

3§3$gata of Fiagidy
=Bounty of Ll

* Persanally appeared, bstore me, the undersigried offiger, the within na
acknowiedged the feregoing to be his free st and deed.

Datad: Marchds, 2001

LLLISIBEIN

] ot Wy Coemmissing Exjivas
o iy i e Ao
CHFESTINE 5, Voo
e EINSAGE 2 0 iy

A AR Coew o i
Tt Wy Hangy Pk Lo driastiing
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ENGAGEMENT LETTER

FORM NUMBER P-37 fversion 3/5/55)

Mtice: This ngreerest and ail of its seachments shall become pobitic upon subanisston o Govermar and
Exeutive Council for approval, Any informetion Sat is private, confidentis] or propriztany must
be chearly identified to the spency sod agreed to in writing pror to signing the cantract.

AGREEMENT
The Beare of Mew Hampshing and the Contracter hereby mutually agres as follows:
GENERAL PROYVIRIONS
1. VGENTIFICATION, ]

LE Stafe Apency Wanse 112 Buate Ageney Addresy

WH Employment Seeurity 45 Seuth Frzig Stroct, Conoosd, NH 03201

1.3 Contrmginr Narne L4 Contractor Address

Capitab Appraisal Associates, Inc, VO #136083 128 South Frukt Street, Cemeard, NH
T3 Centractor Fions 14 Account Number 1% Completion Date 1.8 Pries Limiagion

Humber :

1 BO3-228-0040 G103 T-E041500-252 Jsrary 15,2006 5400800
i Centrzeting Officer for Stute Axeney - .10 Sate Ageney Telephaus Muniber

Genrge M. Cepedts, Commivsiorer G0322%-4000

LIl Conmpacir ﬁfgnﬂim;ﬁ 1,12 Mame snd T of Comracor Siptmtory

_ 7 % Thnovhy . Dreiels, President
1,137 AckTowledpement: Suate of  HH +Counry of  Merzinack ’

Gn Dec. 18, 1015 before e undemsigned officer, personally appeared the person demitted i blotk 1.12, or satisfactorfly
proves Lo b e natee i5 signed in block L), and scknowlsdged thet sfhe execoped this document in the capseity

T Laggeile, Hotery _
iy tﬁ\,m 115 Name and Tile of Sizie Agency Signatery
i Dmt "ﬁh{ teonrge #. Copedis, Commissicver

1Lig Apprava? by the T H. Depariment of ﬁdmm:sh‘a ton, Division of Personnel (i apsficeblel

1A Sute Age)

By Divector, Ome

117 Approval by the Avomey General (Farm, Substance snd Execntion) [ applicadis)

B i

118 Approval by the Gevernor and Execotive Council (F anplicablu}

By: in:

Page 1 of 4
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ENGAGEMENT LETTER

1. EMPLOYMENT OF CONTRACTORSERVICES TO
BE PERFORMED. The Statc of Mew Hampshire, acting
hrough the agency Identified Tn blewk 11 ("Siate™, engages
eomtruetor identified in Block 1.3 {"Contract) 1o pertonm,
and the Conteactor shali perform, the waork or sale of goods, or
by, fdentified apd more patticutardy desoribed in the atechicd
EXHIBIT A& which is inoorporated herein by reforance
(*Services™,

I BFFECTIVE DATEACOMPLETION OF SERVICES.
3.1 Neowilstanding amy provisisn of this Agreement 1o the
contrary, and subject to he approval of die Governor and
Exrentive Courgd) of the State of Now Hempshire, T
applicable, Mis Ageement, and all obiigations of the paries
ferpunder, shell became effective on the dage the Governor
amnd Exeeutive Comncil spprove this Agreertent as indivaed in
bleck 118, unless ao such approval Is reguired, i which case
the Agreement shall become effective on the date the
Agreement is signed by the Stats Agency as shown 16 Block
1t CEffective Date™).

1.3 I the Conractor commenoss the Services prior to the
Effective Dube, al] Ssrvices performed by the Contracior prier
to the Bffective Date shal) bo perlirmcd ac the sole visk of the
Contractor, nnd in the event that this Agreement docs st
become effetive, the State shall have no lability to the
Ceatractor, incheding without Bmitation, any obligation 1o pay
e Contractor for any costs inowrred of Services perforimed,
Contraetor must complele ail Barvices by the Completion Date
specified in block 1.7,

A CONBITIONAL NATURE OF AGREEMENT.
Wetwithstorsding any provizion of this Agrevment to the
coniray, afl ohligations of the Siate hercander, including,
without limiration, the coptinuance of paymments hersunder, ave
oomtingent upon: the svallability and comtinued appropriation
of fanig, and i ng event shell the State be lable for any
paynents hereander i exenss of such available epproprined
fimds, In the event of & reduction or termination of
apprepriseed fands, the Sere shall have the right to witkhodd
paymmort vl sich Tands become mvatiable, if ever, and shall
hawe the right 1o terminate 1his Agreement immmedistely 1pon
giving the Contractor notice of such tenmination, The State
shall st be yeguived to trangfor finds from any ofher sccount
@ the Account identified In ook 1.6 0 the event Tands i that
Arcpunt are reduced of upaviitable,

5 CONTRACT PRICEMRICE LIMITATION/
PAYMENT.

3.1 Tha contrast price, method of paymens, sad gms of
pavement arg ideatified atd more partioulzty deseribed i
EXHIBIT B wiich fs incerporated herein by reference,

1.2 The payment by the State of the contraet price shall be the
onty end the complets reimbursement 3o the Comtrmotor for al)
enpertses, of whatever pature incomred by the Contractor in the
pecformanes hereof, and shalf be the only and the copelete
compensation to the Costractor for e Services. The Sime
st have 1to Hability s the Cortracior other han the contrace
price.

Page 2 of 4
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5.3 The Sete rezerves the right o offset from sy smousis
oifverwise payable to the Conteactor inder this Agreement
those lguidated smownts reguined or permined by NH.RSA
BT throagh BEA 80:7-¢ or amy other provision of Jaw,

3.4 Morwithetanding any proviefon nthis Agreemnent fo die
comirary, and notwithsinding unexpecied siroumstances, n
e gvend shall the totel of afl payments sushorized, or aotually
mads hereugder, exceed fhe Frice Limitstion set forth i block
L&

6 COMPLIANCE BY CONTRACTOR WITH LAWS
AND REGHLATIONG BEQUAL EMPLOYMENT
GPPORTUNITY,

6.1 In conmectton with e performancs of the Services, the
Comtractor shall comply with all statetes, faws, regalations,
el owdirs of federeld, stete, covmtly gr municipal satharities
which impose any abligation or duty spon the Comractor,
inclnding, bet net Emited o, civil rights and equsl eppormnizy
lews, This may include the reguirement to ntilize saviliary
aids and services 10 ensure thal parsoas with commanicatinn
disabilities, inchudfag wision, hearing and speach, can
crmsnurdeate with, receive ndformation from, snd convay
inforemation to the Condraeror, In addition, te Conractor
shall somply with alt applicable copyright ws,

6.2 During the tertn of this Agreement, the Contractor shall
sol disoriminate against emplovess ar applizants for
employment beeass of racs, codor, religion, creed, age, ses,
handicap, sexusi orientation, or national origin snd will whe
aifimnative action o provent such diserimination,

4.3 B his Agreemene iz funded in any part by maonies of the
United States, the Contractor shalf comply with aff the
provwisions of Exechtive Order Wo. 11246 CBaual
Employmen: Opportunity™), 35 supplemented by the
rezutations of the United States Department of Lubor (41
CFER. Bart 607 and with any sules, regulations and gaidelines
a5 the State of New Hanpshire or e Unfied States issue o
implement these regolations. The Contrector further agrees to
permit the State or United States access o any of the
Contractor’s books, records and soceunts fiw the puipose of
ascertaining compliane with all rbes, regutstions and orders,
and the eovenans, terims and conditdons of His Agresment,

T FERBONNEL.,

T.1 The Contracter shall 3 its own expense provide aff
personnel necessary 10 perfarms the Services. The Contractor
warrants that all personnel engaged io the Services shall be
qualified to parfory the Serviess, srd shall be properly
Heensed snd ofherwise suthorized to do sc imder ] appficalle
lawg,

7.2 Unless atherwise aethorized in writing, during the torm of
this Agresment, anid for g pariod of s (8) months after the
Completién Date b block L7, the Contractor shall not hire,
and shall ot permit any subcontractor or aiber persom, frm or
corparstion with whem i 1s engaged in 4 combined effort to
perfors: the Services to kite, any person who i 4 Sute
srpleves or ificizl, who is manerially imvobeed in the
provarenens, adeninistraton or perfarmange of this

™ .-"
Cantractor nitials m;y 2’*&;\“
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Agreament. This provision shall survive terminstion of this
Agreement,

7.3 The Contracting Oi¥icar specified in blogk 1.9, or his or
her sheesssar, shall be the Ste’s represantative. In the eveni
of aty disputs concerning the iitegpmetmtion of this Agreement,
the Contracting Officer’s decision shall be Mne for the State.

% BVENT OF BEFAULT/REMEDIES,

£.1 any pne or more of ihe following acts of omeissions of e
Clonracter shall comstiute a event of dafault herewnder
(Event of Defaslt™)

#.1.1 failure o perform the Services satisfactarily or on
schadule;

8.1.2 fallure o subinit any report required kereonder; andfor
£.1,3 falhure to perform any olher coveanal, lzem or condition
of this Agreernent,

£.2 Uiy the occumenee of 2oy Event of Defielt, the State
ey 1aks any one, o more, or 8ll, of the following aciions:
8.2.1 give the Conttactor & written notice spostfying the Dvent
of Diefaudt and vequicing i 1o be remedied whizin, iy the
absencs of a greater or fzsser spacification of time, thirsy (300
days from the daiz of the potice; aad {F the Bvent of Defiwlt iz
we Hmnely remedisd, torminate his Agreement, effective two
(23 days after ghving the Contrarior notics of erminstion;
B.2.2 give the Convactor & wiitten notice speciving the Event
of Default and sespending sil pavments to be made under this
Agreement and ordesing Shat the portion of the contrast price
witich wauld otherwise acerss to the Contructor during the
pertod from the date of such notice untit such Hoe as the Siate
desermines that the Contractor has cured the Event of Defani
shall nevear be paid fo the Contractor:

£.2.3 st off 2uming any other oblgetions the Stats may owe (o
the Contrmetor any damages the State suiTevs by resson of any
Event of Delault; mdier

3.2.4 treat the Agreemunt a5 breschad and pursne s of Hy
remedies st faw or 0 cguity, o both.

8, DATAACCESSICONFIDENTIALITYS
FRESERVATIGN,

4.1 As used in this Apreement, the word “data” shel! mean all
infmation and things developed or oluginad during the
perfornance of, or soquived or developed By reason of, this
Apreemunt, moeluding, but not Yamited w, al} studies, reports,
Tiles, forminlne, surveys, maps, chirts, sound recordings, video
recordings, piotorial reprodnetions, dresdngs, snakvses,
Eraphi repreLenations, Compuier DECEIRNS, COmpler
printouts, notes, letters, mesnoranda, papers, and docaments,
aft whether findshed or wdinished.

&2 A3 data and any propesty which has bean received from
the State or purchesed with funds provided for that purpose
vaschier this Agreement, shall by the progerty of the State, st
shall be returned to the State upon denwmed or gpon
terinination of this Agreemen for any reasom.

A3 Cosfideintine of date shall be governed by NH. RSA
clupter 91-A or ofher existhng lew. Disclosnze of data
requires prior written approval of dhe State,

Page 3 of ¢
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H, TERMIMNATIGN. in che event of an carly termninatios of
this Agreemnent for any reason other than the complation of the
Bervices, the Comtractor shall defiver to the Conliarting
Officer, neot Inter e Ftoen (15) days sfter the date of
ermination, areport & Tearminmion Repors™) desariblog in
datali all Services parformed, and the comract price eamed, 0
and inchuding the date of ernnasion. The form, subject
mhatter, content, and number of copies of the Terminatken
Repert shall be identieal 1 those of any Fisal Report
described In e mitached EXEIBIT &,

1L CONTRACTOR'S RELATION T4 THE STATE. In
the perforrmance of this Agreemeat the Contractor js b alf
vespects ay independent contractor, and is neither an agerd o7
an emphoyes of the State, Weither the Contractor nor any of it
affipers, gaplovess, aeenis of memnbers shall bave authority fo
bingd the State or evceive ey benefits, workers® compensation
or othey eroluments provided by the State in s esmployess,

12 ASEIGNMENT/DELEGATIONSUBCONTRACTS.
The Comractor zhall not sssign, or offierwise teaaler gy
mterest Tn this Agrement without (e prior written notioe snd
congent of the Btete, MNoue of the Servives shall be
subcomracted by the Contrrctor without the prior weitlen
rtice and gonsent of the Sate,

13 INDEMNIFICATION, The Comractor shall defend,
indemnily and hold Rarmioss the State, s ofeers and
ernpliyses, fom and against any and all Jogses sutlered by the
Btate, ite ofTicors and employees, and any 204 all claims,
lizhilities or penalties ssserted againgt the Rate, is officers
and emplovaes, by or oo behalf of any persen, on aseous of,
based oy resulting from, asfsing out of (or whick iy b
claimed to arise out af) the acts or omissions of the
Contragtor. Moswithsianding the feregoing, notidug herein
coptained shall be desmed to constitute & walver of the
sovereige immunity of the State, which ity is herehy
rezerved to the Swie. This covenant in paragraph 13 stall
survive the tormingtiion of this Agrecmesl.

14. INSURANCE.

4.1 The Comtractor sholl, af its sole expenss, obiain sid
maiptain in foece, snd shall require any subcontractor or
mesignes to obials and malniain in Broe, the Bllbwing
insuranes

141 comprehensive gonoral ibitiey insorarce agaiest af)
cluims of bodily infure, Jeath o propery darmage, i amounts
of ot Jess Hian §1,000,000per occurrerse and 52 060,000
aggregae : and

14.1.2 speeial cunss ol loss coverage form vovering afl
proporty subjeet to subparseraph 9.2 hersdn, In an amount mot
B than 20495 of the wholsreplastment value of the property,
14.2 The poficies described By subpamgraph 14.1 herein shall
e on pedicy forms and shdorsenrerds mpproved fir ose in dhe
State of Mew Hempshire by the M.H, Department of
Insuranes, and fesued by insurers doensed in the State of Mew

Harnpshirs,
Contractor B:zitiaisé@‘.g&%

Date 32018/2015
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14.3 The Contractor shal] furmish to the Contravting Offices
ifentified in block 1%, or his or her successor, 4 certifieara(n)
of insurance for 21 inswrance requined undet this Agreement,
Cantraetor shali alse fienish to the Contracting Tifiser
tilensified in block 1.9, or kis or her sureessor, certificote{sh of
insurasce for all renewal(s) of surescs reaquived snder this
Apreerast nd later than thirty {30 days prior do the evpirstion
dae of azch of the nsuraoce policles. The cortificatols) of
gutanes end ay renewals theveof shalt be aitached snd ere
ineorporsted harel by veferense. Dach cortifients{s) of
imsurance shall containa elause requiring the insurer to
previde the Comracting Cificer ideatifted in block 1.9, o7 his
o7 Ber suceessar, ne liss than thivty {30% davs pricr weliten
nodes of canceliation ar modifieation of the policy.,

15 WORKERS COMPENEATION.
15.1 By signing this sgreement, the Contractor aprees,

cerifies and warrants thar the Contraceoy is in compliance with

or exempt from, the requirerents of ML, REA chagroy 28T-A
(Wowkars " Comparsation ")

F3.2 Tathe extent the Contracior is subject 1o the
requivements of WL REA chapter 281-A, Contracte shalt
gsdintain, and require any suboontracior oF assignes to seoure
and misinraln, prymens of Workers” Compenzation in
conmectin with activities witiel the persan propeses i
undertalee pusswant 1o this Agresment. Cosfractor shall
fiarnigh the Contracting Officer identified in ook 1.9, or his
< hey sueeessar, proof of Warkers' Compensation in the
manner degeribed i MH, REA chapter 281-A and any
applivable renewsl(s) thereof, which shail be attached and sve
Frearporated horein by reference. The State shall nos be
respopsible For payseent of any Workers” Compensation
pressinnss oF for any othes clain o benefit for Contracior, or
Ay subeamtractar o mpleyes of Contractor, which might
arfve under appticable State of Wew Hampshire Workers'
Cotipensation baws in conneerion with the performance of the
Services ender this Agrooment,

B, WAIWER OF BREACH. Mo fatbhwre by the Stame to
enforce any provisions hereof after aay Bvent of Defaub shail
bz desmed a waiver of s viglhts with regard w Ut Bvent of
Drefanft, oF any tubsequent Event of Default. Mo sxpress
failore t enfores any Bvent of Defiul shall be deemed 2
walver of i right of the Steto 1o enfores cach and afl of the
provisions hereof npea any furder or othor Byt of Default
of: this prrl of the Cantracpar.

V7. MOTICE. Any notice by a pariy heveto 1o the other party
shalt be deetned to have bean digly delivered or given ul the
time of mailing by ceridffed mell, pestage prepaid, fn 2 United
States Post Office sddressed to the parties 1 the addresses
given it blocks 1.2 und 1.4, hevein.

18, AMENDMENT. This Agvaement may be smended,
waived or discharped cnly by s instrament bn writisg signed
by the parthos Rerots snd ondy afier approvel of such
amercment, waiver or disclargs by the Governoy and
EBxecwive Councll of the State of New Hampshire unléss no
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sueh approval B regedred wnder the circumstinees pursuant o
State law, rile or poticy.

19, CONSTRUCTION OF AGREEMENT AMD TERMS,
This Agroement shall be construad in acoordance with the
Sarwes. of thee Staio of New Harmpshive, and is binding upon aud
irares to the benefi of the purties and thelr respretive
suceessos god wsigns, The wording wsed in this Agresment
15 the wonding chosen by the parties & express their mytual
intent, and wo rale oPvonstruction shafl be spplicd sgalust or
im favor of amy party.

. THIRD PARTIES. The partles hereta do sl imendd o
bassed any third peeties 2nd this Agreesment shall not bo
costraed to confer any such benefit,

21, HEADINGS. The headings thronghout tha Agreement
e for referancs pwrposes only, 2md the words comainer]
therely shall in no way be held w0 explain, modify, soplify or
aid I the intcrpeotation, corstruction oF meaning of the
provisions of this Agrecment,

2%, SPECIAL PROVISHGONS, Additional provisions set
Forih i the attached FMHIRIT C are incorporated hevels by
reberenive,

24 SEVERABILITY, Inthe event any of the provisions of
this Agresment are held by o court of sompeient ferfsdiction to
b couirary to gy staie or foderal law, dhe remaining
provisiams of this Agreement will remadn in full force and
effect.

24 ENTIRE AGREEMENT. This Apreement, which may
be execiied in & munber of counterpars, sach of which shall
be deomed pin ordeingl, constitutes the crtire Agresment and
understanding between the parties, atd supersedes alk priar
Agresments snd undendandings refating hereto.
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ENGAGEMENT LETTER

EXHIBIT A

SCOPE

This documest defines specific services to be provided by Capital Appraisal Associates, Inc.
("Contractor™) in connestion with Commmercial Real Fsiate Appraisals o be performed for New
Hampshive Employment Security.

DESCRIFTION OF WORKREPQUIREMENTS

Capital Appraisal Associates, Inc., hereinafler referred o a5 Contractor, will provide all phases
of Commerciel Real Estate Appraisal works  provigen of factual analysis, opinions and
conclusions as t0 market value presented in a report format. Work performed wild conform to s
applicable Federal, State and local requirements, including the Thnifosm Stendards of
Professional Appeatsal Practios.

Contractor guarantess quality of work. Centractor agrees to perform specificd services na
professionn] maaner and in accordanee with appropriate standards and specifications. Contractor
will be responsible for obtaining all materials, permits and approvals, as needed,

Contractor will prepare Commercial Resl Fstate Appraisals of three (33 NE Employment
Serurity properiies localed in Manchester, Mew Hampshire — 300 Hanover Street, 298 Hanover
Btreet and 436 Maple Street, Contractor will provide NI Employment Security a complets
Summary Report for cach property being appraised.

SAFETY ISSUES AND COM)

PLIANCE REQUIREMENTS

Safety and protection of NH Bmplovment Seenrlly personnel, proparty and information is of
utrast conesrn i the performance of work under thiz agreement. Work will interfiere as tile as
possible with NH Emplovment Secielty bisiness. Work performed will comply with all state
and federal safety laws, rules, regulstions and standards to ensure the safety of workers, NHES
stafl, WHES clients and the general public including, but not limited to, OSHA and 115,
BPrepartrmen of Labor kews and segulations

CAPITAL APPRAISAL ASSOCIATES, INC,
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ENGAGEMENT LETTER

EXHIBIT B
FRICE FOR SFRVICES

Contractor agrees to provide NH Eroployment Security with the services indicated in Exhibit A
of this Agrecment at prices guoied and shown below, Contractor agrees to perform services ina
professional manner and to mest sppropriate specifications as cutlined and approved by the
WHES Emplovment Securliy representative.

Loeation Price

300 Hanover Street, Manchester, NH 03104 $1,500.00

298 Hanover Strect, Manchester, NI 05104 $1.500.00

436 Maple Street, Manchester, NH 03104 S 00,00

TOTAL AGREEMENT NOT TO EXCEED ‘ 54,004
INVOICES

Contractor will invelee NH Employment Sezeurity when ssrvices have been completed and
epproved by the WH Employment Securily represenistive, Contrecsor may invoics as sach
property has been appraised and 3 complete Sunwnary Report has heen supplied o NEES.

Tovodess must include the following:

Briel desertption of work
Date warl: was completed
Plrysteal loeation of job site

Al invoices must show sufficient detail of work performed. Payment wilt be made through
normal State payment processes, which is within thivty (30) days following receipt of an
approved invoice. Acceptance of the work will be determined by the NH Emplovment Security
representative,

Eovoices will be sent to:
Jill Revels
NHES Fiscal Mansgement

45 South Fraoit Street
Concord, N 43301

CAPITAL APPRAISAL ASSOCIATES, INC.
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ENGAGEMENT LETTER
EXHIBITC
TERM & EXTENSION

This agreement is for 2 tersn beginning upen N Emphovment Security approval and terminating
on or before Janyery 13, 2016,

CONFIDENTIALITY, CRIMANAL RECORD, CERTIFICATE OF GOOD STANDING

Comracior sod personne] scheduled to enter NI Emplovment Sectaity locilities must sulmolt
signedd STATEMENT OF CONFIDENTIALITY OF BECORDE PORM (DES 1762) and »
CRIMINAL RECORDE FORM (DES 21330) provided by NH Emplovament Seousity, il
applicable, prior o enmrance into a faciiity. Thete ts a $23.00 fee for each criminal record check.
In contection with the execytion of this agreement, the Contractor noust provide a curtent NH
CERTIFICATE OF GOOD STANDING (daled April 2015 or later). There is a thirty dollar
£830.007 fee ¥ applied for i person or g five dollar (33,001 fee if appdsed for by mail,

SUBCONTRACTING

Conteactor will not assign, subcontract ar otherwise transfer any duties or written performance
obligations under this sgreement to any other party without the pricr writien consem: of NHES.

DEBARMENT, SUSFENSION, PRIMARY COVERED TRANSACTIONS

Cowteactor certifies that Capilal Appraisa! Associates, Inc. and bs officers and directory, to the
best of their knowledge and belief, are not presently debarred, suspended, proposed for
debarment, declared ineligible or volumtarily excluded from coveared transpetions by any Federal
depariment or agency. Coatractor will inform NHES of any relevant changes in status in
keeping with this section,

AMEBERICANS WITH DISARILITIES ACT

The undersigned agrees to comply with all Federal, Siale and Logal ADA mios and regulations.

CAPITAL APPRAISAL ASSOCIATES, INC.
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ENGAGEMENT LETTER

State of Nefo Hampshive
Hepariment of State

CERTIFICATE

I, William M. Garduner, Secrefary of State of the State of New Hampshire, do hereby
certify that CAPITAL APPRAIBAL ASROCIATES, INC, is & New Hampshire
corporation duly incorperated under the laws of the State of New Hampshire on
Septemaber 12, 1996, 1 finther certify that all fees and ammual reporis reguired by the
Secretexy of Sate's office hove been received and thet articles of dissolution have nol

been filed.

In TESTIMONY WHEREOQFE, I hereto
set uny hand and cavse to be affixod
The Seal of the Stats of New Hampahire,
this 18%  day of December, 4.1, 2015

% M
Willizmn M. Gardner
Secretary of State

CAPITAL APPRAISAL ASSOCIATES, INC.




Page - 53

ENGAGEMENT LETTER

CERTIFICATE QF VOTE

BOARD OF BI ] .{J,Z'QRE O Qﬂkﬁ AL ﬁ.ﬁ’?lﬁﬂﬁ@x_ﬂ\%

A gpocial meeting of the Board of Directors of Capital Appraisal Associales, lne. was
Bedd on this date at 11:00 am. at 128 South Fruit Street, Concord, New Haumpshire. Present at
thie ruesting were all of the members of the board, Timothy R. Daniels and Kathleen J. Daniels.

Timothy R. Danicls took the position of chairman of the meeting,
O g motion duly made and seconded, it was tnandmousty:

RESOLYERD: That the Corporation is hereby suthorized to enter into a certain
agreement with the Stsbe of Wew Hampshire to provide real property appraisal services with
regard to'thres properties Incated i the City of Matwhester and fderifesd ag 30 Henover Street,
208 Hanwver Street, and 436 Maple Stroet thet Thnothy B, Daniels, being the duly elecied and
qualified President of the Corporation, is hereby authorized to execute on behalf of the
Coyporation said agreement and aay such other agreements, emendments, instruments,
certificates, or documents, and to ke any such forther acticn on behalf of the Corperation, as
may it his sole judgment be necessary or destrable to effectuate the purposes of said agreement
and this resolution; and that any asd all actions taken prior to the date of this resolution by any
officer, director, emplovee, or agent of the Corporation in fertherance of the purposes of s=id
agresment or this resolution sre hereby atifisd and confirmed as the duly authorized actions of
the Corporatioe.

There being no further business o be done 2 maotion wa&._iuiy made and seconded to

adjoum. /j/
1211872013 cﬁ%&?{/ e

Date 17114:31%}3? R. Danjels, Birector
12180015 ffz@m A /%‘ gt
Date /g Yvette T, Lascelle, Notary Public
I‘-.rii}' Ct}masmm@;s Darsbr 302815
12/18/2015 = -
Dhate
121872018 ) A
Date Nvete T, Lascelle, Nutm}v P‘ub!m

My Commission expires March 34, EGI{'}

CAPTTAL APPRATSAL ARSOOIATES
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ENGAGEMENT LETTER
'. . | - CAPIAFFE-O MENEL L
ALORLY CERTIFICATE OF LIABILITY INSURANGE [ e

EESHEANT: 3 tha rertificats holder i an ADDSTOHAL MOURED, e policyfien] must ke shibrood. | SHDROBATION 15 WANELD, Subjoc t

THIE CERTIFCATE 1S ISRUED AS A WMATTER OF INFORMATION OMLY AND CONFERE NO RIGHTS UPDN THE CERTIFIDATE HOLDER, THIB
CERTIFICATE DDES ROT AFFARATIVELY OR MEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED &Y THE POLICIES
BELOW, VNS CERTIMOATE OF INSURANCE DOES NOT CONSTITUTE & GONTRAGT SETWEER THE ISSLENG INSURER(S), AUTHORZED
REFRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER,

the lemng and conditions of the polley, tartain policien may wmquine oo entomemend, A Statement an s caiifcate dosa not cods fghts to-the
coctifieat: helder In leu of such codorsoment(s].

e | F0T Wiary Eltan Snell, CIC
Dy & 'fcw & Mocrtl & Evarddt, Inc. IE - BeT Fa% ¥
e Bimont Hosd g&qﬁg  EiB02} 2a.at1 | T, or; HBOZ) 2067035
Coneord, xH a0t e,
IHEURER S ARPORDNG COVERAGE KAL)
meursn & : Mershants Mutual Insgrance 23308
is4URED | msypn
Capital Appraleel Associies, inc. IRSEER &2
428 Senith Fruiy Srest ROSURER I :
oo, HH 03303 | meeninEn -
HSTRIR F
BOVERSAGES CERTFICATE BUNMRER: REWSK}N HUMBER:

["FHiE & TO CORTIEY THAT THE PFOLICIES OF INSURANCE LESTED BEL DWWV HAVE BEEN ISSUE 70 THE INELIRED WARED AEOVE FOR THE POLRY PERIDD
INDACATED.  SMAMTHSTARDING ANY REQUIREMENT, TERM DR DONETION OF ANY COHTRAMCY GR OTHER DOUURENT W RESSECT 7O WHICH THIS
CERTHFICATE oY BF ISBUED OR MAY FERTAA, THE INSLIMANGE AFFORDED 8Y THE POLICIES BEBCRIBED HEREMN 1S SUSITCT TO AL THE TERMS,
EXCLUSAIRS AN CORDIIGHS OF SUCH BOLICIES, 1 HTE SROWM MAY HARE BEEN RERRICED BY PAID ClLAING.

il TYPE 0F WSUEANCH iz POIEY HMEER ot AN L
£ | K | CDNMAEIAL GERERAL LIRBR Y e@" ‘ EACH OOTUREENE $ 1,060,000
1) cwsarmwace. T eocu BOPHISSTES aaiZ015 | oLzt | SEREETORETED £00,600
- | LMEGERE fhiy inegaerng 13 hERCE:
. PEREONSE BMNRIRRY 13 jRuReE
lggm Arssaamm LEAIT ARPUES FER: GIEMERAL, AGGREGRTE H 200000
| Yool 188 [T ‘ BEDIULTS - BOMPYR.AS | 5 2,000,005
[ { . 5
AUTCAMDEE R LAELITY ] TEREIRE FRECE Ly )
a1 Voo BOPSISYTEE DBOHROTS | OBIDHI016 | GULSY Miawes o poe |5
| e BEsguULED BT WARY Pt eoasery) §
[ N——— pEiGanan : . TR SE
— |bmermianss T A |pomp B SRR & $,000.008
& FYCESE LIAk BLAHE iR 84 39800 QBRI E04E | DBAFTIAME | ancregare g 1, 06800,
Lj{ Em A s
3 m& 1 g‘é‘r—_ | ”};{n
W%ﬂPLﬂmELiﬂﬂlm ¥ i : | [ SZIAVAE. )
A A DRSO TREIN B Tiiee . BN ASISEREAE DR 6] GBCHENIE T ¢\ 2oem AoTIDERY 5 T L0G
S FICERM| E}.ﬁaﬁﬁ [ eNEx 2x ) H Fia -
{M' ””" ﬂ &, (BEASE » BN BMPLIVEE] % 0,80
ch.‘gm:lmwl O eEE oA Bt ’ B ISEASE . POty LT 13 BOG, 604
I
b

DESAPTION OF DEERATIGNS { LOGATENE ! VERICEES (0D 65, Hoand et Behodulr, iy be ostimltl mes spane i fademes)
Timaodhy Daniels and ¥athy Deslely sie Bxcluded SfSeers undsr he Woeknss Compentasics

CERTIFICATE HOLGER ' CANCELLATEION

SHOULD ANV OFf THE AEOVE DESCRIBED FULILIES BE CANCELLED BEFORE
. THE EXPIRATION RIATE THEREGE, NOTCE Wii BE DELIVERSD o
fg‘*g gm ';“sf::g’t‘”?m“‘ Baourity ACCORBANCE WitH FHE POLICY PACVISIENS,

Bonased, M 03304

ALTHERIZED GEMRESSTRIVE

oy ln gl L

!

0 1888-2014 ACORD CORPORATION, Al rights soserved

ACCHRE 25 (209484 The ACORE st arnd Jogs sre tegisterad marie of ACORD
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise stated, this appraisal report is subject to the following assumptions and
limiting conditions:

1. - No responsibility is assumed for the legal description or for matters including legal or
title considerations. Title to the property is assumed to be good and marketable unless
otherwise stated.

2. - The property 1s appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

3. - Responsible ownership and competent property management are assumed.

4. - The property will be operated in conformance with applicable government regulations,
codes, ordinances and statutes.

5. - The information furnished by others is believed to be reliable; however, it cannot be
guaranteed as being certain. Thus, no warranty is given for its accuracy. No single item
of information was completely relied upon to the exclusion of other information.

6. - All engineering is assumed to be correct. No survey of the property has been made by
me and no responsibility is assumed in connection with such matters. The plot plans and
illustrative material in this report are included only to assist the reader in visualizing the
property.

7. - It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such
conditions or for arranging for engineering studies that may be required to discover them.

8. - It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless noncompliance is stated, defined, and
considered in the appraisal report.

9. - It1s assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in the
appraisal report.

10. - It 1s assumed that all required licenses, certificates of occupancy, consents, or other
legislative or administrative authority from any local, state, or national government or
private entity or organization have been or can be obtained or renewed for any use on
which the value estimate contained in the report is based.

11. - It is assumed that the utilization of the land and improvements is within the boundaries
or property lines of the property described and that there is no encroachment or trespass
unless noted in the report.

12. - The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are mvalid if so used.

13. - By reason of this appraisal, I am not required to give further consultation, testimony, or
be in attendance in court with reference to the property in question unless arrangements
have been previously made.

CAPITAL APPRAISAL ASSOCIATES, INC.
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14. - Information relative to sale transactions has been confirmed by either the buyer, seller,
or a third party. Every reasonable attempt has been made by me to verify this
information and it is assumed to be reliable. It is specifically assumed that the sales
information noted herein is correct.

15. - Unless otherwise stated in this report the existence of hazardous material, which may or
may not be present on the property, was not observed by me. I have no knowledge of the
existence of such materials on or in the property. However, I am not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam
mnsulation, or other potentially hazardous materials may affect the value of the property.
The value estimate is predicated on the assumption that NO HAZARDOUS WASTE or
HAZARDOUS MATERIAL, as defined in N.H. RSA 107-A and 107-B or in any similar
equivalent federal statute, is present on the appraised property and that with respect to
this program embodied in New Hampshire RSA 107-A and 107-B, the Federal Resource
Conservation and Recovery Act and Comprehensive Environmental Response,
Compensation, and Liability Act, and ANY other applicable state, federal or local
hazardous waste statutes. No responsibility is assumed for any such conditions, or for
any expertise or engineering knowledge required to discover them. The client is urged to
retain an expert in this field, if desired.

16. - Disclosure of the contents of the appraisal report is governed by the bylaws and
regulations of the professional appraisal organizations with which 1 am affiliated.

17. - When the signatory of this appraisal report is a candidate or a member of the Appraisal
Institute, its bylaws and regulations require the member or candidate to control the use
and distribution of the report. Therefore, except as hereinafter provided, the party for
whom this appraisal report was prepared may distribute copies of the report, in its
entirety, to such third parties as may be selected by the party for whom this appraisal
report was prepared. However, selected portions of this appraisal report may not be
given to third parties without the prior written consent of the signatory of the report.
Further, netther all nor any part of the appraisal report shall be disseminated to the
general public by the use of advertising media, public relations media, news media, sales
media or other media for public communication without the prior written consent of the
signatory of the report. Nor shall I, the firm, or professional organization of which [ am a
member be identified without my written consent,

18. - Opinions of value contained herein are estimates. There is no guarantee, written or
implied, that the subject property will sell or lease for the indicated amounts.

19. - I have not made a survey or analysis of the subject property to determine whether the
physical aspects of the improvements meet the accessibility gunidelines specified under
Americans with Disabilities Act (ADA). Under ADA guidelines, compliance matches
each owner's financial ability with the cost to cure the potential physical deficiencies of
the property. Thus, the requirements for compliance can change with each owner's
financial ability to correct (cure) the no accessibility problems for the property. Specific
studies of the cost-to-cure the deficiencies and the owner's financial ability to afford these
costs would be needed for the Departments of Justice to determine compliance.

20. - The estimate of market value presented herein does not consider the effects of potential
noncompliance.

CAPITAL APPRAISAL ASSOCIATES, INC.
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21. - All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless
so specified within the report. The property is appraised as though under responsible
ownership and competent management.

22. - Unless so specified within the report, [ am unaware of any housing or life, health and
safety code violations or deficiencies which may exist in the subject property as of the
date of the inspection. This does not preclude the presence of such violations or
deficiencies; however, inspection for such items is beyond the scope of my assignment
and, therefore, has not been addressed. It should be noted, however, that any physical
defects found within the subject property, which may affect value, are addressed
according to accepted appraisal practice within the body of the report.

General Limiting Conditions

1 -

Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purposes by any person other than the party to
whom it is addressed without my written consent, and in any event only with the
proper written qualification and only in its entirety.

The distribution of the total valuation in this report between land and improvements
applies only under the reported highest and best use of the property. The allocations
of value for land and improvements must not be used in conjunction with any other
appraisal and are invalid if so used.

No environmental impact studies were either requested or made in conjunction with
the appraisal, and I hereby reserve the right to alter, amend, revise or rescind any of
the value opinions based upon any subsequent environmental impact studies, research
or investigation.

This report has been specifically prepared for the purpose and function described
within the body of this document. The use of this report for any other purpose or
function, without my full written concurrence, renders this report null and void, and
discharges me from all liability.

Acceptance of and/or use of this appraisal report constitutes acceptance of the

foregoing general assumptions and general limiting conditions.

CAPITAL APPRAISAL ASSOCIATES, INC.
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APPRAISER QUALIFICATIONS
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APPRAISAL QUALIFICATIONS
OF
ERNEST TOUMPAS

New Hampshire
Certified General Appraiser #731

EDUCATION

University of New Hampshire, Durham., NH

1976 - Bachelor of Science - Business Administration

J M B Real Estate Academv, Inc.

2003 - Basics of Real Estate Appraising

2003 - Appraising 1-4 Family Properties

2003 - National Uniform Standards Of Professional Appraisal Practice
2004 - Appraising Income Properties

2005 - Residential Market Analysis and Highest & Best Use

2006 - Residential Site Valuation and Cost Approach

2006 - Advanced Income Property Appraising

2007 - National USPAP Update Seminar

Massachusetts Board of Real Estate Appraisers

2007 - Appraising Complex Residential Properties
Lemay School of Real Estate

2006 - Real Estate Finance

2008 - Beyond Paired Sales

2008 - National USPAP Update Seminar

2010 - Seminar, 2010-2011 National USPAP Update

2012 - Uniform Appraisal Standards for Federal Land Acquisitions
2012 - Semunar, 2012-2013 National USPAP Update

2013 - The Strange Case on Agile Mountain

2014 - Seminar, 2014-2015 National USPAP Update

2015 - Darker Shades of Gray

2015 - Seminar, 2016-2017 National USPAP Update

Trans-American Institute of Professional Studies, Inc,

2008 - Appraising in the Foreclosure Market
2004 - National USPAP Update Seminar

CAPITAL APPRAISAL ASSOCIATES, INC.
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McKissock Education

2009 - Private Appraisal Assignments

2010 - Residential Report Writing

2011 - Introduction to Residential Green Building
2011 - Introduction to Regression Analysis

2011 - Deriving and Supporting Adjustments
2013 - Introduction to Expert Witness Testimony
2014 - Appraisal of Self Storage Facilities

PROFESSIONAL EXPERIENCE

December 2007 - Present
Certified General Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.
2005 - 2007
Licensed Residential Appraiser - Capital Appraisal Associates,
Real Estate Appraisers and Consultants.
2003 - 2005
Appraiser/Trainee ~ Capital Appraisal Associates,
Real Estate Appraisers and Consultants.
1988 - 2002
New Hampshire Army National Guard
Military Personnel Technician (1993-2002)
Personnel Database and Personnel Records Branch Chief

Property Account Technician (1988-1993)
1st Battalion 172d Field Artillery

Stock Control & Accounting Supervisor (1982-1988)

1976 - 1982
Sears Roebuck & Company, Concord, NH
Division Manager: Hardware, Paint, Electrical, Lawn & Garden
COURT EXPERIENCE
Qualified Expert - United States Bankruptcy Court, District of New Hampshire

Qualified Expert - State of New Hampshire, Board of Tax and Land Appeal

CAPITAL APPRAISAL ASSOCIATES, INC.




NH REAL ESTATE CERTIFICATE

State of New Hampshire
REAL ESTATE APPRAISER BOARD
APPROVED TO PRACTICE AS A
CERTIFIED GENERAL APFRAISER
IssUED To:  EENEST TOUMPAS

Corfiffeare o I Aa-731 EumwarinnDare 120312017

State of New Hampshire
REAL ESTATE APPRAISER BOARD
APPROVED TO PRACTICE AS 4
Certifiad Gemernl Appradser
ISSUED TO! ERMEST TOUMPAS

Cemificaelo: EXPIRATION DATE:
NHUG-73 12332017

For addiional infermation please contact the Board office at dawn.contaredinb gor orvisit our wel sbe at
hitpd vmrwanb.goriohrest

CAPITAL APPRAISAL ASSOCIATES, INC.
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JEFFRY A. PATTISON LRCP 12-059
Lagislative Budgot Avelsinng .
2718181 -
©o% SState of Nefir Bamypakive
MICHAR . KANE, CHARD & HOMEY,
MIGHARE, W. by OFFICE OF LEGISLATIVE BUDGET ASSIETANT R oen

Depurty Legislatva Bodget Awslutant
{600} 8718181 . Btate Hougs, Room 105 {8D3) 271-2785

Consord, New Hempahivs 08301

[P p———

November 28, 2612

‘Geotge N, Copadis, Commissioner
Depariment of Employment Security
32 South Main Strest

Concord, New Hampshire 03301-4857

Dear Commissioner Copadis,

The Long Range Capital Planning end Utilization Committee, pursuant to the

" provisions of RSA 4:40, on November 27, 2012, approved ihe request from the -
Department of Employment Security, to amend LRCP. 12-042, approved by the Long
Range Capital Planning and Utilization Committee on September 18, 2012, to allow New
Hampshire Employment Security to sell without the services of a real estate. broker, for
the current market value, the following properties located af: 32-24 South Main St,
Concord; 10 West St, Concord; 298 Hanover St, Manchester; and 300 Hanover St,

Manchester, assess an Administrative Fee of $1,100 per property, and aliow negotiations i

within the Committee’s cument policy guidelines, as specified in the request dated :

November 14, 2012, . .
. , Sipcerely, : :
, jzg . Pattisdn Co
Legislative Budget Assistant
 JAP/pe )

&ttaqhment

TDD Acnese: Relay NH 1-800-735-2984 - - 1,
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o e ADMINISTRATIVE OFFICE

Secarity : 32 Soury Mamn STREET

hn.n
Wi M’?,;"’;’; oo e Honpahire werking Concorp, NH 03301-4857

GEORGE N, COPADIS, COMMISSIONER

November 14, 2012

_ Honorable John Graham, Chairman
Long Range Capital Planning and Utilization Commitlee
Legisiative Office Building, Reom 204
Concord, NH 03301

Dezr Chairman Graham:

Requestad Action

Purstiant to RSA 4:40 the New Hampshire Department of Employment Sscurity (NHES) requests -
consent of the Long Range Capital Planning and Utilization Committee to amend the Commmitlee's
approval dated September 18, 2012 to allow NHES to sell without the services of a real estate broker

the following properties:

s 32-34 South Main Street, Concord, NR for current market value, assess an administrativa fes of
$1,100, and allow negotistions within the Cormmitiee’s current policy guidelines and that the right
of first refusal be treated in the customary manner. According to an appraisal of the property
dated July 21, 2011 the property appraised for $1,750,000.

« 10 West Street, Concord, NH for current market valug, assess an adminisirative fee of $1,100,
and allow negotiations within the Committes's current policy guidelines and that the right of first
refusal be treated in the customary manner, Accarding to an appraisal :::f the property dated July
21, 2011 the property appraised for $1 700,000

v 208 Hantver Street, Manchester, NH for current market value, assess an admm:stratlve fes of
$1,100, and allow negotiations within the Committee’s current policy guidslines and that the right
of first refusai be treated in the customary manner. According to an appraisal of the property
dated May 27, 2011 the property appraised for $700,000.

s 300 Hanover Sireet, Manchester, NH for current market value, assess an administrative fee of
$1,100, and aflow negotiations within the Committee’s current policy guidelines and that the right
of first refusal be treated in the customary manner. According to an appraisal of the property
dated May 27, 2011 the property appraised for $1,500,000.

NHES employees currently housed In these bulldings will be relocated fo the renovated ;I'cbey Building
located in the Hugh Gallen State Office Park at 45 Fruit Street, Concord, NH. The Manchester Local
Office, currently located at 300 Hanover Streat will be relocated to another facility ln Manchester which

has yet to be identified.
Summary

Cn September 18, 2012 the Committee voted to approve the NHES request to sell the above described
properties for the current market value, allowing negotiations within the Committee’s current policy
guidelines, assess an $1,100 Administrative Fee per property and that the right of first refusal be treated

in the customary manner,

NHES is @ proud member of America’s Workforce Network and NH Works. NHES is an Equal Opportunity Employer and complies
with the Americans with Disabilities Act, Auxiliary Aids and Services are availoble on reguest of individuals with disabilities
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Subsequent to the Committee voling to approve the request fo sell the above properties, the City of
.Concord irs & letter to Governor Lynch dated October 2, 2012 confirmed Concord’s intent {0 axercisa its
statutory right of first refusat pursuant to RSA 4:40 to acquire the NHES property located at 32-34 South
Main Street, Concord, NH.

On Qctober 17, 2012 the Governor and Executive Council voled to authorize NHES to sell the above
described properties pursuant to RSA 4:40 as detailed in the NHES request dated October 8, 2012 and to
refocate the employees currenfly housed In these bulldings, to the renovated Tobey Building located in
the Hugh Gallen State Office Park, Concord, NH. The Manchester Local Cffice, will ba relocated fo
another facility in Manchester which has yet fo be identified.

Furiher, as part of the Govemor and Executive Council’s authorization they accepted the City of
Concord's exercise of their statutory right of first refusal to acquire the NHES property located as 32-34

. South Main Sireet, Concord, NH.

NHES is now requesting the Committee to amend its prior approval and allow NHES to sell the above
describad properties without the services of a real estate broker. In support of this request NHES states

as follows:

*

Pursuant to NH Laws 20141 Chapter 253 Section V "An amount egual to the procesds derived
from the sale of any of the [NHES] currently owned real estate shall be appiied to the bonds
and notes issued pursuant to subparagraph V.” Therefore, NHES is required pursuant to the
Capital Improvement appropriation to appf}‘ all proceeds derived from the sale of any NHES
oroperty directly to the bonds and notes in order to guickly pay down the amounts borrowed
for the renovation of the Tobey building and thus reduce borrpwing costs,

Assuming the NHES properiies selt for their appraised value, excluding the property located
at 32-34 South Main Strest, Consord, NH which the City of Concord has exercised their
stafutory right of first refusal to acquire, and aiso assuming a broker's commission of 6% of
the selling price for each property then the potential broker's commission far these
fransactions would be $234,000 which NHES would be unable to apply to the bonds and
notes discussed in NH Laws 2011 Chapler 253 Section V.

NHES has a fullegal department with attorneys exparienced in real estate sales and
development and is confident that it can appropriately and legally conduct the sales process,

If approved to sell without the services of 2 real estate broker, NHES would handie the
process entirely on its own. NHES would issue a request for proposals for offers to purchase
the properties. NHES would market the properties utllizing online listing services for
commercial property, newspaper advertisements, as well as outreach to real estate
developers and brokers. NHES would then conduct tours of the property with interested
pacties. NHES would accept sealed bids by 2 specified deadiine and then would negotiate the
terms of a purchase and sale agreement with the highest qualified bidder subject to approval
by the Governor and Executive Councli.

i the offers received by NHES do not meet the requirement contalned in RSA 4:40 {0 sell at
not less than a current market valiue® then NHES would have the option of enlisting the
services of 2 real estate broker at that point in time.

Further, if the City of Concord were for some reason uhable to complete the fransaction
pursuant to its statufory right of first refusal for 32-34 South Main Street, Concerd, NH then
NHES would also look to sell that property without the services of a real astate broker as well.

Background

On June 22, 2011, the House and Senate voted (by voice vote} to adopt the commitise of conference
report {2011-2429) on HB 285; an act making appropriations for capital improvements. The bill includss
the Department's request that capital budget projects include the renovation of the Tobey building and the



construction of the parking garage. The bill also provides for the consolidation of four NHES offices. No
general funds are being used for the renovation project and parking garage.

Since then, NHES has retained the architectural firm of Lavalles Brensinger Architects of Manchester, NH
to provide design services for the renovation of the Tobey Building. in addition, NHES contracted with
DEC-TAM Corporation of North Reading, MA for the internal demolition and abatement of the Tobey
Building. NHES expects the construction renovation contract to go before the Governor and Executtve
Council for approval af its meeting on December 18, 2012.

NHE:”S also began the process of gaining formal approval for the sale of the four properties. Requests for
Project Review by the New Hampshire Division of Historical Resources were submitted simultaneousiy for
the propertiss in Manchester and Concord. Requests for Surplus Land Review Actions were also
prepared and submitfed to CORD,

32-34 South Main Street Congord, NH

DHR requested that a NH individual Inventory Form be prepared by an Architectural Historian gualified
under 36 CFR'81. NH Individual Inventory Form was completed and submitted by Lisa Mausolf on
QOctober 31, 2011, In addition, DHR requested that a historic context study on Mid-Twentisth Century
Modern architecture in NH he prepared and presented to the public at 3 workshop or opan house. The
study must also be prepared by an Architectursl Historlan qualified under 36 CFR 61 and completed prior
to December 31, 2012, NHES has contracted with Lisa Mausolf to prepare the study and workshop. The
sturdy and workshop will be paid by NHES at & cost of $8,000. To reiterate thet stated above, upon
completion of the hisforic context study RSA 227-C:9 will be fully satisfied and there will be no additional
studies required or encumbrances on the subject property.

Effective November 10, 2011, CORD took action on the request brought by NHES ta sell the property
located at 32-34 South Main Street, Concord, NH. CORD voled to recornmend approval of the reguast.
Durlng the B0-day waiting period, no state agency expressed interest in the property.

in a letter datad October 24, 2011 the City of Concord exprassed the desire fo invoke its “right of first
refusal” undsr RSA 4:40 to Interverie in the final disposal of the property. The City, using a “Request for
Proposals” process, would like the opportunity to select a private developer and enter into a public /
private partnership, to redevelop the property. .

On Se;aternber 18, 2012 the Commilftee voiad o approve the NHES request to sell the above described
properties for the current market value, afiowing negotiations within the Committee's current palicy
guidelines, assess an $1,100 Administrative Fee per property and that the right of first refusal be treated

in the customary manner.
Subsequent {o the Committee vofing to approve the request to sell the above properties, the Clty of

Concord in a letter to Governor Lynch dated October 2, 2012 confirmed Cancord's intent to exersise its
statutory right of first refusal pursuant to RSA 4:40 to acquire the NHES property located at 32-34 South

Main Street, Concord, NH.

On Qctober 17, 2012 the Governor and Execufive Council voted to authorize NHES to selt the above
described properties pursuant to RSA 4:40 as detailed in the NHES request dated Octlober 8, 2012.

Further, as part of the Governor and Executive Counci's authorization they accepted the City of
Concotd's exercise of their statutory right of first refusal to acquire the NHES property located as 32-34
South Main Street, Concord, NH.

10 West Shreet Concord, NH

As a result of the Request for Project Review by the New Hampshire Division of Historical Resources,
DHR Indicated that no historic properties were affected, Therefore, the property is not encumbsred and
available for possible sale.

Effective November 10, 2011, CORD ook action on the raguest brought by the NHES to sell the property

located at 10 West Street, Concord, NHM. CORD voted to recommend approvaj of the request. During the
60-day waiting period, no state agency came forward 1o express interest in the property. .



In & lefter dated October 24, 2011 the City of Concord expressed the desire to invoke is "right of first
refusal” under RSA 4:40 to intervena in the final disposal of the property. The City then withdrew its
exercised right of first refusal in a lefter dated August 14, 2012,

Granite State independent Living has also expressed interest in acquiring the property.

On September 18, 2012 the Committee voled to approve the NHES request to sell the above described
properties for the current market valie, aliowing negotiations within the Committee’s current policy
guidelines, assess an $1,100 Admm;stratwe Fee per property and that the right of first refusai e {reated
in the customary manner.

On October 17, 2012 the Governor and Executive Councij voted to authorize NHES to sell the above
described properties pursuant to RSA 4:40 as detailed in the NHES request dated October 9, 2012.

208 Hahover Stree;' Manchaster, NH

DHR requested that a NH Individual Inventory Form be prepared by an Architecturai Historian qualified
under 36 CFR 61. NH Individual Invantory Form was completed and submitted by Lisa Mausolf on

October 31, 2011.

DHR responded in a letter dated December 2, 2011 indicating that while the properly Is a contnbutmg
alement to the Janesville ares, & potential historic district identified in the City of Manchester, disposal of
the property would not have the potential to impact the qualities of the district that make it significant. No
additional studies are required. Therefore, the prcperty is not encumbered and avaliable for possibie

sale,

Effective November 10, 2011, CORD took action on the request brought by NHES to sell the property

" lacafed at 10 West Sireet, Concord, NH. CORD voted to recommend approval of the raquest to sell the
property. During §he 64-day walling period, no state agency came forward o express interest in the

property. -’

On Septamber 18, 2012 the Committes voted fo approve the NHES request to sell the above described
properties for the current market value, aliowing negotiations within the Committee’s current policy
guidelines, assess an $1,100 Administrative Fee per property and that the right of first refusal be freated

in the customary manner.

On Qctober 17, 2012 the Governor and Executive Council voted 0 authorize NHES 10 sell the above
described properties pursuant fo RSA 4:40 as detalled in the NHES request dated Oclober 8, 2012.

300 Han vers eat Manchester, N

As a result of the Reguest for Project Review by the New Hampshire Division of Hi star:cal Resources,
DHR indicated that there was no potential to cause affects.

Effactive January 5, 2012, CORD took action on the raquest brought by NHES to sell or lease the

property located at 300 Hanover Street, Manchester, NH, CORD voted to recommend approval of the
request to sell or lease the property. During the waiting perlod, ho state agency came forward to express

interestin the property
On September 18, 2012 the Committee voted fo approve the NHES request to sell the above described

properties for the current market value, aliowing negotiations within the Committee’s current policy
gu:deiines, assess an 51,100 Administrative Fee per property and that the right of first refusal be freated

inthe customary manner.

On October 17, 2012 the Governor and Executive Councll voted to authorize NHES to sell the above
described properties pursuant to RSA 4:40 as detailed in the NHES request dated October 9, 2012.



Property Descriptions and Acguisition Costs

NHES believes that, given the Department's surrent use of the four properties as adrhfnistrative office
space, ait four properties should be marketed and sold as commercial office buitdings., Per HB-25-FN-A
+ subparagraph V, A proceeds from the sale of the buildings shall be applied to the outstanding bonds and

noles.

32 = 34 South Main Street

The property contains two parcels of land totaling .74+ acres. The first parcel contains .81z acres of land
and includes one building of approximately 22,780 square feet containing a mix of offices, conference
rooms, utiiity spaces and a majority of the parking lot in conjunction with the office building. The second
parcel containing .13+ acres is utilized as a portion of the parking fot. The building currently houses the
Department's administrative functions. These groups will be moving o the Tobey Buiiding located in the
Hugh Galisn State Office Park at 45 Fruit Street in Concord upon completion of a renovation project
leaving the building &t 32 - 34 South Main Strest vacant,

The building at 32 - 34 South Main Strest was fransferred fo the State of New Hampshire on 1/2/1879
from the Fayette Street Reaity, Inc. - of the J. Slotnik Company. The J. Sloink Company, the builder,
was paid $47,000 per year for twenty years for the building after which ownership automatically reverted
to the State of New Hampshire.

32-34 South Main Street
Concord, NM
Original Fund Sources

Federal Funds - $1,112,504 87.60%
Reed Act Funds : $166,259 12.31%
 Total $1.268,853 . 100.00%

The Federal Funds of $1,112,5684 are now restrictat and cannot be applied fo the bonds and notes used
to finance the renovation of the Tobey Building. The Reed Act Funds are restricted and must be returned
to the state’s aceount in the Unemployment Trust Fund. The amount credited as Reed Act funds are
restricted and may be used only for authorized Reed Act purposes consistent with Reed Act

requirements,

.10 West Street . ‘
The proparty contains 1.94x acres of fand and includes one building of approximately 20,334 sguare fest
containing a mix of offices, conference rooms, and utility spaces. The building currently houses several
of the Department's administrative functions, the Economic and Labor Market Information Bureau, and
the Concord focal office. These groups will be moving to the Tobey Buliding located in the Hugh Gallen
State Office Park at 45 Fruit Street in-Concord upon compiation of a renovation project leaving the
building at 10 West Streef vacant. '

The property af 10 West Strest was purchased from Alvan and Kathleen Traffie on February 2, 1998 for
the sum of $2,553,043. Funds to purchase the property came from:

10 West Strest
Concord, NH
Original Fund Sources -
Federal Funds $1,345,745.00 52.71%
Penalty and interest Funds $615,274.62 24.10%
Administrative Contribution Funds $592,023.48 23.18%

Total ' $2,683,043.00 100.00%



The Federal Funds of $1,345,745 cannot be applied o the bonds and notes used to finance the
renovation of the Tobey Building. The Penalty and Interest Funds may be applied to the bonds and notes
ot used fo support Unamployment Insurance programs. The Administrative Contribution Funds may be
applied to the bonds and notes or used to support the Empioyment Services or Unemployment Insurance

programs.

288 Hanover Street Manchesier

The property contains two parcels of land totaling 0.31+ acres. The first parcef contains 0.15% acres of
land and includes one building of approximately 9,559 square feet containing a rnix of offices, training
rooms, conference rooms, and utility spaces. The second parce! located on the corner of Hanover Street
and Mapie Street contains 0.16+ acres utilized as a parking lot in canjunction with the office building. The
building currently houses the Department's Unemployment Insurance Appeals Unit. This group wilt be
moving to the Tobey Building located in the Hugh Gallen State Office Park at 45 Fruit Strest in Concord
upon completion of a renovation preject leaving the building at 298 Hanover Street vacant.

NHES purchased the 208 Hanover Street property on March 28, 2001 for $366 500.00 ahd financed
excluswefy (100%) from the NHES Penalty and Interest Fund.

298 Hanover Btreet
Marnchester, NH
Original Fund Sources

Federal Funds ' $0 0.00%
Admiristrative Contribution $364,500 100.00%
Tatal %364 500 100.00%

‘The Administrative Contribution Funds may be applied to the bonds and notes or used 10 support the
Employment Service or Unemployment insurance programs.

300 Hanover Street, Manchester

The praperty | contains four parcels of land totaling 1.18x acres, The first parcei contains 0.85z acres of
land and inclides one building of approximately 20,360 square fest containing a mix of offices,
conference rooms, and utility spaces. The other three parcels containing .22+ acres, .14 acres, and

.17+ acres respectively are used as a parking lot in conjunction with the office building. The building
currently houses a portion of the Department's Benefit Adjudication Unit and the Wages and Special
Programs Unit. These groups will be moving to the Tobey Buiiding located in the Hugh Gallen State
Office Park at 45 Fruit Street in Concord upon completion of a renovation praject. The building also
houses the Manchester locat office which witl move 1o & location yet to be determined in the greatar
Manchester area. These relocations will leave the building at 300 Hanover Street vacant.

NHES purchased the 300 Hanover Street properly on July 27, 1898 from Jason E. Treisman i the total

- amount of $1,342 559 83 which represents a purchase price of $1,300,000.00, prorated costs of
improvements in accordance with the original lease in the amount of $34,781.31 and prorated taxes for
the first half of the 1998 — 1999 fiscal tax year in the amount of §7,778.32. NHES purchased the preperty
by exercising an option in its existing lease and was financed exclusively (100%) from the Administrative

Contribution Fund.

300 Hanover Street
Manchester, NH
Original Fund Sources

Federal Funds §0 0.00%
Administzative Contribution Funds $1,342,560 100.00%
Total $1,342,5680 100.60%



The Administrative Contribution Funds may be applied to the bonds and notes or used to support
Employment Services or Unemployment Insurance programs,

Property Appralsals

Each of the four properties was appraised by Capital Appraisal Associates located in Concord, NH in
reports published on July 21, 2011. The “as is” fee simple unencumbared markst values of the properties

as of June 21, 2011 were:

. Appraised
Property Value
32 = 34 South Main Street, Concord, NH . $1,750,000
10 West Sireet, Concord, NH 1,700,000
288 Hanover Strest, Manchester, NH 700,000
200 Hanover Street, Manchester, NH 1,500,000
' ) Total $5,650,000

Sale Transactions

Section 183 of the Workforce Invesiment Act was emended in 2007 in order to transfer faderal equity in
state raal property fo the states under certain guidelings. Specifically, upon the sale or disposition of
property in which there is some degree of federal equity, the proportion of the sale proceeds atfributable
to the federal equity must be used solely for program activities authorized under the Workforce
Investment Act, Wagner-Peyser Act (aka Employment Services) or Title |1l of the Social Security Act {aks
Unemployment insurance). The proceeds cannot be used toward the purchase of real property, nor can
they be used fo supplernent the New Hampshire General Fund.

While federal funding continues to be the primary source of funding for New Hampshire Employment
Security, the Department receives supplemental administrative funding under RSA 282-A:87 IV.
However, Its use is strictly limited fo worker training, unemployment insurance, and employment services
program activities including rent and the purchase of property where these programs are administared.

There is federal interest in only the two Concord properties. The proportion of federal interest in the 32-
34 South Main Straet préperty is 87.69% while the proportion of federal interest at the 10 Wast Brest
property is 52.71%.

The estimated value of the federal intarest is derived by muitiplying the proportion percentage against the
appraised value of each property. The eppraised value of the 32-34 South Main Strest property is -
$1,750,000 while the appraised value of the 10 West Strest property is $1,700,000. The resultant federal
equity in the 32-34 South Main Streel property comes to $1,534,575 while the 10 West Street federal
equity comes to $896,070. The federal equity for both Concord properties totals $2,430,645. However,
the final federal equity interest is directly dependent upon the final sale prices of the two Concord

properies.

Ve truly vurs,
f g
| ,,\fv iy

Géorge N. Copadis
Interim Commissioner

GNC/]



New Hampshire Council on LRep 16-016

Resources and Development

NH Office of Encrgy and Planning
107 Pleasant Street, Johnson Hall
Concerd, NH 03301
Phone: 603-271-2155
Fax: 603-271-2615

TDD Access: Relay NH
1-800-735.2904

MEMORANDUM

TO: Commissioner Vicki V., Quiram
Department of Administrative Services

P . 2 . . ‘ " e {Wﬁ N
FROM: Susan Slack, Principal Planmer” Al ggza-%
NH Offfce of Energy and Planning "

DATE: May 13, 2016

SUBJECT: Surplus Land Review, SLR 16-002-Ashland

On May 12, 2016, the Council on Resources and Development (CORD) took action on the
following Surplus Land Review application:

Request from the Department Administrative Services, on behalf of the NH Liguor Commission,
to dispose of by sale the Ashland Liquor Store property located at the intersection of U.S, Route
3 and West Street in Ashland, consisting of approximately 0,41 acres, a single-story concrete
block commercial retail building with approximately 3,600 square feet of interior space, and
pavement on three sides of the building for vehicular access and parking,

CORD members voted to RECOMMEND APPROVAL OF SLR 16-001 as submiited,

ce: Jared Nyhund, NH Department of Administrative Services
Meredith Hatfield, Director, NH Office of Energy and Planning
Chair, Long Range Capital Planning and Utilization Committee

MEMBER AGENCIES: Office of Energy and Planning » Resources and Economic Development « Environmental Services
Agriculture, Markets, and Food = Fish and Game « Safaty « Education « Health and Human Services = Transporiation
Cultural Resources » Administrative Services « New Hampshire Housing Finance Authority
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