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November 10, 2013

To Members of the Long Range Capital
Planning and Utilization Committee

The Tong 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, November 17,
2015, at 10:30 a.m. in Room 201 of the Legislative Office Building.

Please find attached information to be discussed at this meeting

Sincerely,

g

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

Tuesday, November 17, 2015 at 10:30 am. in Room 201 of the Legidative Office Building

(1)

(2)

3)

Acceptance of Minutes of the August 4, 2015 meeting

Old Business:

New Business:

RSA 4:39-b Approval of State Agency L eases Exceeding 5 Years:

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

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

LRCP 15-033 Department of Transportation — request authorization to transfer a 0.30 +/- of an
acre permanent waterline easement over a parcel of State owned property located on the westerly
side of NH Route 16 in Errol to Dixville Capital, LLC in exchange for a 4.28 +/- acre parcel
along with a 50 foot wide Right-of-Way access to the Department of Transportation over
additional property owned by Dixville Capital, LLC located on the northerly side of NH Route
26 in the Unincorporated Place of Dixville and the Town of Colebrook, at no cost, and further
request to waive the $1,100 Administrative Fee, subject to the conditions as specified in the
request dated August 21, 2015

LRCP 15-034 Department of Transportation — request authorization to release the condition that
states that the parcel “will not be used for development purposes’ from a deed restriction that
was placed on a 1.3 acre parcel of land formerly owned by the Department of Transportation and
now owned by Seacoast Crossroads Realty Company, LLC located in the Town of Hampton,
directly to Seacoast Crossroads Realty Company, LLC for $71,100, which includes a $1,100
Administrative Fee, subject to the conditions as specified in the request dated September 2, 2015

LRCP 15-037 Department of Transportation — request authorization to sell a portion of the NH
Route 88 Limited Access Right of Way consisting of 2.1 +/- acres located on the northeasterly
corner of NH Route 88 and NH Route 27 in the Town of Exeter directly to the San Juan Realty
Trust for $111,100, which includes a $1,100 Administrative Fee, subject to the conditions as
specified in the request dated October 27, 2015

LRCP 15-038 Department of Transportation — request authorization to sell a 2.6 +/- acre parcel
of State owned land located between the easterly side of Timber Swamp Road and the westerly
side of Interstate 95 in the Town of Hampton directly to the New Hampshire Department of
Administrative Services for $321,100, which includes a $1,100 Administrative Fee, subject to the
conditions as specified in the request dated October 29, 2015
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(4)

(%)

(6)

RSA 4:40 Disposal of Real Estate:

LRCP 15-035 Department of Resources and Economic Development — request authorization to
surplus an undeveloped 1.5 acre parcel of “Greenfield State Park” in the Town of Greenfield to
Vestige Properties Inc. dba New England Forest Products (NEFP), in exchange for an
undeveloped 1.5 acre parcel from Barbara C. Harris Camp (BCHC), dso in the Town of
Greenfield, at no cost, and further authorization to accept the $1,100 Administrative Fee for
deposit into the Forest Improvement Fund, subject to the conditions as specified in the request
dated October 19, 2015

LRCP 15-039 New Hampshire Employment Security — request approval to enter into a marketing
agreement with NAI Norwood Group, 116 South River Road, Bedford, NH, for aterm of up to
one year, to sell: ¢ 298 Hanover Street, Manchester, NH, a parcel containing 0.15 +/- acres of
land with one building of approximately 9,559 square feet containing a mix of offices, training
rooms, and utility spaces, for a price to be determined at a later date with further approval of the
Committee, assess an Administrative Fee of $1,100, and alow negotiations within the
Committee’s current policy guidelines and that the right of first refusal be treated in the
customary manner; ¢ 436 Maple Street, Manchester, NH, a parcel containing 0.16 +/- acres
utilized as a parking lot, for a price to be determined at a later date with further approval of the
Committee, assess an Administrative Fee of $1,100, and alow negotiations within the
Committee’s current policy guidelines and that the right of first refusal be treated in the
customary manner; and ¢ 300 Hanover Street, Manchester, NH, containing four (4) parcels of
land totaling 1.18 +/- acres with one building of approximately 20,360 square feet containing a
mix of offices, conference rooms, and utility spaces and parking, for a price a or above
$1,400,000, assess an Administrative Fee of $1,100, and alow negotiations within the
Committee's current policy guidelines and that the right of first refusal be treated in the
customary manner, as specified in the request dated November 10, 2015 (This request (LRCP 12-
042) was originally approved by the Committee September 18, 2012, and subsequently amended
(LRCP 12-059) on November 14, 2012)

Miscellaneous:

| nformational:

LRCP 15032 New Hampshire Council on Resources and Development — Three (3)
Memorandums regarding Surplus Land Review for; Warner SLR 15-006, Concord SLR-15-008,
and Greenfield SLR 15-009

Date of Next M eeting and Adjour nment




LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES
August 4, 2015

The Long Range Capital Planning and Utilization Committee met on Tuesday, August 4,
2015 at 11:00 am. in Room 201 of the Legidlative Office Building.

Members in attendance were as follows:
Representative Gene Chandler
Representative John Cloutier
Representative Mark McConkey
Representative Edmond Gionet, Alternate
Representative Katherine Rogers, Alternate
Senator David Boutin
Senator Regina Birdsell
Senator Nancy Stiles
Senator Dan Feltes
Meredith Telus, Governor’s Office

Robert Beaulac, Department of Administrative Services

Representative Chandler called the meeting to order at 11:00 am.

ACCEPTANCE OF MINUTES:

On a motion by Representative McConkey, seconded by Senator Stiles, that the minutes
of the May 27, 2015 meeting be accepted as written. MOTION ADOPTED. (7-Yes, 2-Abstain)

NEW BUSINESS:

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

LRCP 15-029 New Hampshire Employment Security — On a motion by Senator Stiles,
seconded by Representative Gionet, that the Committee approve the request of New Hampshire
Employment Security, for a ten-year lease agreement, effective September 1, 2015, with Brady
Sullivan Keene Properties, 670 Commercia Street, Manchester, N.H. 03101, for 4,960 square
feet of space to be provided in an existing building located at 149 Emerald Street, Keene, N.H.,
with occupancy and rental payments commencing three (3) months later (providing time for fit-
up) on November 1, 2015 with an end date of October 31, 2025, for a total lease cost of
$883,800, for the schedule of annual rent as specified in the request dated July 6, 2015.
MOTION ADOPTED.

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

LRCP 15-030 Department of Transportation — On a motion by Representative
McConkey, seconded by Senator Stiles, that the Committee approve the request of the
Department of Transportation, Bureau of Right-of-Way, to sell an access point (ingress only)
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through the Limited Access Right-of-Way of NH Route 11 in the Town of Gilford directly to
Gilford Airport Plaza, LLC for $36,100, which includes a $1,100 Administrative Fee, subject to
the conditions as specified in the request dated July 20, 2015. MOTION ADOPTED.

RSA 4:40 DISPOSAL OF REAL ESTATE:

LRCP 15-031 New Hampshire Employment Security — George Copadis, Commissioner,
New Hampshire Employment Security responded to questions of the Committee.

On a motion by Senator Stiles, seconded by Senator Feltes, that the Committee approve
the request of the New Hampshire Employment Security for the sale of N.H. Employment
Security owned property located at 10 West Street, Concord, N.H. to Riverbend Community
Mental Hedlth, Inc. for $1,300,001 plus a $1,100 Administrative Fee, and allow negotiations
within the Committee’s current policy guidelines, subject to the conditions as specified in the
request dated July 22, 2015. MOTION ADOPTED.

This item (LRCP 12-042) was originally approved by the Long Range Capital Planning

and Utilization Committee on September 18, 2012, and subsequently amended (LRCP 12-059)
on November 27, 2012.

DATE OF NEXT MEETING AND ADJOURNMENT:

The next regular meeting of the Long Range Capital Planning and Utilization Committee
isat the Cal of The Chair. (Whereupon the meeting adjourned at 11:05 am.)

Representative John R. Cloutier, Clerk



LRCF 15-036

Virginia M. Barry, Ph.D.
Commigsioner of Education
Tel, 603-271-3144

Paul Leather
Depuly Commissioner of Education
Tel. 603-271-3801

STATE OF NEW HAMPSHIRE
DEPARTMENT OF EDUCATION
101 Pleasant Street
Cancord, N.H, 03301
FAX 603-271-1953
Citizens Services Line 1-800-338-8500

November 3, 2015

The Honorable Gene Chandler, Chairman

Long Range Capital Planning and Utilization Committee
L.C.B. - Room 201

Concord, New Hampshire 03301

REQUESTED ACTION

Pursuant to NH RSA 4:39b, the Department of Education, Division of Career Technology and Adult
Learning, Bureau of Vocational Rehabilitation (the "Tenant"”), requests approval of the attached ten-
year lease agreement with Brady Sullivan Keene Properties, LLC, 670 Commercial Street, Manchester,
NH. 03101 {the “Landiord") for 3,536 square feet of space to be provided in an existing building located
at 149 Emerald Street, Keene, NH. The effective date of the agreement will be December 16, 2015 with
occupancy and rental payments commencing ten {10} weeks later {providing fime for fit-up) on March
1, 2016, and expiring ten {10) years later on February 28, 2026.

EXPLANATION

The Department wishes to enter into the enclosed ten-year lease agreement. Approval of the proposed
lease will authorize the “fit-up” and provision of a new Vocational Rehabifitation Keene Regional Office
space within an existing, multi-tenant commercial/industrial faciiity, located at 149 Emerald Street,
Keene, NH. Upon completion of renovation, approximately 3,536 square feet of fully "wheelchair
accessible” office space will be provided and wilt include a secure open office area for nine staff, two
interview rooms, a training room, a secure reception areq, a conference room, a staff lounge and a
client enfrance and waiting area. The proposed space will replace the current Vocational
Rehabilitation Keene Regional Office, located at 103 Roxbury Street, Keene, NH.

The Department of Education initiated a Request for Proposal (RFP} in an effort to determine the current
market rate per square foot in the Keene area and to search for new office space. At present, there
are no current or long-term plans to move Vocationat Rehabilitation info any existing State owned
facility or to fund construction of a new State owned facllity.

TDD Access: Relay NH 711
EQUAL OPPORTUNITY EMPLOYER- EQUAL. EDUCATIONAL OPPORTUNITIES
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During the last nine months, the Department inifiated a Request for Proposal (RFP} space searches for
the Vocational Rehabilitation Keene Regional Office. The Request for Proposal (RFP) was issued on
January 30, 2015 and procured two "letters of interest” offering leasehold office spaces. Both of the
properties offered moved forward and met the criteria to enter into Phase 1l Design Development of the
Request for Proposal {RFP} process which produced the following proposals:

e Brady Sulivan Keene Properties, LLC: Offered a ten-year lease for 3,536 square feet of renovated
space located at 149 Emerald Street, Keene, NH.

e Chris . Tasoulas Realty: Offered a ten-year lease for 4,400 square feet at our current location,
103 Roxbury Street, Keene, NH.

Both of the proposals were evaluated to determine which proposal most closely matched the specified
criteria at the lowest cost.

Brady Sullivan Keene Properties. LLC offered the most attractive offer for a ten-year “full gross" lease,
excluding janitoriai services, for 3,536 square feet of renovaied office space located at 149 Emerald
Street, Keene, NH. The ten year lease proposal was offered at $671,840.00 total for the ten-year term,
$67,184.00 year one, with 0% annual escalation thereafter. The proposed rent includes provision of il
fit-up. The proposed sife is an existing office/commercial/industrial facility located in Keene, NH, with
public transportation access and adequate parking.

Chris J. Tasoulas Realty offered a ten-year “fuli gross™ lease, including all costs and services, for 4,400
square feet of renovated office space located at 103 Roxbury Street, Keene, NH, our current location.
The ten-year lease proposal was offered at $749,345.76 total for the ten-year term, $73,450.80 year one
with a 1% escalation in alternate years. The proposed rent includes provision of att fit-up. The proposed
site Is an existing office/commercial facifity located in Keene, NH with public transportation access and
adequate parking.

Brady Sullivan Keene Properties, LLC's ten-year lease proposal was selected due to its comparatively
low cost and conformance o the Request for Proposal Specifications which required the provision of
fully accessible space for persons with disabilities, and adequate space for secure staff office space.
See "Attachment A" for disciosure of the ten-year rental schedule.

The Office of the Attorney General has reviewed and approved fhis lease agreement; your favorabie
consideration is requested.

Respectfully submitted,

Virgingd M. Barry, Ph.D. ;
Commtissioner of Education

$:/DCTA/BVR/VRCO/common/G&C/KRO Long Range Letter 2015
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Rent for Tenant's Ten Year Term:

Aftachment A: Rental Schedule

Year Effaclive Dates Cost per §F Annual Cost % Escalation
1 03/01/16-02/28/17 $19.00 $ 67,184.00 0%
2 03/01/17 -02/28/18 $12.00 $ 47,184.00 0%
3 03/01/18-02/28/19 $12.00 $ 67,184.00 0%
4 03/01/19 -02/28/20 $19.00 $ 67,184.00 0%
5 03/01/20 - 02/28/21 $19.00 $ 67,184.00 0%
é 03/01/21-02/28/22 $19.00 $ 47,184.00 0%
7 03/01/22 - 02/28/23 $19.00 $ 67,184.00 0%
8 03/01/23-02/28/24 $19.00 $ 67.184.00 0%
9 03/01/24 - 02/28/25 $19.00 $ 67,184.00 0%
10 03/01/25-02/28/26 $192.00 $ 67,184.00 0%

TOTAL $ 4671,840.00




FORM - P.44
REV. 2/2013

STATE OF NEW HAMPSHIRE
DEPARTMENT OF ADMINISTRATIVE SERVICES
BUREAU OF PLANNING AND MANAGEMENT
STANDARD LEASE AGREEMENT

1. Parties to the Lease; -1 ;
This indenture of Lease is made this } | day of a\\ A 2015 , by the foliowing parties:
oy .

1.1 The Lessor {who is hereinafter referred to as the "Landlord") is:
Name: _Brady Sullivan Keene Properfies LLC
(individual or corporate name)
State of Incorporation: NH
(if applicable)
Business Address: Brady Sullivan Properties, 470 Commercial Street
Street Address (principal place of business)
Manchester NH 031¢1 (603]) 622-6223
City State Zip Telephone number

1.2 The Lessee (who is hereinafter referred to as the "Tenant") is; THE STATE OF NEW HAMPSHIRE,
acting by and through its Director or Commissioner of:

Department Name: Depariment of Education, Division of Adult Learning and Rehabilitation

Address: 21 South Fruit Street, Suite 20

Street Address {official location of Tenant’s business office)

Concord, NH 03301 {603) 271-3802
City State Zip Telephone number
WITNESSETH THAT:

2. Demise of the Premises:

For and in consideration of the rent and the mutual covenants and agreements herein contained, the Landlord hereby
demises to the Tenant, and the Tenant hereby leases from the Landlord, the foliowing premises (hersinafter called the
"Premises”) for the Term, (as defined herein) at the Rent, (as defined herein) and upon the terms and conditions
hereinafter set forth: .
Location of Space to be ieased 149 Emerald Street, (Center at Keene) Suite T
(street address, building name, floor on which the space is located, and unit/suite # of space)

Keene NH 03431

City State Zip

The demise of the premises consists of: _3.534

(provide square footage of the leased space)

The Demise of this space shall be together with the right to use in common, with others entitled thereto, the hallways,
stairways and elevators necessary for access thereto, and the lavatories nearest thereto, “Demise Documentation” has
ihtincludes accurate tloor plans depicting the Premises showing the extent of the space for the
Tenamts’ exclusive usé” and‘a]i areas to be used in common with others, together with site plan showing afl entrance
to the Premises and 4ll parking areas for the Tenant’s use; these documents have been reviewed, accepted, agreed-to
and signed by both parties and placed on file, and shall be deemed as part of the lease document.

3. Effective Date; Term; Delays; Extensions; and Conditions upon Commencement:
3.1 Effective Date: The effective dates of Agreement shall be:

Commencing on the 16fh . dayof  December | intheyear. 2015  andending on the
_28th day of _Eebrugry | inthe year 2026 unless sooner terminated
in accordance with the Provisions hereof.

Landlord Initials:/ ™,

Date: 4 - Ii[mp
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3.2 Occupancy Term: Occupancy of the Premises and commencement of rentals payments shall be for a term

(hereinafter calied the “Term™) of Jen {10) year(s) commencing on the 1" _day of _March in the year
201 A... , unless sooner terminated in accordance with the Provisions hereof,

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

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

3.4 Extension of Term: The Tenant shall have the option to extend the Term for (rumber of options) N/A
Additional term(s) of ___N/A_ year(s), upon the same terms and conditions as set forth herein. Notice from the
Tenant exercising their option to extend the ferm shall be given by the Tenant delivering advance Written notice
to the Landlord no later than thirty (30} days prior to the expiration of the Ferm, or any extensions thereof,

3.5 Conditions on the Commencement and Extension of Term:
Not withstanding the foregoing provisions, it is hereby understood and agreed by the parties hereto that this lease
and the commencement of any Term, and any amendment or extension thereof, is conditioned upon its’ approval
by the Governor and Executive Council of the State of New Hampshire and, in the event that said approval is not
given until after the date for commencement of the Term, the Term shall begin on the date of said approval. In
the event that said approval request is denied, then this Lease shall thereupon immediately terminate, and all
obligations hereunder of the parties hereto shall cease.

Rent:

4.1 Rent: During the Term hereof and any extended Term, the Tenant shall pay the Landlord annuai rent
(hereinafter called the "Rent") payable in advance at the Landlord’s address set forth in Section 1 above, in
twelve equal monthly installments. The first such installment shall be due and payable on the following date:
{insert month, date and yeary March 1, 2014
The rent due and payable for each year of the term, and any supplemental provisions affecting or escalating

said rent or specifying any additional payments for any reason, shall be as set forth in a Schedule of Payments
made a part hereto and attached herein as “Exhibit A”,

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

/‘"ml”‘ \\‘ .
Landlord Enitiag\;M'
Date: M
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Conditional Obligation of the State:

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

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

U

indicating the applicable clause with an “x”. If neither clause provides an adequate or accurate explanation provide a
detailed explanation as a “Special Provision” in “Exhibit D" herein.

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

Exceptions:

OR:
The Landlord shall at their own and sole expense furnish ail utilities, the Tenant shall make no reimbursement. Any
exceptions to the forgoing specifying certain utilities that the Tenant shail be responsible for arranging and making
direct payment to the provider thereof shall be listed in the space below:

Exceptions: Tenant shall be sclely responsitie for provision and cost of: telecommunications,
data services, and security system installation and service.

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

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

e

ra Y
AN
Landlord Eﬁi{ialéng,.\‘“f;\{___‘r__
Date: (715
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6.3

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

conform to the recommended levels in the current IES Lighting Handbook in effect on the date of commencement
of the term herein.

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

Providing a regiondl office for the Bivision of Adult Learning and Rehabilitations’

"Wocational Rehabilitation

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

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

8.2

83

8.4

8.5

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

Maintenance and Repair of Broken Glass: The Landlord shall replace any and all structurally damaged or
broken glass the same day that they are notified by the Tenant, or the damage is observed. In the event that the
Landlord is unable to procure and/or install the replacement glass within the same day, they shall notify the Tenant
in writing prior to the close of business that day, providing an explanation as to the cause of the delay and the date
the damage will be corrected. In the instance of delayed repair, the Landlord shall remove the damaged or broken

glass the same day i is noticed or reported, and secure the opening and/or damaged area to the satisfaction of the
Tenant.

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

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

Snow Plowing and Removal: The Landlord shall make best efforts to provide for rapid and consistent ice and
snow plowing and/or removal from ali steps, walkways, doorways, sidewalks, driveway entrances and parking lots,
including accessible parking spaces and their access aisles, providing sanding and/or salt application as needed.
Plowing and/or removal shall be provided prior to Tenant’s normal working hours of 8:00 am. each work
weekday, however, additional work shall be provided as needed during the Tenant’s working hours if ice
accumulates or if more than a 27 buiid-up of snow occurs. Best efforts shall be made to provide and maintain bare
pavement at all times. [n addition to the foregoing, the Landlord shall provide plowing and/or ice and snow
removal service with diligence sufficient to maintain availability of the number of Tenant parking spaces
designated in the Agreement herein for the Tenant’s use, clearing said spaces within twelve (12) hours of snow
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8.6

8.7

and/or ice accumulations, The Landlord shall sweep and remove winter sand and salt deposited in the above
referenced areas by no later than June {¥ of each year.

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

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

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

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

Site Maintenance: Landlord shall maintain and provide as follows:

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

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

C} The Landlord shall clean and wash all exterior cleanable/washable surfaces and repaint all painted surfaces,
including remarking painted lines and symbols in the parking lot and access fanes thereto, once every three
years, except where surfaces are in disrepair in advance of this time frame, which case it shai! be required on a
more frequent basis.

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

8.8 Heating Ventilation and Air Conditioning (HVAC): The HVAC systemn in the Premises shall be maintained

regularly and with due diligence in order to ensure continuous compliance with the standards set forth by the State
of New Hampshire NH “Clean Indoor Air” act (RSA 10:B) and in accordance with current industry standards set
forth by the “American Industrial Hygiene Association” (AIHA) and the “American Society of Heating,
Refrigeration and Air-Conditioning Engineers, Inc.” (ASHRAE). All HVAC air filters shal} be replaced on a

- semi-annual basis; and the air filters used in the HVAC system shall provide the greatest degree of particulate

filtration feasible for use in the Premise’s air handling system. All HVAC condensate pans shall be emptied and

cleaned on a semi-annual basis. The Landlord shall keep a written record of the dates the required semi-annual

HVAC maintenance is provided, submitting a copy of this record to the Tenant on the annual anniversary date of

the agreement herein. Any moisture incursions and/or leaks into the Premises shall be repaired immediately, this

shall include the repair and/or replacement of any HVAC component which caused the incursion, and the
replacement of any and all interior surfaces which have become moisture ladened and cannot be dried in entirety to
prevent possible future growth of mold.

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

B) Landlord and Tenant agree to meet as requested by either party and review concerns or complaints regarding
mdoor air quality issues. In the event of any issue not being resolved to the mutual satisfaction of either party
within thirty (30) days of such meeting, an independent qualified and licensed professional shall be retained to
prepare an objective analysis of air quality, mechanical systems and operations/maintenance procedures.
Should the analysis support the complaint of the Tenant, the cost of the report and corrective actions shall be
borne by the Landlord. Should the report fail to support any need for corrective action or be the result of
changes in oceupancy count or space uses by the Tenant from the time of initial occupancy, the cost of the
independent consultant shall be borne by the Tenant.
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8.9

8.10

8.11

€) In addition to other provisions of this section, the Landlord hereby agrees to make their best effort to replace
any and all maifunctioned HVAC systems or parts the same day that they are notified or observe the darnage.
I the event that the Landlord is unable to procure and/or install the replacement part, section or unit within
said day, the Landlord must notify the Tenant in writing prior to the ciose of business that day to provide an
explanation as fo the cause for the delay and the date the deficiencies will be corrected. In this case, the

Landlord shail provide temporary air circulation or heat to accommodate the Tenant until the deficiency is
remedied,

Maintenance and Repair of Lighting, Alarm Systems, Exit Signs etc:

Maintenance within the premises shall include the Landlord’s timely repair and/or replacement of all lighting
fixtures, ballasts, starters, incandescent and fluorescent lamps as may be required. The Landlord shall provide
and maintain all emergency lighting systems, fire alarm systems, sprinkler systems, exit signs and fire
extinguishers in the Premises and/or located in the building to which the Premises are a part in conformance with
requirements set forth by the State of New Hampshire Department of Safety, Fire Marshall’s office and/or the
requiremients of the National Fire Protection Agency (NFPA). Said systems and fire extinguishers shall be tested
as required and any deficiencies correcied. A report shall be maintained of all testing and corrections made, with

a copy of the report fumished to the Tenant no later than thirty (30) days after each semi-annual update to the
report.

Interior finishes and surfaces:

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

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

[_] Janitorial Services shait be provided by the Landlord, as defined and specified in the schedule of services

8.12

attached as Exhibit B hereto.
OR:

Janitorial Services shall be provided by the Tenant, as defined and specified in the schedule of services
attached as Exhibit B hereto.

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

rental payment(s), reimbursing the Landlord only after the cost of any and all repair expenses have been
recovered from the Landiord.

- s,

‘ i \\\
f".’ - W—‘j
Landlord Enitialé \f'\’",/ .
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9.

140.

Manner of Work, Compliance with Laws and Regulations; All new construction, renovations and/or afterations

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

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

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

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

Tenant’s design intent floor plans, specifications, and schedules; which together shall be called the “Tenant’s

Design-Build Documents”. The Tenant’s finalized version of the Design-Build Documents shall be reviewed,

accepted, agreed-to and signed by both parties and shall be deemed as part of the lease document.

9.1 Barrier-Free Accessibility: No alteration shall be undertaken which decreases, or has the effect of
decreasing, architecturally Barrier-free accessibility or the usability of the building or facility below the
standards and codes in force and applicable to the aiterations as of the date of the performance, If existing
elements, (such as millwork, signage, or ramps), spaces, or common areas are altered, then each such
altered element, space, or common area shail be altered in a manner compliant with the Code for Barrier-
Free Design (RSA 275 C:14, ABFD 300-393) and with all applicable provisions for the Americans with
Disabitities Act Standards for Accessible Design, Section 4.4.4 to 4.1.3 “Minimum Requirements” (for
new construction).

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

Secfion 9.3: Deleted

e -

9.3

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

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

New construction, Additions, Renovations or Improvements to the Premises:
The following provisions shall be applicable to the Agreement herein if new construction, improvements or
renovations are provided by the Landlord: The Tenant and Landlord have agreed that prior to Tenant occupancy
and the commencement of rentai payments the Landlord will complete certain new consiruction, additions,
alterations, or improvements to the Premises, (hereinafter collectively referred to as "Improvements”) for the
purpose of preparing the same for the Tenant's occupancy. Such improvements shall be provided in conformance
with the provisions set forth in Section 9 herein and in conformance with the Tenant’s Design-Build specifications
and plans which shall be reviewed, accepted, agreed-to and signed by both parties and shall be deemed as part of
the lease document. It shail be the Landlord’s responsibility to provide any and all necessary construction drawings
and/or specifications, inclusive (if required for conformance with applicable permitting process) of provision of
licensed architectural or engineering stamp(s), and abiding by ail review and permitting processes required by the
local code enforcement official having jurisdiction. In connection with these improvements the Landlord warrants,
represents, covenants and agrees as follows: -
- %
O
Landiord Initials { {~
Date: 7, {174
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10.1 Provision of Work, ete.: Unless expressly otherwise agreed by both parties, all improvemenis shall be made at
the Landlord's sole expense, with said provision amortized into the Rent set forth herein,

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

10.2  Schedule for Completion: All improvements shall be compieted in accordance with the “Tenant’s
Design-Build Documents” which shali be reviewed, accepted, agreed-to and signed by both parties and

shall be deemed as part of the lease document, and shall be completed on or before the date set forth in section 3.2
herein for commencement of the “Occupancy Term”.

10,3 Landlord's Delay in Completion; Failure to Complete, Tenant's Options: If by reason of neglect or willful
failure to perform on the part of the Landlord improvements to the Premises are not completed in accordance
with the agreement herein, or the Premises are not compieted within the agreed time frame, the Tenant may at its'
optiomn:

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

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

C) Completion of Improvements by Tenant: Complete the improvements at Tenant’s own expense,
in which case the amount of money expended by the Tenant to complete the improvements shall be
oftset and withheld against the rent to be paid hereunder; or

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

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

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

Landlord Initial /lf\/ /

Date “"‘ég”ffz
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13.

14.

15,

Inspection: Three (3) months prior to the expiration of the Term, the Landlord or Landlord's agents may enter the
Premises during all reasonable working hours for the purpose of inspecting the same, or making repairs, ot for showing
the Premises to persons interested in renting it, providing that such entrance is scheduled at least 24 hours notice in
advance with the Tenant. Six (6) months prior to the expiration of the term, the Landlord may affix to any suitable part

of the Premises, or of the property to which the Premises are a part, a notice or sign for the purpose of letting or selling
the Premises.

Assignment and Sublease: This lease shall not be assigned by the Landlord or Tenant without the prior written
consent to the other, nor shall the Tenant sublet the Premises or any portion thereof without Landlord's written consent,
such consent is not to be unreasonably withheld or denied. Notwithstanding the foregoing, the Tenant may sublet the

Premises or any portion thereof to a government agency under the auspices of the Tenant without Landlord's prior
consent,

Insurance: During the Term and any extension thereof, the Landlord shall at if's sole expense, obtain and maintain in
force, and shali require any subcontractor or assignee to obtain and maintain in force, the following insurance with
respect to the Premises and the property of which the Premises are a part: comprehensive general liability insurance
against all claims of bodily injury, death or property damage occurring on, (or claimed to have occurred on) in or about
the Premises. Such insurance is to provide minimum insured coverage conforming to: General Liability coverage of
not less than one miltion ($1,000,000) per occurrence and not less than three million ($3,000,000) general aggregate;
with coverage of Excess/Umbrella Liability of not less than one million ($1,000,000). The policies described herein
shall be on policy forms and endorsements approved for use in the State of New Hampshire by the N.H. Department of
Insurance and issued by insurers licensed in the State of New Hampshire. Each certificate(s) of insurance shall contain
a clause requiring the insurer to endeavor to provide the Tenant no less than ten (10) days prior written notice of
cancellation or modification of the policy. The Landlord shall deposit with the Tenant certificates of insurance for all
insurance required under this Agreement, (or for any Extension or Amendment thereof} which shall be attached and are
incorporated herein by reference. During the Term of the Agreement the Landlord shall furnish the Tenant with
certificate(s) of renewal(s) of insurance required under this Agreement no later than fifteen (15) days prior to the
expiration date of each of the policies.

15.1 Workers Compensation Insurance: To the extent the Landlord is subject to the requirements of NH RSA
chapter 281-A, Landlord shail maintain, and require any subcontractor or assignee to secure and maintain,
payment of Workers” Compensation in connection with activities which the person proposes to undertake
pursuant to this Agreement. The Landlord shail furnish the Tenant proof of Workers’ Compensation in the
manner described in N.H. RSA chapter 281-A and any applicabie renewal(s) thereof, which shall be
attached and are incorporated herein by reference. The Tenant shall not be responsible for payment of any
Workers’ Compensation premiums or for any other claim or benefit for the Landlord, or any subcontractor
of the Landlord, which might arise under applicable State of New Hampshire Workérs’ Compensation laws
in connection with the performance of the Services under this Agreement-

16. Indemnification: Landlord will save Tenant harmless and will defend and indemnify Tenant from and against any

losses suffered by the Tenant, and from and against any and all claims, liabilities or penalties asserted by, or on behalf
of, any person, firm, corporation, or public authority;

16.1 Acts or Omissions of Landlord: On account of, or based upon, any injury to a person or foss or damage to
property, sustained or cccurring, or which is claimed to have been sustained or to have occurred on or about
the Premises, on account of or based upon the act, omission, fault, negligence or misconduct of the Landiord,
its agents, servants, contractors, or employees.

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

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

N
Landlord Initiai@;}f -

Date: 4, i"Hj

Page 9 of 19



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

18,

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

square footage and/or limited services for the Tenant’s use, a proportionate abatement of the rent shall
be made.

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

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

Event of Default; Termination by the Landlord and the Tenant:
18.1 Event of Default; Landlord's Termination: In the event that:

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

B) Tenant's Breach of Covenants, etc.: The Tenant shall default in the observation of or performance of,
any other of the Tenant's covenants, agreemients, or obligations hereunder and such default is not
corrected within thirty (30) days of written notice by the Landlord to the Tenant specifying such default
and requiring it to be remedied then: The Landlord may serve ten (10) days written notice of
cancellation of this L.ease upon the Tenant, and upon the expiration of such ten days, this Lease and the
Term hereunder shall terminate. Upon such termination the Landlord may immediately or any time

thereafter, without demand or notice, enter into or upon the Premises (or any part thereon) and repossess
the same.

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

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

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

20. Hazardous Substances:

20,1

20.2

20.3

20.4

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

Maintenance/Activity Compliance: In the event hazardous materials are present, the Landlord further warrants
that all custodial, maintenance or other activities on the Premises will be conducted in compliance with
applicable statues, regulations and/or accepted protocols regarding the handling of said materials.

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

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

20.5 Asbestos;

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

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

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

20.6 Material Safety Data Sheets (MSDS)

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

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

Landlord Initials: ]
Date:
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21. Broker's Fees and Indemnification: The Landlord agrees and warrants that the Tenant owes no commissions, fees or
claims with any broker or finder with respect to the leasing of the Premises. Alf claims, fees or commissions with any

broker or finder are the exclusive responsibility of the Landlord, who hereby agrees to exonerate and indemnify the
Tenant against any such claims,

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

23. Required Property Management and Contact Persons: During the Term both parties shall be responsible for issuing
written notification to the other if their contact person(s) changes, providing updated contact information at the time of
said notice.

23.1

23.2

Property Management: Notwithstanding the provisions of Section “22 Notice®, the Landlord shall employ
and/or identify a full time property manager or management team for the Premises who shall be responsible for
addressing maintenance and security concerns for the Premises and issuing all reports, testing results and general
maintenance correspondence due and required during the Term. The Landliord shall provide the Tenant with the
information listed below for the designated management contact person for use during regular business hours
and for 24-hour emergency response use.

LANDLORD’S PROPERTY MANAGEMENT CONTACT;:

Name: Rob Pearson

Title: __Property Manager

Address: 149 Emeraid Street, Keene NH 03431 Phone: (403) 716-7301
Email Address: Rpegrson@bradysulivan.com

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

Name: Sharon DeAngelis

Title:  Business Administrator, Department of Education

Address: 21 8. Fruit Street, Suite 20, Concord NH 03301 Phone:(603)271-3806

Email Address: sharon.deangelis@doe.nh.gov

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

25. Compliance by Landlord with Laws and Regulations/Equal Employment Opportunity:
25.1 Compliance with Laws, etc: In connection with the performance of the Services set forth herein, the Landlord

shall comply with ali statutes, laws, regulations and orders of federal, state, county or municipal authorities
which impose any obligatiens or duty upon the Landlord, including, but not limited to, civil rights and equal
opportunity faws. In addition, the Landlord shall comply with all applicable copyright iaws.

A)  The Tenant reserves the right to offset from any amounts otherwise payable to the Landlord under this

Agreement those liquidated amounts required or permitted by N.H. RSA 80.7 through RSA 80:7-c or any other
provision of law,

23.2 Discrimination: During the term of this Agreement, the Landlord shall not discriminate against employees or

applicants for employment because of race, color, refigion, creed, age, sex, handicap, sexual orientation, or
national origin and will take affirmative action to prevent such discrimination.

25.3 Funding Source: If this Agreement is funded in any part by monies of the United States, the Landlord shall

comply with all the provisions of Executive Order No. 11246 (“Equal Employment Opportunity”), as
supplemented by the regulation of the United States Department of Labor (41 C.F.R. Part 60), and with any
rules, regulations and guidelines of the State of New Hampshire or the United States issued to implement these
regulations. The Landlord further agrees to permit the State or United States access to any of the bs"ﬁai@j}d“s
Landlord Initialsf | V>
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books, records and accounts for the purpose of ascertaining compliance with all rules, regulations and orders,
and the covenants, terms and conditions of this Agreement.

26. Personnek

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

27.

28.

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

Miscellaneous:

28.1

28.2

283

28.4

28.5

28.6

28.7

28.8

28.9

28.190

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

No Waiver or Breach: No assent by either party, whether express or implied, to a breach of covenant,
condition or obiigation by the other party, shall act as a waiver of a right for action for damages as a resuit of

such breach, nor shall it be construed as a waiver of any subsequent breach of the covenant, condition, or
obligation.

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

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

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

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

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

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

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

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

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

TENANT: The State of New Hampshire, acting through its’ Department of Department of Education,
Livision of Aduit Learning and Education

Authorized by: (f?[z’ name and title) Z/,{/(,Od;we_,wﬂb) . ,@4){ e of WW JZ g&wﬁw
r7 ¢

LANDLORD: (full name of corporation, LLC or individual)

Brady Sullivan Keene Properties, LLC

Authorized by: (full name and title)

— Signature

Print: //\_\\ T _
Ndm“&"ﬁﬂe_.,____\_b

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

or:_New Pﬂb“e COUNTY OF; Hiléﬂsﬁ@at‘% A
UPON THIS DATE (insert full date) (Bl srots v [5/ 7

me {print full name of notary) i Yen i Si% /&'@63
appeared (insert Landlord’s signature) //7/(

who acknowledged himvherself to be (print officer’s title, and the name of the corporation

@(ﬁmf’ Sull Um;ffrbc}g»,{{

, appeared before

the undersigned officer personally

o :g\mum 3{;@{ %

\\‘ Ry
X
Officer, they are authorized to do so, executed the foregoing instrument for the purposes there1r§on£aﬁ
him/herself in the name of the corporation. =

In witness whereof I hereunto set my hand and official seal. (provide notary signature ana‘ﬁeaijz

m\\\\“\ %

@“%g

I

A

Wu&,

/ﬂbmmuﬁkiag '%@”W“O
%, ARy pue™, \\\
APPROVALS: MO
Recommendation(s) regarding the approval of the Agreement herein issued by the "Architectural Barrier-Free Design
Committee" of the "Governors' Commission on Disability” have been set forth in a “Letter of Recommendation” which has
been attached hereto and made part of the Agreement herein by reference,

Approved by the Department of Justice as to form, substance and execution:

YU
”fﬂmml

/

Approval date: o & j “ / ’

Approving Attorney: /g/ o // /{,@ /Zb;?
[ -

Approved by the Governor and Executive Coungil: '”

Approval date:

Signature of the Deputy Secretary of State:

7

Landlord Initiafs:/

i
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The following Exhibits shall be included as part of this lease:

EXHIBIT A
SCHEDULE OF PAYMENTS

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

Rent for the Premises shall be due and payable in accordance with the rental schedule
below. The cost per "Square Foot” (SF) documented below is based on the 3,534 demise of
the Premises located within tenant Suite “T", and includes the right of Tenants use of all
common area parking with no additional charge.

10-YEAR RENTAL SCHEDULE

Yeaqr | EFFECTIVE DATES SQ. FI. MONTHLY ANNUAL Approx. | Approx. %
COsT COST SF COST | INCREASE

1 March 1, 2016 - 3,536 $5,598.67 $67,184.00 $19.00
February 28, 2017

2 March 1, 2017 - 3,534 $5,598.67 $67,184.00 $19.00 0%
February 28, 2018

3 March 1, 2018 - 3,536 $5.598.67 $67,184.00 $19.00 0%
February 28, 2019 :

4 March 1, 2019 - 3,536 $5,598.67 $67,184.00 $19.00 0%
Februgary 29, 2020

5 March 1, 2020 - 3,536 $5,598.67 $67,184.00 $19.00 0%
February 28, 2021 :

6 March 1, 2021 - 3,536 $5,598.67 $67.184.00 $19.00 0%
February 28, 2022

7 March 1, 2022 — 3,536 $5.598.67 $67,184.00 $19.00 0%
February 28, 2023

8 March 1, 2023 - 3,536 $5,598.67 $67,184.00 $19.00 0%
February 29, 2024

g March 1, 2024 - 3,536 $5,598.67 $67,184.00 $19.00 0%
February 28, 2025

10 March 1, 2025 - 3,536 $5,598.67 $67,184.00 $12.00 0%
February 28, 2026

10 YEAR TOTAL $471,840.00

Part I1: Additional Costs: Disclose and specify any additional Tenant costs or payments which are not part of the
“rent” sef forth in “Part I above but due and payable under the terms of the Agreement herein. Disclosure
to include the dates or time frames such payments are due, and if applicable a “schedule of payments” for any
installments to be paid towards the toial additional payment.

Additional payments may be made to the Landlord by the Tenant as unencumbered payments
under this agreement for alterations, renovations and modifications to the Premises, up fo
$1.000.00 per event, not to exceed a maximum of $5,000.00 per year, subject to the mutual
agreement of both the Landlord and the Tenant and without further approval of the Governor
and Council for the duration of this lease agreement,

S

2l

Landlord Initials:

Date;_{ -/ 1-/%
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EXHIBIT B

JANITORIAL SERVYCES: specify which party shall be responsible for provision of janitorial services to the
Premises {and/or portions of the Premises) during the Term. Specify what those services shall include, and how often
they shall be provided. Provide any additional information required for clarification of duties and scheduling.

a) The Tenant shall be responsible for provision of Janitorial and Recyciing services inside of
the demised Premises; while the Landlord shall be responsible for such services to all
common areas of the building to which the Premises are a part.

b} The Tenant or the Tenant's contractor shall provide janitorial services in a fimely manner,
keeping the Premises in a neat, safe and orderly condition throughout the Term.

i) Allrubbish and/or recycling materiais shall be collected in o timely fashion and
removed from the Premises.

o
-~

7 J
f ,/ “u""
Landlord Initials: ,,/ _ L N
Date, sty
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EXHIBIT C
Provisions for Architecturally Barrier — Free Accessibility, "Clean Air” compliance, Improvements and Recycling

Part 1 Architecturally Barrier-Free access to the Premises conforming with all applicable codes and
‘ regulations which are in effect as of the date of inception of the Term shall be provided unless otherwise
agreed by the parties hereto and agreed by the “Architectural Barrier-Free Design Committee”. If
Barrier-Free access is deficient it shall be provided after the inception of the Term herein by making
certain renovations and/or alterations to the Premises which shall include all recommendations set forth
by the State of New Hampshire’s “Architectural Barrier-Free Design Committee” (AB Committee) in
their “Letter of Recommendation” which has been attached hereto and made part of the Agreement
herein by reference.  Specify in text andior illustrate the manner in which all renovations recommended by
the AB Committee will be provided at the Premises. Define which party, the Landlord or Tenani, shail be

responsible for providing and funding said renovations and the time frame allowed for completion.

As set forth in the agreement herein alf work provided to the Premises during renovations
described in Part lll herein shall conform fo dll applicable codes including but not mited to
these pertaining to architecturally barrier-free accessibility. Such renovations shall also include
any improvements specifically requested by the State of New Hompshire's Architectural Barrier-

Free Design (AB) Committee in their “letter of recommendation" which shali be attached
herein,

Part I} Certification from the State of New Hampshire Department of Environmental Services

(“Environmental Services™) stating the Premises comply with the requirements of State of New
Hampshire RSA 10:B "Clean Indoor Air in State Buildings" (“clean air”) as defined by Chapter Env-A
2200 has either been obtained and a copy of said certification attached herein, or shall be obtained in
accordance with the following:
No later than thirty (30) days after the commencement of the Term herein the air quality of the
Premises shall be tested in conformance with requirements set forth in Chapter Env-A 2200 in
accordance with the requirements of the Agreement herein.  Specify which party — the Londlord or the
Tenant- shall schedule and pay for the required testing. In the event of testing results demonstrating the
Premises do not conform with ail or part of the requirements of Chapter Env-A 2200, specify which party will
be responsible for providing and paying for the alterations and repairs necessary to remedy the non-
conformily, the time frame to be allowed for providing remedy, and which party shall bear the cost of re-
testing and repair required until such time a “certification of compliance” is issued.

After completion of renovations tut prior to Tenant’s occupancy, the Landlord at their
sole expense shall be responsible for hiring technicians which meet the State of New
Hampshire Department of Environmental Services (NHDES) criteria of professional
accredifation to perform NHDES “Clean Indoor Air” tests in the Premises as set forth in
Administrative Rules Chapter Env - A2200, At the same time, the Landlord shall also
have all areas of the Premises tested for the presence of lead. No more than five [5)
days of receipt of the dir quality and lead tests results the Landiord shall submit a copy
to the Tenant, and a notarized copy to NHDES, the copy addressed to NHDES shall be
delivered to: “Indoor Air Quality Program”, Hazen Drive, P.O. Box 95, Concord, NH
03302-0095. In the instance of testing results showing deficiency in any criterion, the
Landlord shall consult with the State of New Hampshire and the accredited consultant
that performed the festing 1o gain their recommendation of “best practice” for provision
of remedy, and thereafter implement provision of such remedy through repair/alteration
fo the Premises. Any and all required repairs or alterations determined to be necessary
under this provision shall be completed within a reasonable time frame, in no instance
exceeding thirty (30} days after report of the deficiency. After the completion of all
repairs the Landiord shall provide air-quality testing for the previously deficient area to
prove remedy has been provided, the results shall be sent to the Tenant as proof of
conformance. The Landiord shall be obligated to comply with the forgoing protocot until
such time the Premises conform to Environmental Services “"ENV-A2200" standar T
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Part III Improvements, Renovations or New Construction (“work™): In the event that the Agreement herein
includes provisions for such “work” to be provided, the Tenant’s finalized version of Design-Build floor plans,
specifications and any supplemental defining documents depicting all “work” shalt be reviewed, accepted,
agreed-to and signed by both parties and shall be deemed as part of the lease document, The Tenant and the
Landlord shall both retain copies of these documents. Tenant shall provide compiete copies to the State of
New Hampshire, Department of Administrative Services, Bureau of Planning and Management,

1. No later than the date set forth in *3.2 Occupancy Term” herein, the Landlord
shall, at the sole expense of the Landlord, substanticlly complete provision of all
reguired construction and improvements to the Premises delivering it in "tum-key"
condition to the Tenant, Scope of improvements shall be as defined in the
following documenis attached hereto:

a. Tenant Design-Build 'mprovement Specifications for the Premises located
at: Center at Keene, 149 Emerald Street, Suite T, Keene NH, and:
b. Tenant's Demise Plan, 1st floor, DWG-1
c. Tenant's Design-Build Plan, st floor, DWG-2
d. Tenant's Parking Plan, DWG-3

2. The Landlord's minimum obligation regarding provision and fit up of the Premises
shall include but not be limited to provision of the level of qudlity, type of space,
configuration, specifications and finishes set forth in the documents listed above,
including provision of an interior layout conforming fo that which is shown in the
Tenant's plans.  Notwithstanding the foregoing the Tenant shall allow for
reasonable variations i needed in order to accommodate structurat and/or
mechaniccl requirements.,

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

The Tenant or the Tenant's janitorial provider shall bag ond remove items for recycling,
conveying and depositing them in a community recycling center, collected in the following
mdanner.

1. Approximately once [(one fime} per week the Tenant's janiforial service provider
{"Pravider"} or staff members shall gather waste products for recycling from the Premises,
these items shall be properly sorted and deposited into garbage bags:

2. The Provider shall ascertain the weight of such bags documenting the approximate
average weight of full or partially full bags per commodity,

3. Upon each coliection the Provider shail document via notation [“tick marks on a
clipboard will suffice) the number of bags collected per commodity and whether the
bags are full or partialy full.

4. At the end of each month the Provider shall tally the number of bags (detailed by full or
partially full) collected per commodity and multiply that sum by the average weight of
such bags.

2. On a Quarterly basis the Provider shall send the results of these monthily volume tallies to
the Tenant's “Contact Person" (listed in section 23.2 herein) in order to provide
conformance with State of New Hampshire recycling reporting reguirements.

e
Landlord Initials: \,.Hw‘“’_

Date: {17 5

e
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EXHIBIT D
SPECIAL PROVISIONS

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

SPECIAL PROVISIONS:

1) Public Disclosure: RSA 91-A obligates disclosure of contfracts iwhich includes operating leases)
resulting from responses to RFPs. As such, the Secretary of State provides to the public any
document submitted to G&C for approval, and posts those documents, including the coniract, on
its website, Further, RSA 9-F:1 requires that contracts stemming from RFPs be posted online. By
submitting ¢ proposal and entering into the Agreement herein the Landiord acknowledges and
agrees that, in accordance with the above mentioned statutes and policies, (and regardless of
whether any specific request is made to view any document relating to this RFP), the lease

agreement herein will be made accessible fo the public online via the State's website without any
redaction whatsoever,

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

s A
py “\\\. 7

# [\‘ Y
Landlord Initiald:/ M

Date: &) 7%
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State of Nefo Hampshire
Bepartment of State

CERTIFICATE

I, William M. Gardner, Secretary of State of the State of New Hampshire, do hereby
certity that Brady Sullivan Keene Properties, LLC is a New Hampshire limited liability
company formed on January 14, 2014, I further certify that it is in good standing as far as
this office is concerned, having filed the annual report(s) and paid the fees required by

law; and that a certificate of 4cance}1ation has not been filed.

In TESTIMONY WHEREOF, I hereto
set my hand and cause to be affixed

the Seal of the State of New Hampshire,
this 24" day of June, A.D. 2015

W

William M. Gardner
Secretary of State




UNANIMOUS WRITTEN CONSENT OF
THE MEMBERS OF
BRADY SULLIVAN KEENE PROPERTIES, LL.C

The undersigned being all of the Members of Brady Sullivan Keene Properties, LLC, a
New Hampshire limited liability company, (the “Company™) in lieu of a meeting of the Members of this
Company and pursuant to the authority of the Limited Liability Company, does herehy agree and consent
to the following actions:

WHEREAS the undersigned, Members of the Company, have deemed it to be in
the best interest of the Company for it to engage in the purchase and sale of various real properties from
time to time, refinance transactions, and any and all other matters contemplated in the Company’s best

interest, upon the terms and conditions set forth in any such agreements to be executed by any of the parties
listed below,

NOW, THEREFORE, be it
Authority to Execute Instruments.

RESOLVED, that each of Shane D. Brady, Arthur W. Sullivan, Charles N. Panasis
and Benjamin Kelley, and hereby they each are, individually and without the need of joint
action, authorized and empowered to execute, in the name and on behalf of the Company,
and deliver any and all documents and instruments required to be signed and executed in
connection and on behalf of the Company on the terms and conditions as deemed
appropriate by the individual acting pursuant thereto, and that the undersigned members
hereby ratify and confirm any and all actions taken prior to the date hereof in order to
accomplish the same;

FURTHER RESOLVED, that each of Shane D. Brady, Arthur W. Sullivan,
Charles N. Panasis and Benjamin Kelley, be, and hereby they are each individually and
without the need of joint action, authorized and empowered to executed, in the name and
on behalf of the Company, and deliver all such further instruments and documents in the
name and on behalf of the Company and under its seal or otherwise, and to pay such
expenses, if any, as in his judgment shall be necessary, proper, or advisable in order
to more fully carry out the intent and accomplish the purposes of the foregoing
resolutions and each of them.

WITNESS the due execution hereof this 17" day of August, 2015.

/] /M—-
thpr W-Salli

S0e

ShanQ)D Brad; Mem /e-/ )

'J

B Jam Kelley, Member jj
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ACORDY
i CERTIFICATE OF LIA

DATE (MM/DDIYYYY)
9/10/2015%

BILITY INSURANCE

CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND,

REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLRER. THIS

EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
INSURER(S), AUTHORIZED

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the

certificate holder in lleu of such endorsement(s).

the terms and conditions of the policy, certain policies may require an endorsement. A statement on this certificate do

policy(ies} must be endorsed. If SUBROGATION 18 WAIVED, subject to
es pot confer rights to the

PRODUCER
FIAL/Crosg Ins-Manchester

AMECT Raren Shaughnessy
THONE . (603)669-3218

g Noy; (603)645-4331

1100 Elm Street gg"ﬁ“gli'gﬁs: kghaughnessy@crossagency.com
INSURER(S] AFFORDING COVERAGE NAIC #
Manchester NH 03101 wsuper A Travelers Ins, Co. -
INSURED INSURER B ©
Brady Sullivan Properties LLC INSURER G :
Brady Sullivan Keene Properties, LLC. INSURER D
670 No Commercial Street #303 INSURER E ;
Manchester NE 03101 INSURER F
COVERAGES CERTIFICATE NUMBER:CL152329506 REVISION NUMBER:

INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDI

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN

ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
ED BY THE POLICIES DESCRIBED HEREIN 1S SUBJECT TO AlL THE TERMS,

EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.
'E?? TYPE OF INSURANCE ?:\?gbgii?\?;ﬂ POLICY NUMBER m’;ﬁ%%%) rrﬁ%‘é%% LIMITS
| GENERAL LIABILITY EACH OCCURRENCE 3 1,000,000
A | COMMERCIAL GENERAL LIABILITY ?,Q*"GGE T%ﬁ%&‘;‘f’?’ . $ 100,000
A J CLAIMS-MADE | X | GCCUR 2/3/2018  [2/1/2016 | yep exp any opoperseny | 8 5,000
| X No peductible PERSONAL & ADVINJURY |5 1,000,000
| X | Terrorism included GENERAL AGOREGATE $ 3,000,000
GEN'L AGGREGATE LIMIT APPLIES PER: PRODUCTS - COMPIOP AGG | 2,000,000
x| pouicy it Log $
| AUTOMOBILE LIABILITY comgac?éﬁe?ﬂswsw LT :
ANY AUTO BODILY INJURY {Per parsony | §
(R [T g o v
HIRED AUTOS ALTOS {Per accidert) 3
$
| X | UMBRELLAUAB | X | oegum EACH OCCURRENGE s 25,000,000
A EXCESS LIAB CLAMS-MADE p/1/2015  2/1/2018 | soopecate s 25,000,000
oen | X | rerenrions 10,000 s
WORKERS GOMPENSATION X | e STATU-S 1 o7
AND EMPLOYERS' LIABILITY YIN ] ] 12/28/2014 1228 /2015
éﬁ;;ggp?,mﬂggﬁgﬁg';@mwwg E] NIA (3a.) ru, m N, RI & VT E.L. EACH ACCIDENT $ 500,000
(Mandatory in N} Arthur Sullivan & Shane & EL. DISEASE - EA EMPLOYES § 500,000
gé?&@?ﬁ%ﬁﬁ ‘5’? OPERATIONS below David Brady excluded EL DISEASE - POLICY LMIT | § 500,000

149 Emerald Street, Keene NH

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES (Attach AGORD 101, Additional femarks Schedule,

if more space is requirad)

Refer to policy for exclusionary endorsements and special provisions.

CERTIFICATE HOLDER

CANCELLATION

State of NH, Dept of Education
Div of Adult Learing & Rehabilitation

SHOULD ANY OF THE ABOVE DESGRIBED POLICIES BE GANCELLED BEFORE
THE EXPIRATION DATE THEREQF, NOTICE WILL BE DELIVERED IN
ACCORBANCE WITH THE POLICY PROVISIONS.

Attn: Sharon DeAngelis
21 Fruit Street, Ste 20
Concord, NH 03301

AUTHORIZED REPRESENTATIVE

Karen Shaughnessy/KS5 k&i-lk y‘f@t&hm—’&w

ACORD 25 (2010/05)
INSO28 mmnom a1

© 1988-2010 ACORD CORPORATION. All rights reserved.
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New Hampshire
Governor’'s Commission on Disability

‘Removing Barriers to Equality”

Méfgéfet Woced Hassan, Governor
Paul Van Blarigan, Chair
Charles J. Saia, Executive Director

To the Honorable Governor Maggie Hassan and Members of the Executive Councit

Reguested Action

RECOMMENDATION REGARDING LEASE APPROVAL

Lessee:  Department of Education, Division of Adult Learning and Rehabilitation,
- Keene District Vocational Rehabilitation Office
Location: New lease at: 149 Emerald Street. Suite T, Keene, NH 03431
Lessor:  Brady Sullivan Keene Properties, 670 Commercial Street, Manchester NH 03101
Term: Ten (10) vears: Contract to commence December 16, 2015, thereafter fit-up to be
undertaken and completed with Occupancy/Rentai to commence March 1 2018,
Term to expire February 28, 20286,

In accordance with the administrative rules codified in Adm. 610.16 (e) (3), The Governor's
Cemmission on Disability's (GCD) Committee on Architectural Barrier Free-Design {ABFDC)
nas preliminarily opined that the location referenced above and referred to hersin, meets
barrier free requirements, subject to the conditions listed below. The subject lease was
reviewed during the ABFDC's August 18, 2015 mesting however, since a membership quorum
was not attendant a final vote regarding the matter was not possible, the ABFDC shall however
provide a final opinion during the next viabie meeting, when a quorum is present. Should the
ABFDC quorum decide additional conditions for receipt of their approval are required, such
conditions shall be conveyed to the Lessee for implementation forthwith. The ABFDC therefor
respectfully recommends that the subject LEASE location of approximately 3536 square feet of
space be approved, with the following conditions, and subject to the limitations stated
herein.

Upon completion, all renovations specified in the Lease agreement and supportive Design-
Build Documents must comply with the provisions set forth in this letter and with all applicable
building codes, including but not limited to the Code for Barrier-Free Design for the State of
New Hampshire and the State Building Code. When applicable (designated by “LAHJ approval
required”), renovation plans shall be submitted to the local authority having jurisdiction (i.e.,
Building Inspector, Code Enforcement Officer) for approval.

121 South Fruit Street, Suite 101, Concord, NH 03301-2412
Toll-Free NH: 800-852-3405 | 603-271-2773 | Fax: 603-271-2837 | Disability@nh.qov
www.nh.qgov/disabiiity




CONDITIONS:

Conditions for approval: all renovations and improvements shail be provided as specified in the
Lessee’s lease agreement and supportive/attached design-build specifications and drawings,
approval shall be further conditioned upon the following:

a. Any substantive revisions to the Tenant's design build plans or specifications proposed by
the Landlord shali be submitted for approval by the Architectural Barrier-Free Design
Committee (ABFDC) and the local authority having jurisdiction (i.e. the Building inspector)
prior to Tenant acceptance.

b. Hf construction drawings vary from the Tenant's design build drawings (as presented to and
reviewed by the ABFDC) any revisions shail be submitted to the ABFDC at no more than
60% completicn for additional plan review.

¢. Prior to occupancy the ABFDC shali be welcome to conduct an accessibifity site visit,

A representative for the Lessee or a designee of the Lessee must provide to the ABFDC proof
of completion by photographs and/er paid invoices for the items listed above within forty five
(45) days after the commencement of the lease, and shall certify to the ABFDC that the
conditions outlined herein and as set forth in the Lease Agreement and related attachments
have been satisfied,

This recommendation is based upon the site-survey completed by Administrative Services and
on the assurances of the Lessee’s ADA Coordinator. The ABFDC cannot survey all state
leased properties however as a safeguard for the State against potential ADA litigation, and to
assure access for persons with disabilities, random surveys shall be performed.

Respectfully submitted and approved by the Architectural Barrier-Free Design Committee
on this day of Tuesday, August 18, 2015.

Maite U
Mark Weir, @

Acting Chair

Cc
Charles J. Saia, Esq., Executive Director
Governor's Commission on Disability

121 South Fruit Street, Sulte 101, Concord, NH 03301-2412
Toll-Free NH: 800-852-3405 | 603-271-2773 | Fax: 603-271-2837 | Disability@nh.qov
www.nh.gov/disability
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149 EMERALD STREET, SUITE T, IMPROVEMENTS:

REST ROOM DETAILS & NOTES:

PUBLIC
- UNISEX

103 1

STAF}’F WOMEN

ng; } 124 |

REST ROOM-— =\

STAFF ENTRY

123

RO |

SINKS:
Rooms 124 & 125: Relocate existing (non conforming clearance)

sinks-to locations shown, installing side edge at 6" from adjacent wall,
with top of basin at 34" high. Insulate waste pipes.

Room 103: Provide and install new sink with dimensions and -
placement as shown, top of basin at 34" high, insulated waste pipes.

GRAB BARS:
Rooms 124 & 125: Replace two existing non-conforming(24" and

32" horizontal grab bars with three code compliant (horizontal @
36" & 42" + vertical) grab bars.

Room 103: Provide & install three (3) new code compliant (36"
behind toilet, 42" adjacent plus vertical) grab bars as shown.

@ STROBES: Provide/install Stobe alarm in each of the three rest
rooms.

@ Replace Men's room toilet, provide fixture (custom order) with toilet
flush fever on the approach/open side (not wall side) of toilet.
Provide seat height of 17" t0 19"

Re_iﬁstali existing drinking fountain providing spout no higher than 36"
with minimum 27" of knee space below.

Rooms 124 & 125: Replace & Relocate existing paper towel
dispensers - New fixture must be operable wisingle closed fist,
dispensing ht @ 48",

Room 103: Provide new papertowel dispenser - fixture must be
operable w/singleclosed fist, dispensing ht. at 48".

Room 124; Relocate one soap dispenser to new sink location;
dispensing height @ 48". Remove second dispenser.

Room 125: Relocate one soap dispenser; dispensing height @ 48"
Room 103: Provide new soap dispenser; dispensing height @ 48"

Rooms 124 &125: Relocate toilet paper dispensers: provide at 7* to
9" in front of seat edge without blocking access to grab bars.

Room 103: Install new toliet paper dispenser: provide 7" to 9" in front
of seat edge without blocking access to grab bars. /

@ Remove existing hot-air hand drying fixtures.

& -l-h

@ Rooms 124 & 125: Relocate existing above sink mirmors to new sink

locations installing bottom edge of reflective surface no higher than

40" AFF. A

Room 103: Provide new mirror above sink installing bottom edge of

reflective surface no higher than 40" AFF. .
@ Remove existing door signs to rooms 124 and 125. New signs to be

installed on the wall adjacent to the handle side of the door. Signs

will have Braille and raised letters and symbols; top of signs instafled

at 60" AFF.

AN Install new recessed trash receptacle.
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LRoP 15-033

(820-12, 0-121)

STATE OF NEW HAMPSHIRE
INTER-DEPARTMENT COMMUNICATION

FROM: Charies R. Schmidt, PE DATE: August21, 2015
Administrator
AT: Dept. of Transportation
Bureau of Right-of-Way
SUBJECT: Sale of Waterline Easement in Errol
RSA 4:39-¢

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

REQUESTED ACTION

Pursuant to RSA 4:38-c, the Department of Transportation requests authorization to
transfer a 0.30 +/- of an acre permanent waterline easement over a parcel of State owned
property located on the westerly side of NH Route 16 in Errol to Dixvilie Capital, LLC. In
exchange Dixville Capital, LLC will transfer to the Department of Transportation a 4.28 +/- acre
parcel along with a 50 foot wide Right-of-Way access over additional property owned by them.
This parcel is located on the northerly side of NH Route 26 located in the Unincorporated Place of
Dixville and the Town of Colebrook. This is a no cost exchange and the Depariment is requesting
a waiver of the Administrative Fee of $1,100.00, subject to the conditions as specified in this
request.

EXPLANATION

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

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

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

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

TALONG RANGEN201 S'errol Jand exchange with dixville capital 1lc 0821 ISI.doc



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

For the Committee’s information the Department also had a staff appraiser complete an
opinion of value for the subject parcels for the purpose of establishing a market value for these
areas. Based upon the analysis and adjusiments of sales found in the surrounding towns, it was
felt that reasonable values for the subject parcels as of August 11, 2015, are as follows:

4. 28 +/- acre parcel with 50" Right-of-Way to be transferred to the State of New Hampshire: $15,000.00

0.30 +/- of an acre permanent waterline easement to be transferred to Dixville Capital, LLC:  $850.0C

The value of the 4.28 +/- acre parcel of land in Dixville the Department will be receiving
will be of greater value than the 0.30 +/- of an acre permanent waterline easement that the State
will he conveying to Dixville Capital, LLC. The exchange of property rights will help support the
Balsams redevelopment project by providing an easement for the snowmaking pipefine and will
also relocate the existing Dixville Patrol Shed from private property to State owned property. With
this, the Department of Transportation requests authorization to transfer a 0.30 +/- of an acre
permanent waterline easement over a parcel of State owned property iocated on the westerly
side of NH Route 16 in Errol to Dixville Capital, LLC in exchange for Dixville Capital, LLC
transferring to the Department of Transportation a 4.28 +/- acre parcel along with a 50 foot wide
Right-of-Way access over additional property owned by them located on the northerly side of NH
Route 26 located in the Unincorporated Place of Dixville and the Town of Colebrook. This is a no
cost exchange and the Department is requesting to waive the Administrative Fee of $1,100.00.

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

CRS/PJIM/dd
Attachmentis

TALONG RANGE\2015\errol land exchange with dixville capital 1ic 082115.doc
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MOSAIC PARCEL
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STATE OF NEW HAMPSHIRE

INTER-DEPARTMENT COMMUNICATION
{6843-313)

FROM: Charles R. Schmidt, PE DATE: September2, 2015
Administrator
AT: Dept. of Transportation

Bureau of Right-of-Way
SUBJECT: Release of Condition from a Deed Restriction on a Parcel of Land in
Hampton Formerly Owned by the State of New Hampshire
RSA 4:39-c
TO: Representative Gene Chandler, Chairman

l.ong Range Capital Planning and Utilization Commitiee

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:38-c, requests authorization to release
a condition from a deed restriction that was placed on a parcel of land formerly owned by the
Department of Transportation and now owned by Seacoast Crossroads Realty Company, LLC located
in the Town of Hampton, directly to Seacoast Crossroads Realty Company, LLC for $71,100.00 which
includes a $1,100.00 Adminisirative Fee subject to the conditions as specified in this request.

EXPLANATION

The Department has received a request from Seacoast Crossroads Realty Company, LLC
requesting the Department to release a condition from a deed restriction that was placed on a parcel
of tand formerly owned by the Department and now owned by Seacoast Crossroads Realty Company,
LLC.

This parce! was originally acquired by the Department in 1973 for the widening of the New
Hampshire Tumpike (Inferstate 95) and surrounding roads. The remainder of that parcet (1.3 acres)
was scld by the Department with the following deed restriction placed on the parcel:

“The Grantee (Wheelabrator — Frye, Inc.) acknowledges there can be no access from
the tract of land to abutting highways, it will not be used for development purposes
and that a cemetery is located therson.”

Seacoast Crossroads Realty Company, LLC has requested to have the Department remove
only the condition of the deed restriction that states that the parcei will not be used for development
purposes. The other two (2) conditions of the deed restrictions will stay in effect.

Removal of this restriction would need written approval from the Department because it would
affect property rights on this parcel. This action will require that this request go through the 4:39
process.

The release of this condition from the deed restriction has been reviewed by this Department

and i has been determined that the release of this condition from the deed restriction is surplus to our
operational needs and interest.

TALONG RANGEN201 5\hampion release from condition of deed restriction 1_3 acres 090213.doc



A staff appraiser from this Department completed an opinion of value for the purpose of
establishing a contributory vaiue for the release of this condition from the deed restriction. The
appraiser researched sales data in Hampton and surrounding towns for her analysis. Based upon the
analysis and adjustments of those sales, it was felt that the indicated value for the release of this
condition from the deed restriction for the subject as of July 13, 2015, to be $70,000.00.

The Department proposes fo release this condition from the deed restriction imposed by the
State of New Hampshire on a 1.3 acre parcel of land owned by Seacoast Crossroads Realty
Company, LLC for seventy one thousand one hundred ($71,100.00) dollars which includes an
Administrative Fee of $1,100.00.

Authorization is requested to release the condition from the deed restriction imposed on this
parcel as outlined above.

CRS/PJM/dd
Attachments .

TALONG RANGE\201 Sthampton release from condition of deed restriction 1_3 acres 090213.doc
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production of the maps to define the limits or jurisdiction of any federal, state, or local government. Detalied en-the-ground surveys and historical analyses of sites may differ
from the maps.
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The Contributory Value of the Release of a Deed Restriction Prohibiting Development
on 1.3+ Acres of 2 9.91% Acre Site at 298 Exeter Road (NH Route 27)
Hampton, NH

; . Property Owner;
Seatoast Crossroads Realty C
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Prepared By:
Laura J, Davies, NHCG - 529
Appraisal Supervisor
NH Departnent of Transportation
7 Hazen Drive
PO Box 483
Concord, NH 03302-0483




FROM: Laura J. Davies, NHCG #: 529 DATE: August 13, 2013
Appraiser Supervisor

TO: Phillip J. Miles AT: NHDOT - Bureau of Right-of-Way
Chief of Property Management Concord Office

THROUGH: Stephen Bernard
Chief Appraiser

SUBJECT: The Contributory Value of the Release of a Deed Restriction Prohibiting
Development on 1.3 Acres of a 9.91+ Acre Site
at 298 Exeter Road (NH Route 27), Hampton, NH

Property Owner: Seacoast Crossroads Realty Company, LLC

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

The purpose of this appraisal is to estimate the contributory value of the release of a deed
restriction prohibiting development on 1.3+ acres of the 9.91+ acre subject property located
at the south side of Exeter Road (NH Route 27), Hampton, NH that is owned by the Seacoast
Crossroads Realty Company, LLC. The property is further identified by the Town Assessor
as Lot 1 on Tax Map 67. The subject is located in Hampton’s Industrial District. The
elfective date of value is July 13, 2015,

The appraised property consists of an irregularly shaped 9.91 acre lot with 103.95 feet of
frontage on Excter Road, 926.79 feet of frontage but no access on Liberty Lane, 856.47 feet
of frontage on the limited access right-of-way for the Route- 101 off-ramp at Exit 13 and
391.95 feet of frontage on NH Route 101, the State’s main east-west highway. The site is
unimproved with the exception of a paved driveway with an oval at the end that extends into
the site from Route 27, a slab foundation remaining from a former tennis clubhouse and the
remains of several tennis courts, The parcel is being valued for a potential release of an
existing deed restriction prohibiting development on a 1.3 acre portion of the subject site in
the northwest corner. The property has been on the market as a development site for an
asking price of $1,500,000. Electricity, telephone, cable TV, municipal water and sewer are
available on-site or at the street.

The attached report summarizes the basis of the value conclusions and provides definitions to
specific terms. It also defines the Limiting Conditions, Hypothetical Conditions or
Extraordinary Assumptions on which this valuation is based. Based on the data collected and
analyzed, in my opinion the contributory value of the release of a deed restriction prohibiting
development on 1.3+ acres of the 9.91: acre subject property as of July 13, 2015 is:

$70,600.
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Photographs of the Subject Property

Taken July 13, 2015 by Laura Davies

View of subject interior from bottom of driveway oval facing north.

Partial view of mer with iberty Lane fmntge beyond.
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Phatograﬁhs of the Subject Property
Taken July 13, 2015 by Laura Davies

View of Route 27 frontage (subject at left) and [-95 overpass in distance

View of subject driveway from Route 27 facing south
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Photographs of the Subject Property

Taken July 13, 2015 by Laura Davies

Route 101 facing north with subject at left and Route 27 overpass in the distance

Interior view
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General Assumptions

For this report I have assumed:

»

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

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

The parcel areas given to me have been properly calculated.

Broker and assessor information are reliable and correct.

The abstracts of title and other legal information available are accurate.
Information from all sources is reliable and correct unless otherwise stated.

There are no hidden or unapparent conditions on the property or in the subsoil,
including hazardous waste or ground water contamination, which would render the
property more or less valuable.

Extraordinary Assumptions

This analysis is based on the assumption that the following restriction will apply to the
subject parcel: No additional access will be granted in the “As Proposed” scenatio.

Hypothetical Condition

This analysis includes an “As Proposed” valuation based on a hypothetical scenario where
the existing deed restriction prohibiting development of a 1.3 acre area of the subject 9.91+
acre site is removed in order to arrive at the contributory value to the subject property by
removing the deed restriction.

General 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. I have not performed a survey of the subject property or any of the
comparable sales, and do not assume responsibility in these matters.

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.

Possession of this report (or a copy) does not carry with it the right of publication.
Furthermore, 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,
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public relations, news, sales, or any other media without written consent and approval
of the State of New Hampshire.

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

Purpoese of Appraisal

The purpose of this appraisal is to estimate the contributory value of the release of a deed
restriction prohibiting development on 1.3 acres of the 9.91+ acre subject propetty, as of the
effective date of the appraisal, by employing an “Appraisal Report” in conformity with the
New Hampshire Department of Transportation Right-of-Way Manual, Uniform Appraisal
Standards for Federal Land Acquisitions (UASFLA) (a/k/a Yellow Book), and Uniform
Standards of Professional Appraisal Practice (USPAP).

Contributory Value

As referred to herein, the term Contributory Value is defined by The Dictionary of Real
Estate Appraisal, fifth edition, (The Appraisal Institute, 2010) as follows:

The change in value of a property as a whole, whether positive or negative, resulting from the addition
or deletion of a property component.

Property Rights Appraised

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

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

The “As Is” scenario considers the value of the subject site as it is currently encumbered by a
deed restriction prohibiting development.

Date of Inspection
July 13, 2015.

Effective Date of Value

July 13, 2015.

Date of Report
August 10, 2013,

Intended Use

The intended use of this report is to assist the client—the New Hampshire Department of
Transportation, Bureau of Right of Way, and its officials, employees and agents in providing
a reasonable and supportable contributory value estimate of the removal of the deed
restriction for possible sale to the subject’s owner.
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Intended User

The reader should clearly understand that the use of this report is intended to be for the
exclusive use of the New Hampshire Department of Transportation.

Scope of Work

The scope of work identifies the type and extent of research and analyses in an assignment.
My investigations and research included an on-site inspection and photographing of the
subject property on July 13, 2015 under the auspices of Phillip Miles, Chief of Property
Management for NHDOT. I examined Town and County property records including
assessment data and taxes, zoning regulations, the availability of public utilities, access,
approvals, and traffic counts. I researched the type and intensity of neighboring uses and
reviewed information from the files of the New Hampshire Department of Transportation.

I formed an opinion of the highest and best use of the subject property in both the “As Is” and
“As Proposed” scenarios based on legal, physical, and neighborhood land use characteristics.
I compiled comparable land sales data for the subject property in both the “as is” and the “as
proposed” scenarios and researched transactions involving the release of deed restrictions
limiting or prohibiting use on a portion of a property, verified and analyzed the data,
estimated the value of the subject property under both scenarios, and prepared this
contributory value appraisal report in compliance with USPAP 2-2(a) to convey my findings,
the market data, and the analyses.

Property data was collected and compiled from numerous sources, including the Towns of
Hampton, Exeter, Rye, Scabrook and Stratham, Rockingham County Registry of Deeds,
Northern New England Real Estate Network (MLS),the New England Commercial Property
Exchange, Real Data, and local real estate professionals.

Property Identification

The subject property is identified as a 9.91 acre parcel located on the south side of Exeter
Road (NH Route 27), Hampton, Rockingham County that is owned by the Seacoast
Crossroads Realty Company, LLC. It is further identified by the Hampton Assessor as Lot |
on Map 67. A Variance Plan prepared by MSC Civil Engineers & Land Surveyors, Inc. and
dated November 1, 2012 has also been relied upon to identify the subject property.

Listing, Transfer, and Ownership History

Seacoast Crossroads Realty Company, LLC currently owns the subject parcel. They acquired
the property on November 1, 1994 from Exeter Oak Holding, Inc., recorded at the
Rockingham County Registry of Deeds in Book 3077 Page 1839,
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The property has recently been offered for sale with an asking price of $1,500,000, according
to the listing broker. It is reportedly under contract for a price that “closely correlates™ with
the asking price. The buyer intends development of an assisted living facility.

Present Use

The property is currently undeveloped with the exception of site improvements in the form of
an existing driveway into the site, old tennis courts and a slab foundation, remains from the
previous use as a tennis club. The property represents a highly accessible and well located
commercial/industrial development site.

Real Estate Tax Data

Property Assessment

Map 67, Lot 1 $424.,400 $138,100 $562,500
Real Estate Tax
_ASSH -rate/$1,000 Real Estate Faxe
$562,500 $18.31 $10,299.38

Comments

The State of New Hampshire, Department of Revenue currently estimates that assessed
values in the Town reflect approximately 90.9% of true market value resulting in an effective
tax tate of 1.66% of market value and an equalized assessed value of $618,812. Assessment
for ad valorem taxation is based on broad base techniques heavily weighted to residential
properties and is not considered an accurate reflection of market value as defined in this
report,
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Area/Neighborhood Description

Much of the State's population and business activity is located in southern New Hampshire as
contrasted with the more northern and western areas of the state, which are oriented toward
farming, tourism and recreational uses. Consequently, business activity, real estate values and
other economic factors are somewhat homogeneous within the southern portion of the state.

Hampton was one of the four
original towns established in
New Hampshire and its
oceanfront location made it a
popular resort following
construction of the railroad.
Hampton is located in the
easternmost section of
Rockingham County. Itis
approximately 4 miles north of
the Massachusetts state border,
37 miles east of Manchester, NH
and 451 miles north of Boston,
MA. Abutting communities
include North Hampton to the
north, Hampton Falls and Exeter
to the west, the Atlantic Ocean to the east and Seabrook and Hampton Falls to the south.

Hampton enjoys excellent highway access via Interstate 95 at Exit 2, Route 101, the State’s
primary east — west route, as well as Routes 27 and 1A. Interstate 95 bisects the western part
of Hampton, providing access to Portsmouth, NH and Portland ME to the north and Boston,
MA to the south.

New Hampshire has continually ranked as having one of the lowest unemployment rates in
the country, Unemployment rates rose during the great recession, but they began declining in
2010 and have continued to drop during the past year. The most recent statistics available
from NH Department of Labor report unemployment rates in July 2015 were: 4.2% in the
Town of Hampton; 3.7% in Rockingham County; 3.5% in New Hampshire; 4.9% in New
England and 5.5% in the United States.

Hampton’s 2013 population was 15,120, the 16™ largest among the State’s incorporated cities
and towns. Hampton’s population density is 1,098.8 persons per square mile. The largest
employer in the community is Foss Manufacturing, with 190 employees. Hampton Beach
represents a strong tourism draw in the summer months. The subject neighborhood is located
west of the village area along Hampton Road (Route 27) in an Industrial District. The
predominant use in the neighborhood is office, with Unitil Corp., Wheelabrator
Technologies, Qa Technology and the multi-tenant One Liberty Lane acting as anchors in the
neighborhood. Other uses include a high-end restaurant called CR’s across Route 27 from
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the subject site, the Smuttynose Brewery and Restaurant, a Park and Ride facility, a NHDOT
shed location and some undeveloped land.

In summary, Hampton is a well-established Seacoast community with good access to the

- smaller surrounding communitics as well as regional highway system and a more diverse
employment base than many nearby towns. The subject neighborhood enjoys excellent
accessibility, located at the junction of Interstate 95, NH Route 101 and NH Route 27. The
neighborhood has a mix of commercial, office and industrial uses with some residential uses
on the outskirts of the neighborhood. The neighborhood had been experiencing a trend of
slow growth following the exit of the Henley Group/Wheelabrator Technologies corporate
headquarters in the mid-1990s. Recently, the remaining undeveloped land has been
generating some new development proposals. Among the rumored proposals is a plan to
build a hotel next to the existing restaurant across Route 27 from the subject site.

Area Map
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Neighborhood Map

ZONING

The property is located in Hampton’s I~ Industrial District. Permitted principal uses include:
retail (with limitations), tourist cabins, motels, hotels, a variety of institutional uses, non-
commercial outdoor recreation, banks, offices, insurance agencies, real estate offices,
attorney’s offices, medical professionals, theaters & meeting halls, health clubs, salons,
restaurants, warechouses, vehicle repair and service shops, heavy and light manufacturing,
dumps, healthcare facilities and daycares.

onal Requ

| Minimum lot size: o 2é,OOd SF
Minimum frontage: 100 feet
Minimum lot width: 100 feet
15-58 - 12
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Setbacks:
30 feet
Front 10/15 feet
Side 15 feet
Rear ce
Maximum height: 50 feet
Maximum % of Sealed Surface: 60%

The lot does comply with the minimum lot size, width and frontage requirements of the
district. The parcel is unimproved with the exception of site improvements in the form of an
existing driveway, old tennis courts and a slab foundation. The proposed assisted living
facility use would fall under healthcare facilities and therefore likely constitutes a permitted
use.

Zoning Map
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SUBJECT PROPERTY DESCRIFTION

The subject property consists of an irregular shaped 9.91+ acre lot with 103.95 feet of
frontage on Exeter Road, 926.79 fect of frontage but no access on Liberty Lane, 856.47 feet
of frontage on the limited access right-of-way for the Route 101 off-ramp at Exit 13 and
391.95 feet of frontage on NH Route 101, the State’s main east-west highway. The only
point of access is from NH Route 27, where a driveway currently exists. The drive extends
south from Exeter Road along the boundary with the 2.25 acre site adjacent to the subject.
The site has a gently rolling topography and is mostly wooded. The northwest corner of the
site is currently encumbered by a deed restriction prohibiting development on that portion of
the site. The encumbered area consists of 1.3+ acres and includes the Elkins Cemetery along
the Liberty Lane frontage. Based on the appraiser’s on-site measurements, the actual area of
the cemetery is just under 1,000+ square feet. State law requires a minimum of a 25 foot
buffer around the cemetery. This buffer area is estimated to cover between 7,000 and 8,000
square feet. Therefore, about 1.1+ acres are affected by the deed restriction prohibiting
development, as about 0.2+ acre are not to be disturbed in any event, due to the cemetery.
The deed restriction prohibits development on the area of the site that is visible from the
access point but is not near the main body of the developable area.

The site is unimproved with the exception of a paved driveway with an oval at the end that
extends into the site from Route 27, a slab foundation remaining from a former tennis
clubhouse and the remains of several tennis courts. The parcel is being valued for a potential
release of an existing deed restriction prohibiting development on a 1.3 acre portion of the
subject site in the northwest corner. The property has been on the market as a development
site for an asking price of $1,500,000. The listing broker reports that the parcel is under
contract for development of an assisted living facility for a price that closely correlates with
the asking price, based on the assumption that the deed restriction is removed. Reportedly,
the failure to remove the deed restriction will require a change in the contract price but will
not result in the withdrawal of the proposed use.

A Variance Plan prepared by MSC Civil Engineers & Land Surveyors, Inc. and dated
November 1, 2012 has been relied upon for information regarding the subject site. It
indicates there are three areas of wetlands on the site, two of which extend off-site, The
wetlands areas total 57,766 square feet but this figure includes areas of right-of-way and a
small portion of the adjacent site. It does not appear that the wetlands impose a substantial
impediment to development. In fact, the plan indicated an intention to fill the wetlands and
mitigate elsewhere. The subject site is located in flood zone X, not a flood hazard area,
according to Community Panel Number 33015C0428E, effective May 17, 2005. Electricity,
telephone, cable TV, municipal water and sewer are available on-site or at the street.
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Variance Plan
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EXPOSURE TIME

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

The subject site is an attractive office development site due to its location, visibility and
available utilities. The overall demand for office sites has been low for the last two decades,
with a limited number of exceptions. Alternative permitted uses such as the proposed use for
an assisted living facility or urgent care centers are exhibiting more demand recently. After
analysis of the marketing periods required by comparable land sales as well as of the existing
supply of comparable properties on the market, it is my opinion that the subject site would
have an estimated exposure time of 6 to 18 months.

Highest and Best Use — As Is

Highest and best use is that physically possible, legally permissible, financially feasible, and
maximally productive use that would result in the greatest net return. It must not be highly
speculative nor predicated upon conditions anticipated in the too distant future.

The subject property is a 9.9 1% acre parcel located within the oval formed by the intersection
of NH Route 27 and Liberty Lane, with NH Route 101 and its off-ramps at Exit 13 forming
the other boundaries of the oval. The location has exceptional accessibility, being very
proximate to Exit 2 on Interstate 95, as well. The parcel includes some wetlands but not a
sufficient quantity to make development of the site impractical. It fronts on Limited Access
Rights-of-Way on three sides but has ample access from Route 27 via an existing driveway
on the south side of that route.

The subject parcel is a conforming lot of record within the Industrial District. The size and
configuration of the site limits its use to some extent. The restriction prohibiting
development on 1.3 acres of the site in the northwest corner further limits size and scope for
the permitted uses suitable for the subject site somewhat, although not to an extent that would
render these uses infeasible. The restricted arca still benefits the overall site in that it could
meet setback and open space requirements, allowing more of the remaining area to be utilized
for building and site improvements. Permitted uses range from industrial to office to a
number of commercial uses to include restaurants, hotels, athletic clubs and healthcare
facilities. The proposed use for assisted living would fall under this last category. Several of
the permitted uses would likely be financially feasible. The range of permitted uses is
sufficiently broad to allow several potential uses for which demand has been strong recently,
including urgent care centers and assisted living facilities.

Based on the above factors and analysis, the highest and best use of the subject is concluded
to be for development of one of the higher yielding permitted uses such as office, hotel,
healthcare facility or certain types of athletic clubs.
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Highest and Best Use — As Proposed

The proposed change is to release the deed restriction prohibiting development on 1.3+ acres
in the northwest corner of the site. Some of that area would remain undevelopable due to the
existing cemetery located in the restricted area and the required buffer zone to be maintained
around it. The development restriction did not render development of the entire site
infeasible, as noted above, but did reduce the area available for those uses somewhat. The
removal of the development prohibition would allow for a larger and possibly more intensive
use of the overall site.

Based on the above factors and analysis, the highest and best use of the subject as proposed is
also concluded to be for development of one of the higher yielding permitted uses such as
office, hotel, healthcare facility or certain types of athletic clubs. The “As Proposed”
scenario would likely allow for a somewhat larger or more intensive version of these uses.

I8
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VALUATION

The three traditional approaches to value are the Income Approach, Sales Comparison
Approach, and Cost Approach. Since this assignment considers the contributory value of the
release of a deed restriction prohibiting development on a 1.3+ acre area of the vacant 9.91+
acre subject site, the Sales Comparison Approach is the only applicable method of valuation.
The Cost Approach and Income Approach are not developed in this appraisal.

SALES COMPARISON APPROACH

In the sales comparison approach, recent sales of similar properties are used in a comparative
analysis to establish the most probable value of the property being appraised. In this case, the
subject site is valued “As Is” and “As Proposed” in order to arrive at a contributory value for
the release of the restriction prohibiting development on 1.3+ acres of the 9.9 1 acre subject
parcel. Sales of sites suitable for the development of an office building, healthcare facility or
other permitted use for the subject site were researched for use in this analysis. A sufficient
number of available commercial land transactions were found to develop this approach. Of
that data the four most similar sales were used in the analysis. Each sale is detailed on the
subsequent pages. To develop an opinion of the value of the restricted area for the “As Is”
scenario, two sales of commercial/industrial parcels that were not “buildable” were
researched and analyzed, as well as a transaction involving the release of a deed restriction
prohibiting development on a portion of a property.
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Summary of Commereial Land Sale 1:
Location/Address: 64-74 Epping Road, Exeter, NH

Grantor > Grantee: Lavender Loft, LLC/Leigh Smith>Great Bat Kids Company, Inc..
Sale Price / Date:  $580,000/ 12/29/2014
Registry Reference: RCRD Book 5585 Pages 1600 & 1602

Site Area: 2.42 Acres
Unit Value: $239,669 per acre
Frontage: 409.52° on Route 27

Available Utilities: Municipal water & sewer, electricity, telephone, cable

Zoning: Highway Commercial
Map/Lot: 62/112 & 113
Conf, Source / By: Public Records/Broker/Lender / J. Fahey & L. Davies

H & B Use at Sale: Commercial Development

Comments: Assemblage of 2 properties, Lot 112 with 2.19 unimproved acres and
Lot 113 with 0.23 acre improved with a home, The home has been
demolished at an estimated cost of $10,000. A 15,000+ SF daycare
facility is now nearing completion.

Site Sketch:
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Location/Address:
Grantor > Grantee:
Sale Price / Date:
Registry Reference:
Site Area:

Unit Value:
Frontage:
Available Utilities:
Zoning / Map Ref:
Conf. Source / By:
H & B Use at Sale:

Comments:

Site Sketch:

Summary of Commercial Land Sale 2:
355 Lafayette Road, US Route 1, Rye, NH

Malcolm E. Smith, I > Sanctuary Care, L1.C
$1,200,000 / March 30, 2012

RCRD Book 5302 Page 588

5.82 Acres

$206,186 per acre

471,64’ on US Route 1

Municipal water & sewer, electricity, telephone and cable
Commercial / Map 10 Lot 1

Grantee, Real Data, plan D-36366 /], Tichko
Commercial development

Purchased for development of a 56 bed, 48,000 SF assisted living facility
for memory impaired residents. The site is open field with woods to the
rear. The site is located in a Groundwater Management Zone where the
groundwater is controlled and monitored due to contamination. The
permit for the zone expired 6/19/2013 and according to the grantee the
contamination had no effect on the price, due to the availability of
municipal water.
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Location/Address:

Grantor > (rantee:

Summary of Commercial Land Sale 3:

41 Portsmouth Avenue (Route 108), Stratham, NH

W Douglas Scamman Jr. Revocable Trust > Autofair Realty I, LLC

Sale Price / Date:  $1,600,000/ April 9, 2012

Registry Ref: RCRD Book 5305 Page 782

Site Area: 8.27 acres

Unit Value: $193,470 per acre

Frontage: 293.68 on Route 108 and 778.95 on River Road

Available Utilities: Electricity, telephone and cable; onsite well and septic required
Zoning / Map Ref:  Gateway Commercial Business District / Map 9 Lot 4

Conf. Source / By:

H & B Use at Sale:

Grantee’s Rep., Broker, Real Data, MLS / L. Davies & J Tichko

Commercial Development

Comments: This corner location was purchased by the owner of the 26,000 SF car
dealership recently built on the adjacent lot. This lot was reportedly
purchased for expansion potential. The deed indicates 8.27 acres total
area after lot line adjustment. 2011 Route 108 traffic count— 23,000
vpd.

/ S i Y 1at2 &
, LOT 13~
dgf\mgN?%/gg%N;cgﬁ ;i*- ;gﬂ ?ﬁwmgﬂirt &Ygﬁ&iﬁ ue ;‘
STRATHAM, NH {3885 ‘|
ROR.D. BODK 4902, PAGE 2302 i
REF PLAN #3 \
P [ArEa AT h%h%&; i
87,120 s fi & :
2.000 acres TAX MAR 1, LOT 1311 i
(TG BE CONVEYED:TO: i L TE onal )
MERGED WTH LOT 13-11} = 69 ioyg;suo;i{%;ggsﬁug Wé
W ST NE YoeR REF PLAN #3 ,--w*"";? o
9’
SUBDIVISION PLAN
L()'l‘ LINE REVISION PLAN
Site Sketch: W DE}UGLAS SCAMMAN JR
15-58 22

Contributory Value of the Release of a Deed Restriction Prohibiting Development
On 1.3+ acres of a 9 91+ Acre Parcel on the South Side of Exeter Read (Reute 27), Hampton, NH
Owned by Seacoast Crossroads Realty Company, LLC



Location/Address:
Grantor > Grantee:
Sale Price / Date:
Registry Reference:
Site Area:

Unit Value:
Frontage:
Available Utilities:
Zoning / Map Ref:

Conf. Source / By:

Summary of Commercial Land Sale 4;
109 Towle Farm Road, Hampton, NH

Gregory & Jennifer Sancoff > Malt Road Realty, LLC
$295,000 / April 9, 2015

RCRD Book 5607 Page 2718

3.0 Acres

$98,333 per acre

694.14 on Towle Farm Road

Municipal water & sewer, electricity, telephone and cable
Industrial / Map 122 Lot 1-1

Broker, Real Data, plan D-35574 / L. Davies via J. Fahey
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H & B Use at Sale: Commercial/industrial development

Comments: This site was purchased by the owner of the abutting lot, the location of
the recently opened Smuttynose Brewery. About 2.25 acres is
considered usable due to wetlands on the western portion of the site.
The property was purchased for future expansion. There were
conceptual plans for a 17,000 SF industrial building with 90 parking
spaces.

Site Sketch:
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Sales Location Map
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Commercial Land Sales Analysis — As Is

Commercial/industrial sites are typically marketed and sold on a per acre basis. As a result,
the subject property and the comparable sales are analyzed on a price per acre basis. The
comparable sales were selected based on their suitability for developments with a highest and
best use similar to that of the subject. Fach of the sales are compared to the subject site and
adjusted for the following factors: property rights, financing terms, buyer/seller motivation,
expenditures immediately after sale, date of sale, location, zoning, available utilities, physical
characteristics and site size.

The analysis includes percent adjustments, reflecting the market reaction to those items of
significant variation between the subject site and comparable properties. If a significant item
at 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 site; il a significant
item in the comparable property is inferior to, or less favorable than the subject site, a
positive (+) adjustment is made therefore, increasing the indicated value for the subject site.

Property Rights Conveyed
Since the fee simple interest of the subject site is being valued and all of the comparable
transactions involved fee simple interest, no adjustments were made to any of the sales.

Financing
This factor takes into consideration unusual financing terms of a sale that would influence the
transaction price, such as the interest rate, down payment, or the term of the note and/or
amortization period. All of the comparable sales had terms of cash to the seller or
conventional financing with the exception of Sale 4, which included some seller financing
but not to an extent that appears to have influenced the sale price. Therefore, adjustments for
financing were not necessary.

Motivation
Comparable Land Sale 1 involved an assemblage of two lots and the location close (o
downtown Exeter was very important to this particular user. These two factors constitute
greater than typical motivation on the part of the buyer that appears to have had an upward
influence on the sale price. A negative 10% adjustment is applied to Sale 1 for buyer
motivation.

Sales 3 and 4 were purchased by the owners of abutting properties. Sale 3 was purchased by
AutoFair Realty, the same party that had purchased and developed the adjacent site five
months earlier. The adjacent parcel was developed with a new 27,900 SF Nissan dealership.
The broker reported that AutoFair purchased this parcel for expansion potential at some
future date. As an abutter already invested in the location, the buyer had greater than typical
motivation to purchase this particular site, which had been on the market for over 3 years at
an asking price of $1,950,000. A negative 10% adjustment has been applied to Sale 3 for
greater than typical buyer motivation. Sale 4 was also purchased by an abutter. Unlike Sale
3, this property is in a much lower demand location and had also been on the market for over
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three years. The listing broker reported that it is unlikely that the abutter felt compelled to
pay an above market price for this parcel as they did not choose to purchase it until a
significant price drop had taken effect. As a result, Sale 4 was not adjusted for atypical
buyer/seller motivation.

Expenditures Immediately After Sule
It is necessary to adjust for costs the buyer realizes right after the purchase which make the
comparable more similar to the property under analysis. An example would be the cost of
demolishing undesirable improvements to make a site ready for development. Sale I was
adjusted up by $10,000, the estimated cost of demolishing the house on one of the assembled
lots.

Date of Sale
The sales presented occurred between March 2012 and April 2015. There has not been
sufficient commercial/industrial land sales activity locally to establish a broad trend.
Analysis of the most recent sales of sites comparable to the subject indicates some increased
demand, but no clear trend regarding prices, which appear to be roughly stable. Due to the
lack of a clear trend, the sales have not been adjusted for changes in market conditions. All
further adjustments to the sales will be based on the adjusted price.

Location
Location is an important factor affecting property values. The subject property has a location
influenced by excellent access and good exposure to Routes 101 and 27 but is not in an area
densely developed with visible supporting commercial development at this time. The
comparable sales were selected for their similar locational characteristics, with the exception
of Sale 4, which is the most recent sale purchased for commercial development from within
the subject neighborhood, but has significantly inferior access and visibility. Sales 2 and 3
are in locations that could support similar commercial uses to the subject site and benefit
from various locational characteristics that are considered roughly equivalent to the subject
location. Sale 4 is paired with Sales 2 and 3, as they are considered most similar to the
subject and a very large adjustment for focation is indicated. Based on the appraiset’s
judgment, the adjustment has been tempered to a more reasonable 50% upward adjustment.

Sale 1 is in a location that is very beneficial to that particular user but would not be
considered as attractive as the subject’s location by the larger commercial market due to the
nature and quality of some of the surrounding uses, as well as inferior highway access. This
Sale has been adjusted up by 10% for its slightly inferior location.

Zoning
The subject property is located in the Industrial District, where permitted uses include a fairly
broad range of commercial and industrial uses. Each of the comparable sales is located in a
zoning district where the permitted uses overlap those permitted uses in the subject’s district.
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Utilities
The subject site and Sales 1, 2 and 4 all benefit from access to municipal water and sewer,
while Sale 3 requires on-site well and septic systems. The cost associated with the
installation of these systems as well as the site limitations they impose require an adjustment
to this Sale. An upward adjustment of 10% has been applied to Sale 3 based on the typical
costs for these systems versus the cost of tying into municipal systems and the additional site
area required.

Physical Characteristics
The subject site consists of a gently rolling site with some wetlands in three locations on the
site. Sales 1, 2 and 3 do not include significant wetlands and are slightly superior in physical
characteristics. These sales have been adjusted down between 10% and 15% for their slightly
superior physical characteristics. Sale 4 has 25% wetlands on the western end of the site, and
a slightly more challenging terrain than the subject site. An upward adjustment of 10% has
been made to account for these slightly inferior site characteristics.

Site Size
For the purposes of this portion of the analysis, the subject’s buildable area is evaluated and it
does not include the 1.3+ acre restricted area. The remaining 8.61+ acre buildable area is
roughly equivalent to the 8.27 acre site size for Sale 3, requiring no adjustment. The
remaining sales are smaller, to varying degrees, and are adjusted down between 10% and
25% for the inverse relationship between site size and price per acre.

The sales comparison grid on the next page illustrates the comparable sales and outlines the
application of the adjustments
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Commercial Land Sale 1

Commercial Land Sale 2

Commercial Land Sale 3
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item Subjec Poperty Commerciai Land Sale 4
. 298 Exeter Road 64-74 Epping Road 355 Lafayette Road 41 Partsmeuth Avenue
Location Route 27 Route 27 US Route 1 Routes 108/33 109 ?“:;?n‘:?;? Road
Hampton Exeter Rye Stratham 4
Effective Sales Price Estimate $1,200,000 $295,000
Price Per Acre $206,186 i $98,333
Data Source Public Records/Broker/Lender Public Records/Buyer Public records/Broker/Buyer's rep Public Records/Broker
Financing Conventional None None Some seller
Motivation Assembiage -10% Army's-lengih Abutter purchase -10%] Abutier purchase
Expenditures Immediately
After Sale Demeoliion $10,000
Datoe of Sale 121202014 3/36/2012 41912012 4/9/2015
& Market Conditions Adj.
Adjusted Price $532,000 $1,200,000 $1,440,000 $265,000
Total Site Area (Acres) 9.91/8.61 buildable 2.42 5.82 8.27 3.00
Adjusted Price Per Acre $219,835 $206,186 $174,123 $98,333
Location Good Shghtly Inferior +10% Equivalent Equivalent Inferior +50%
Highway Gateway
Zoning industrial Commercial Commercial Commercial Industrial
Mun, Water & Mun. Water & Mun. Waler & Well & Septic Mur. Water &
LHilities Sewer Sewer Sewer required +10% Sewer
Physical Characteristics Rofling-some wet $l. Superior ~-15% 81, Superior -15% Si Superior -10% Rolling-25% wet +10%
Site Size 8.61 Smalier -25% Sk Smaller ~10% Similar Smaller -25%
Net Adjustments -30% 25% +0% +35%
Indicated Price per Acre $153,884 $154,639 $174,123 $132,750
Low Mean High
$132,750 $153,84¢ $174,123
28



Reconciliation — Buildable portion of “As Is” Scenario

In this analysis, the indicated values range from $132,750 to $174,123 per acre with a mean
of $153,849. The sales used in the analysis are considered to be reliable indicators of value
for the buildable area of the subject site, although less weight is placed on Sale 4 due to the
low visibility and accessibility of the location. Sale 2 was purchased for development of an
assisted Iiving facility, which is the proposed use for the subject site. Sale 2 is given the most
weight, closely supported by the mean, Based on the preceding research and analysis, it is
concluded that the buildable portion of the subject site warrants a value opinion via the sales
comparison approach of $155,000 per acre, as follows:

$155,000 per acre X 8.61+% acres = $1,334,550
Rounded = $1,335,060

Restricted portion of “As Is” Scenario

The restricted area in the “As Is” scenario is considered to add value to the subject site
despite the restriction against development in that area. The restricted arca can be used to
satisfy setback and open space requirements, for lawn and garden areas or as a buffer from
the road, should that be beneficial to a particular use. Research was conducted to find a
similar situation in order to derive an indication of the value of the subject’s restricted area.

After an exhaustive search for comparable transactions in the southern tier of New
Hampshire, two sales of commercial or industrial property located in developed areas and
determined to be “unbuildable” were selected for use in this analysis. These sales are
detailed on the following pages.
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Summary of Unbuildable Land Sale 1:
Location/Address: 23 Star Drive, Merrimack, NH

Grantor > Grantee: Kalika, LLC > Public Service Company of NH
Sale Price / Date:  $100,000/ 8/20/2012
Registry Reference: HCRD Book 8481 Page 2437

Site Area: 1.0 Acre

Unit Value: $100,000 per acre

Frontage: None, Access to Star Drive via a gravel access road over a rail line
Crossing

Available Utilities: Municipal water & sewer, electricity, telephone, cable

Zoning: Industrial
Map/Lot: Boundary line adjustment from 3D-1/4-1 to 3D-1/5
Conf. Source / By: Public Records, Plan 37457, Grantor / L. Davies

H & B Use at Sale: Utilities, access and buffer

Comments: This area is located past the end of the existing Star Drive, across a rail
line crossing. Much of the area was covered by an existing access and
utility easement in favor of the Grantee. Reportedly the Grantee needed
the area for a buffer for their new electric substation and purchased this
area subject to a restriction against construction.

T TR AR MERT A
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Site Sketch:
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Summary of Unbuildable Land Sale 2:
Location/Address:  Quincy Street, Nashua, NH

Grantor > Grantee: Downtown Collision Centers of NE > Posey Investments, LLC
Sale Price / Date:  $25,000/ June 2, 2009
Registry Reference: HRCRD Book 8096 Page 1749

Site Area: 0.23 Acre
Unit Value: $108,696 per acre
Frontage: 22.49° on Quincy St., 22.49° on Mason St.

Available Utilities: Municipal water & sewer, electricity, telephone and cable
Zoning / Map Ref: Mixed Use / Map 35 Lot 93

Conf. Source / By: Public Records, Mosaic, Plan D-32362 / L Davies

H & B Use at Sale: Commercial development

Comments: Purchased for the redevelopment of a retail strip anchored by a Family
Dollar store. The area purchased was formerly part of a rail line,
purchased by an abutter to facilitate a retail development. The area was
too narrow to allow for any building as a stand-alone lot.

Site Sketch:
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The above sales represent abutters purchasing additional contiguous area that is restricted
from being built upon, either by a deed restriction, as in Sale U1, or due to the configuration
of the area and required setbacks, as represented by Sale U2. Both sales are located in
developed areas and allowed the buyer to accomplish something more on their existing site
by adding the purchased area, despite its limitations. In these ways these comparable sales
are similar to the subject restricted area. The sales indicate a value range of $100,000 to
$108,696 per acre for the subject’s restricted area. These situations are considered to be
relatively analogous to the subject’s restricted area, despite differences in location and use.

Based on the preceding research and analysis, it is concluded that the restricted portion of the
subject site warrants a value opinion via the sales comparison approach of $100,000 per acre,
as follows: -

$100,000 per acre X 1.3% acres = $130,000

The total of the two value opinions calculated above represents the reconciled value of the
subject site in the “As Is” scenario, as follows:

. $1,335,060 + $130,000 = $1,465,000

“As Proposed”Valuation

In the hypothetical “As Proposed” scenario, the subject site would consist of 9.91+ acres of
land with relatively good utility, as reflected in the commercial land portion of the “As Is”
analysis.

Based on the foregoing, the unit value conclusion for the “As Proposed” scenario is the same
as in the “As Is” scenario and the unit value would apply to the entire site area. Therefore,
the indicated site value of the fee simple interest in the “As Proposed” scenario is calculated
as follows:

$155,000 per acre X 9.91% acres = $1,536,050
Rounded = $1,535,000

Conclusion and Final Value Estimates

Based on an analysis of the best available comparable sales and other factors affecting the
value of the subject parcel, the estimated contributory value of the release of the deed
restriction as of July 13, 20135 is:

“As Proposed” Valuation ' $1,535,000
“As Is” Valuation -8$1.465.0G0
Contributory Value of the Release of the Deed Restriction $76,000
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Appraisal Certification

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

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

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

1 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 not appraised nor performed any valuation service for the subject property in
the past three yeats.

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, and this report has been
prepared in conformity with the requirements of the Uniform Appraisal Standards for
Federal Land Acquisitions, the Uniform Standards of Professional Appraisal
Practice, New Hampshire Department of Transportation Right-of-way Manual, Code
of Professional Ethics and the Standards of Professional Practice of the Appraisal
Institute and American Society of Appraisers.

I have made a personal on-site inspection of the property that is the subject of this
report,

No one provided significant real property appraisal assistance to me.

August 13, 2015

Laura J. Davies, NHCG #529 Date
Appraisal Supervisor
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Appraiser Qualifications
LAURA J. DAVIES

Certified General Appraiser No. NHCG-529
Backeround Summary

Over 29 years experience in commercial/industrial real estate and 27 years experience in the appraisal industry,
valuing ali property types and interests ranging from unimproved fand, subdivisions, commercial, residential,
industrial, conservation easements, eminent domain and special-purpose properties for a wide variety of clients
including federal, state and municipal governments, universities, lending institutions, major corporations, law
firms, developers, investors and non-profit organizations,

I have completed in depth market studies for residential and office projects and impact studies on
telecommunication towers, quarries and environmental issues. My appraisals have been widely used for estate
planning, charitable contributions, financing, litigation, corporate planning, eminent domain proceedings, etc.

Education

University of Massachusetts, Amherst, MA - B.S. School of Management/Finance
University of Copenhagen, Copenhagen, Denmark - Internationat Business Program
The Appraisal Institute

Course 1A-1: Real Estate Appraisal Principles

Course 1A-2; Basic Valvation Procedures

Course 183-A: Capitalization Theory & Techniques, Part A
Course 1B-B: Capitalization Theory & Techniques, Part B
Course SPP: Standards of Professional Practice, Parts A & B

Appraising Environmentally Contaminated Properties
Condemnation Appraising: Basic Principles & Applications
Valuation of Conservation Easements
Appraisal Curriculum Overview
Online Analyzing Operating Expenses
Online Small Hotel/Motel Valuation
Online Internet Search Strategies for Real Estate Appraisers
Oniine Detrimental Conditions in Real Estate

National Association of Realtors

Course 101: Real Estate Investment and Taxation
Course 102 Real Estate Development
Course 103: Federal Taxation and Real Estate Planning

Massachusetts Board of Real Bstate Appraisers — Standards of Professional Practice
- Attacking & Defending an Appraisal in Litigation
International Right of Way Association — Course 431, Problems in the Valuation of Partial Acquisitions
JMB Real Estate Academy — Advanced Income Property Appraisal
The Beckman Company - The Technical Inspection of Real Estate
LeMay School of Real Estate — Federat Land Acquisition Appraising
Beyond Paired Sales
Estimating Property Damage
Appraisal University — Practical Application of the Cost Approach
Bureau of Education & Training, State of NB — Certified Public Supervisor Program
Certified Public Manager Program — On-going
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Qualified Expert Witness

New Hampshire Superior Court
New Hampshire Board of Land and Tax Appeals
United States Bankruptcy Court, Boston, MA and Portland, ME

Professional Experience

2012 to Present Appraisal Supervisor, New Hampshire Department of Transportation,
Bureau of Right of Way, Concord, NH

2011 t0 2012: Commercial Appraiser, Shuka Associates Inc., Beverly, MA

2011 to 2012: Due Diligence Consultant, Boston Capital, Boston, MA

2010 -2011: Real Estate Analyst, Bayview Loan Servicing, Coral (Gables, FL

1988 - 2010: Commercial Appraiser, Crafts Appraisal Associates, Ltd., Bedford, NH

1987 - 1988: Appraiser, Cassell Appraisal Services, Hampton, NH

1985 - 1987: Commercial Real Estate Salesperson

Finlay Commercial Real Estate, Lowell & Newburyport, MA

Professional Affiliations

Certified General Real Estate Appraiser — New Hampshire
Licensed Real Estate Salesperson — Massachusetts 1985-1986
Vice-Chair ~ Exeter, NH Zoning Board of Adjustment
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STATE OF NEW HAMPSHIRE ~ -eF 15037

INTER-DEPARTMENT COMMUNICATION

FROM: Charles R, Schmidt, PE v DATE: October 27, 2015
Administrator
AT: Dept of Transportation
Bureau of Right-of-Way
SUBJECT; Sale of State Owned Land in Exeter

RSA 4:39-¢c

TO: Representative Gene Chandler, Chairman
l.ong Range Capital Planning and Utilization Committee

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:38-c, requests authorization to sell a
portion of the NH Route 88 Limited Access Right of Way consisting of 2.1 +/- acres located on the
northeasterly corner of NH Route 88 and NH Route 27 in the Town of Exeter directly to the San Juan
Realty Trust for $111,100.00 which includes a $1,100.60 Administrative Fee, subject to the conditions
as specified in this request.

EXPLANATION

The Department of Transportation has received a request from the abutter, San Juan Realty
Trust, for the opportunity to acquire a 2.1 +/- ac portion of State owned land NH Route 88 Limited
Access Right of Way located on the northeasterly corner of NH Route 88 and NH Route 27 in the Town
of Exeter.

A prominent law firm that is located in the Town of Exeter has lost its lease in its existing
location and needs to move to a naw location. The Town of Exeter, in working with this faw firm has
determined that the location of this State land parcel, incorporated into the abutting parcel, will make a
suitable site for the new location of this law firm,

The parcel consists of approximately 2.1 +/- acres and is a portion of the Limited Access Right-
of-Way acquired in 1859 for the construction of NH Route 88 through this area.

In 1998, this portion of NH Route 88 was reclassified as a Class V highway where the highway
maintenance responsibility is by the Town of Exeter while the fee ownership of this highway is still with
the State of New Hampshire. The Town of Exeter is supportive of this sale.

The area that the Town of Exeter has determined as surplus to their maintenance needs of NH
Route 88 is depicted on the attached plan. The Town proposes to retain fifty (50) feet from the NH
Route 88 Center Line and seventy-five (75) feet from the NH Route 27 Center Line.
Conditions of this sale would include:
= No access wiil be granted from this parcel to NH Route 88 or NH Route 27.
= The purchaser of this parcel would at 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
wiil use this plan to prepare deeds for the sale of this parcel.

This request has been reviewed by this Department and it has been determined that this parcel
is surpius to our operational needs and interest.

TAPROPMNGT2015\Long Range\2.1 acres Exeter 1027.doc



A staff appraiser from this Department completed an appraisal report for the subject property on
behalf of the Department for the purpose of establishing a contributory value for this parcel. The
appraiser used four (4) sales in Exeter and surrounding towns as comparables. Based upon the
analysis and adjustments of those sales, it was felt that a reasonable contributory value for the subject
as of September 1, 2015 to be $110,000.00.

.The highest and best use of the subject is to the abutter. The Department proposes to offer the
sale of this parcel San Juan Reaity Trust for $111,100.00, which includes an Administrative Fee of
$1,100.00.

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

CRS/PIM]
Attachments
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FROM: Laura J. Davies, NHCG #: 529  DATE: October 1, 2015

Staff’ Appraiser

TO: Phillip J. Miles AT: NHDOT - Bureau of Right-of-Way
Chief of Property Management Concord Office

THROUGH: Stephen Bernard
Chief Appraiser

SUBJECT: Surplus Property Value Estimate of a 2.1+ Acre Area
Located at the northwest corner of High Street (Route 27) and Holland Way
(Route 88), Exeter, NH
Project: Surplus Property Area Currently in Limited Access Right-of-Way
Stratham - Exeter FAS-220(1) P-3381

Property Owner: State of New Hampshire

APPRAISAL PROBLEM: This memo constitutes an appraisal report for 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 contributory value of the fee simple interest in
the 2.1% acre area currently included in the Limited Access Right-of-Way located at the
northwest corner of High Street (Route 27) and Holland Way (Route 88) in Exeter, NH and
shown on the sketch that follows. Since the property is currently part of the Limited Access
Right-of-Way, it is not identified by the Town Assessor as a fot of record but is located
adjacent to Lots 101 and 102 on Tax Map 70. The subject is valued based on its contribution
to the value of one of these abutting sites, a 5.5324 acre parcel identified as Lot 101 or 204
High Street, reportedly approved for a 27,600 square foot office building located in Exeter’s
PP-Professional/Technology Park District. The effective date of value is September 1, 2013,

The appraised property consists of an irregularly shaped 2.1+ acre area with 574 feet of
frontage on Holland Way (Route 88), 262+ feet of frontage on Route 27 and 62+ feet of
frontage on the private road known as Tyco Park. As part of this proposed conveyance, no
access will be granted from this parcel to NH Route 88 or NH Route 27. Access would be
through the abutting parcel via the private road and a mutual parking and access easement
with the abutting Lot 102, The area is unimproved and includes three areas of wetlands
interspersed throughout, according to an Existing Conditions Plan prepared by Beals
Associates, PLLC and dated June 2015. The parcel is being valued for a potential sale to the
abutting property owner to the west. Electricity, telephone, cable TV, municipal water and
sewer are available at the street.

The attached report summarizes the basis of the value conclusions and provides definitions to
specific terms. It also defines the Limiting Conditions, Hypothetical Conditions or
Extraordinary Assumptions on which this valuation is based. Based on the data collected and
analyzed, in my opinion the contributory value of the fee simple interest of the property as of
September 1, 2015 is:

$110,000

File #15-67, Surplus Property Valuation
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PHOTOGRAPHS OF THE SUBJECT PROPERTY

Taken September 1, 2015 by Laura Davies

View of Subject from Route 88 Looking Southeast Toward Route 27 Frontage.

View of the Subject from Corner of Routes 27 and 88.

File #15-67, Surpius Property Valuation
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PHOTOGRAPHS OF THE SUBJECT PROPERTY

Taken September 1, 2015 by Laura Davies

View along High Street (Route 27) Frontage, Subject at Right

Viéw Along Hampton Road (Route 27) Facing East, Taken From the Subject Property.
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PHOTOGRAPHS OF THE SUBJECT PROPERTY

Taken September 1, 2015 by Laura Davies

View of Private Road Known as Tyco Park That Will Serve as Access for the Subject

File #15-67, Surplus Property Valuation
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PHOTOGRAPHS OF THE SUBJECT PROPERTY

Taken September 1, 2015 by Laura Davies

Interior view of Abutting Lot101’s Approved Building Site Area, Looking South.

File #15-67, Surplus Property Valuation
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GENERAL ASSUMPTIONS

For this report | have assumed:

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

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

The parcel areas given to me have been properly calculated.

Broker and assessor information are reliable and correct.

Information from all sources is reliable and correct unless otherwise stated.

There are no hidden or unapparent conditions on the property or in the subsoil,
inctuding hazardous waste or ground water contamination, which would render the
property more or less valuable.

This summary appraisal report values only the real estate.

EXTRAORDINARY ASSUMPTIONS

This analysis is based on the assumption that the following restriction will apply to the
subject area: 1)*No access will be allowed to Route 27or Route 88 directly from this parcel.”
2) The parcel will be offered solely to the abutters for purchase.

HYPOTHETICAL CONDITION

This analysis includes an “As If Assembled” valuation based on a hypothetical scenario
where the abuiting property is assembled with the subject property in order to arrive at the
contributory value for the subject.

GENERAL 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. I have not performed a survey of the subject property or any of the
comparable 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 a copy) does not carry with it the right of publication.
Furthermore, 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.

File#15-67, Surplus Property Valuation
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e 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 contributory value of the owner’s marketable
rights and interest in the subject property, as of the effective date of the appraisal, by
employing an “Appraisal Report” in conformity with the New Hampshire Department of
Transportation Right-of-Way Manual, Uniform Appraisal Standards for Federal Land
Acquisitions (UASFLA) (a/k/a Yellow Book), and Uniform Standards of Professional
Appraisal Practice (USPAP).

CONTRIBUTORY VALUE

As referred to herein, the term Contributory Value is defined by The Dictionary of Real
Estate Appraisal, fifth edition, (The Appraisal Institute, 2010) as follows:

The change in value of a property as a whole, whether positive or negative, resulting from the addition
or deletion of a property component.

PROPERTY RIGHTS APPRAISED

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

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

DATE OF INSPECTION

September 1, 2015.

EFFECTIVE DATE OF VALUE

September 1, 2015.

DATE gF REPORT

October 1, 20135,

INTENDED USE
The intended use of this report is to assist the client—the New Hampshire Department of
Transportation, Burcaun of Right of Way, and its officials, employees and agents in providing
a reasonable and supportable contributory value estimate of the real estate for possible
disposition.

INTENDED USER

The reader should clearly understand that the use of this report is intended to be for the
exclusive use of the New Hampshire Department of Transportation.

File #15-67, Surplus Property Valuation
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SCOPE OF WORK

The scope of work identifies the type and extent of research and analyses in an assignment.
My investigations and research included an on-site inspection and photographing of the
subject property on September 1, 2015, I examined Town and County property records
including assessment data and taxes, zoning regulations, recorded and provided site plans,
recorded easements, the availability of public utilities, access, approvals, and traffic counts, |
researched the type and intensity of neighboring uses and reviewed information from the files
of the New Hampshire Department of Transportation.

1 formed an opinion of the highest and best use of the subject and then the abutting parcel
based on legal, physical, and neighborhood land use characteristics as well as the proposed
restriction against access to Routes 27 and 88 from the subject area. [ compiled comparable
land sales data for the abutting property in both the “as is” and the “as if assembled”
scenarios, verified and analyzed the data, estimated the value of the abutting property, and
prepared this before and after summary appraisal report in compliance with USPAP 2-2(a) to
convey my findings, the market data, and the analyses.

Property data was collected and compiled from several sources, including the Towns of
Exeter, Windham and Dover, Rockingham and Strafford County Registries of Deeds,
Northern New England Real Estate Network (MLS), Real Data, the internal NHDOT
comparable sales database and local rea} estate professionals.

PROPERTY IDENTIFICATION

The surplus property is identified as a 2.1 acre area located on the northwest corner of High
Street (Route 27) and Holland Way (Route 88), Exeter, Rockingham County that is owned by
the State of New Hampshire. It is not a parcel of record as it is currently included in the
Limited Access Right-of-Way for Routes 27 and 88. It is further identified in red on the
sketch that follows.

Fite#15-67, Surplus Property Valuation
2.1% Acre Parcel on the Northwest corner of Route 27 & Roule 88, Exeter, NH
Owned by State of New Hampshire



SUBJECT AREA SKETCH/AERIAL VIEW

File #15-67, Surplus Property Valuation
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LISTING, TRANSFER, AND OWNERSHIP HISTORY

The State of New Hampshire currently owns the subject property. The State acquired the
property by the Commissioners’ Return of Highway Layout recorded on May 135, 1959 at the
Rockingham County Registry of Deeds in Book 1504 Page 424 in conjunction with the
Stratham — Exeter FA S220(1) P-3381 Project.

The subject property is not currently offered for sale, has not been listed for sale in the past
12 months and to my knowledge the property is not under contract or option. The abutting
property owner is reportedly interested in purchasing the subject property to accommodate a
proposed office development with an anchor tenant in mind.

The abutting property, Lot 101, sold on May 22, 2014 for §325,000. It was purchased by the
owner of the abutting Lot 102, a 3.89 acre lot developed with a 14,000+ square foot office
building built in 1986. The transaction was recorded in the Rockingham County Registry of
Deeds in Book 5532 Page 1851. Exeter Corporate Park Development, LLC was the grantor
and San Juan Realty Trust of NH was the grantee. Lots 101 and 102 both have access from
the private road known as Tyco Park only, and are both subject to a mutual easement for
access and parking. The subject would be offered solely to the abutter for purchase and as
part of this potential conveyance, no access will be granted to NH Route 27 or Route 88.

PRESENT USE

The subject area remains undeveloped but is a part of the Limited Access Right-of-Way
associated with State Routes 27 and 88.

REAL BESTATE TAX DATA

The subject area is owned by the State of New Hampshire and is not currently a lot of record.
For this reason, there is no assessment information regarding the subject property. The
abutting property that is proposed to be assembled with the subject area is identified on Tax
Map 70 as Lot 101. Lot 101°s real estate tax data is reported below.

Property Assessment

~Map 70, Lot 101 $322,00

Real Estate Tax

$322,000 | 06 $3,657.22

Comments

The State of New Hampshire, Department of Revenue currently estimates that assessed
values in the Town reflect approximately 94.8% of true market value resulting in an effective

File #15-67, Surplus Property Valuation 11
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tax rate of 2.47% of market value and an equalized assessed value of $339,662. Assessment
for ad valorem taxation is based on broad base techniques heavily weighted to residential
properties and is not considered an accurate reflection of market value as defined in this
report.

AREA/NEIGHBORHOOD DESCRIPTION

Much of the State's population and business activity is located in southern New Hampshire as
contrasted with the more northern and western areas of the state, which are oriented toward
farming, tourism and recreational uses. Consequently, business activity, real estate values and
other economic factors are somewhat homogeneous within the southern portion of the state.

Exeter was one of the four
original towns established in New
Hampshire and its riverside
location made it a center for
shipbuilding and trading. Exeter
is located in the east central
section of Rockingham County. It
is approximately 8 miles north of
the Massachusetts state border
and 40+ miles north of Boston.
Abutting communities include
Newtields to the north,
Brentwood and Epping to the
west, Stratham, Hampton and
North Hampton to the east and East Kingston, Kensington and Hampton Falls to the south.

Exeter enjoys good highway access via Route 101, the State’s primary cast — west route, as
well as Routes 27, 111, 108, 88 and 85. Interstate 95 lies just east of Exeter, providing access
to Portsmouth, NH and Portland ME to the north and Boston, MA to the south,

New Hampshire has continually ranked as having one of the lowest unemployment rates in
the country. Unemployment rates rose during the great recession, but they began declining in
2010 and have continued to drop during the past year. The most recent statistics available
from NH Department of Labor report unemployment rates in July 2015 were: 3.4% in the
Town of Exeter; 3.8% in Rockingham County; 3.7% in New Hampshire; 4.7% in New
England and 5.3% in the United States.

Exeter’s 2013 population was 14,387, the 19™ largest among the State’s incorporated cities
and towns. Exeter’s population density is 728.1 persons per square mile of land area. The
town includes 6,449 total housing units, about half of which are single-family homes and
one fourth of which are in structures of five units or more. The largest employer in the
community is Exeter Hospital, with 900 employees, followed by Phillips Exeter Academy
with 520 employees. The Hospital has numerous facilities in the Seacoast that house the
various affiliated medical practices known as Core Physicians. The subject neighborhood is
located east of the Hospital along Helland Way (Route 88) and Hampton Road (Route 27) in
12
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the Neighborhood Professional and Professional/Technology Park Districts. The
predominant use in the neighborhood is office, with several Core Physicians locations acting
as anchors in the neighborhood as well as more corporate type offices along Holland Way.
Other uses in the neighborhood include a large garden center, a few remaining residences,
two nursing home facilities, a preschool/daycare, a municipal recreation center, other medical
and professional offices and some undeveloped land. A large multi-family development is
currently under construction on the former concrete plant site.

In summary, Exeter is a well-established Seacoast community with good access to the smaller
surrounding communities as well as the regional highway system. It has a more diverse
employment base than many nearby towns. The subject neighborhood also enjoys good
accessibility. The neighborhood has a substantial concentration of office uses for a
community of its size, as well as other commercial uses. The neighborhood has been
experiencing a trend of growth for the past 15 years and the remaining undeveloped land will
likely be developed with similar uses at some future date.

AREA Map

File #15-67, Surplus Property Valuation 13
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NEIGHBORHOOD MAP

ZONING

The property is located in Exeter’s PP- Professional/Technology Park District. Permitted
principal uses include: business, professional and medical offices. Child daycare and
customary accessory uses incidental to permitted principal uses are permitted as accessory
uses, 15% of the gross floor area may be used for retail services. Uses permitted by special
exception include: laboratories, research and development uses, prototype production,
essential services and heliports.

Minimum lot size: 2 Acres
Minimum ot width: 200 feet
depth: 200 feet

Setbacks:

Front 75 feet

Side 30 feet

Rear 30 feet
Maximum height: 50 feet
Maximum building coverage: 20%
Minimum open space: 35%

14
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The subiject area appears to comply with the minimum lot size, but due to the irregular shape,
may have difficulty conforming to the width or depth requirements of the district. The area
‘would likely not be able to support a building of any size as a stand-alone lot due to the
setback requirements, the presence of wetlands and a lack of access. The area is unimproved.
Any new uses the parcel may be put to would have to comply with the above stated permitted
uses or obtain a special exception or variance from the Zoning Board of Adjustment.

ZONING MY

PROPERTY DESCRIPYION - SUBJECT

The appraised property consists of an irregularly shaped 2.1+ acre area located on the
northwest corner of the intersection of High Street (Route 27) and Holland Way (Route 88).
It has 574 fect of frontage on Holland Way (Route 88), 262+ feet of frontage on Route 27
and 62+ feet of frontage on the private road known as Tyco Park. The area is currently part
of the Limited Access Right-of-Way associated with these State Routes. No access will be
granted from this parcel to NH Route 88 or NH Route 27. Proposed access would be through
the abuiting parcel via the private road and a mutual parking and access easement with the
abutting Lot 102,

The subject area is unimproved and includes three areas of wetlands interspersed throughout,
according to an Existing Conditions Plan prepared by Beals Associates, PLLC and dated June

15
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2015. The area is covered by a combination of woods, brush and wetlands vegetation.
Electricity, telephone, cable TV, municipal water and sewer are available at the street.

Soils are primarily Woodbridge fine sandy loam, 0% to 8% slopes, very stony.

PROPERTY DESCRIPTION - ABUTTING PROPERTY

The abutting property consists of 5.532 acres according to plan D36292 entitled Easement
Plan, Proposed Office Building, Holland Way, dated April 16, 2007. This property is one of
two abutters to the subject area. The site is mostly level in the dry areas and dips down below
grade in the wet areas, The site has 317.4% feet of road frontage on Route 27 and 301,88+
feet of frontage on the Limited Access Right-of-Way associated with Holland Way.
Although this technically makes it a corner lot, from a visibility standpoint, this does not
appear to be the case. The subject area is heavily vegetated and shields the abutting site from
any visibility from the corner and from Holland Way. The site was reportedly approved for a
27,600 square foot, two story office building to be located in the northwest corner of the site.
The soils in this part of the site are the most favorable for building but this area offers no
visibility. The irregularly shaped parcel includes about 50% wetlands through the center and
eastern portions of the site. A 25 foot wide sewer easement runs from the Route 27 frontage
through the eastern wetlands areas to the northern boundary. This site is serviced by
electricity, telephone, natural gas, municipal water and sewer.

SITE PLAN D-36292
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FLOOD/TAX MAP

Flood Zone A

Risk GNYIeH

EXPOSURE TIME

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

The abutting site would be a relatively attractive office development site due to its location,
and available utilities, but it lacks visibility from either road on which it fronts. The
proximity to Route 101, Exit 11 is a positive factor. The overall demand for office sites has
been very low for the last two decades, with a limited number of exceptions but some recent
transactions show that this is beginning to change. Nonetheless, the abutting site would have
an estimated exposure time of 1-2 years.

18
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HiguEST AND BEST USE

Highest and best use is that physically possible, legally permissible, financially feasible, and
maximally productive use that would result in the greatest net return. It must not be highly
speculative, nor predicated upon conditions anticipated in the too distant future.

Subject Area

Characteristics of the subject area that would affect physically possible uses are both
configuration and wetlands. The northern end of the area lacks sufficient depth to meet even
the front setback requirement, let alone the minimum depth requirement. It is possible, but
not certain, that the area could meet the minimum depth requirement if measured at 200 feet
north of the intersection of Routes 27 and 88. The wetlands interspersed throughout the
subject site pose an additional hurdle. Without additional engmecrmg/permlts, it is not clear
that the area could support a building improvement.

The subject area is not a lot of record and as such does not enjoy any grandfathered status,
The proposed area would be subject to the dimensional requirements for the
Professional/Technology Park District, as discussed above. The area would only be sold
under the condition that no access to the site’s road frontage on Routes 27 and 88 would
be granted. The restriction against access to Routes 27 and 88 and the lack of the existing
right to use the private road at its proposed northern boundary rules out all possibility of the
subject site as a stand-alone parcel. As such, the subject area does not represent a buildable
parcel on its own and its Highest and Best Use is for assemblage with one of the two lots that
abut it, both owned by the same entity.

Abutting Parcel — Lot 101

The abutting parcel consists of an irregularly shaped 5.532+ acre lot. The site is mostly level
in the dry areas and dips down below grade in the wet areas. The site has 317.4+ feet of road
frontage on Route 27 and 301.88+ feet of frontage on the Limited Access Right-of-Way
associated with Holland Way. Although this technically makes it a corner lot, from a
visibility standpoint, this does not appear to be the case. The subject area is heavily vegetated
and shields the abutting site from any visibility from the corner and from Holland Way. The
site was reportedly approved for a 27,600 square foot, two story office building to be located
in the northwest corner of the site. The soils in this part of the site are the most favorable for
building but this area offers no visibility. The irregularly shaped parcel includes about 50%
wetlands through the center and eastern portions of the site. The property is located in
Exeter’s PP Professional/Technology Park District. Permitted uses include: business,
professional and medical offices. All of the permitted uses are represented among the
existing uses in the immediate area and there appears to be some demand for more of these
property types in this location as abutting parcel’s owner is entertaining the possibility of a
-build to suit situation for a prospective tenant.

Based on surrounding properties and the reported existing approvals for this site, any of the
permitted uses are feasible. Therefore, the Highest and Best Use of the abutting site “As
Vacant” is concluded to be for office development.
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VALUATION

The three traditional approaches to value are the Income Approach, Sales Comparison
Approach, and Cost Approach. Since this assignment considers the contributory value of the
subject’s unimproved 2.1 acre area, the Sales Comparison Approach is the only applicable
method of valuation. The Cost Approach and Income Approach are not developed in this
appraisal.

SALES COMPARISON APPROACH

In the sales comparison approach, recent sales of similar properties are used in a comparative
analysis to establish the most probable value of the property being appraised. In this case, the
abutting office site is valued “as is” and “as if assembled” with the subject area in order to
arrive at a contributory value for the subject area to the abutting parcel. Sales of sites suitable
for the development of an office building, similar to the abutting site, were researched for use
in this analysis. A sufficient number of available commercial land transactions were found to
develop this approach. Of that data the four most similar sales were used in the analysis.

Each sale is detailed on the subsequent pages.
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Summary of Comparable Land Sale § (ABUTTING LOT 101):
Location/Address: 204 High Street (Route 27), Exeter, NH

Grantor > Grantee: Exeter Corporate Park Development, LLC > San Juan Realty Tr of NH

Sale Price / Date:  $325,000 / May 22, 2014
Financing: $225,000 Provident Bank
Registry Reference: RCRD Book 5532 Page 1851

Site Area: 5.532 Acres
Unit Value: $58,749 per acre
Frontage: 315.4° on High St(Route 27) and 301.88’ on Holland Way

Available Utilities: Municipal water & sewer, electricity, telephone and cable
Zoning / Map Ref:  Professional Technology Park / Map 70 Lot 101

Conf. Source / By: Grantor, Grantee, Real Data, easement plan D-36292 / L. Davies
H & B Use at Sale: Office development

Comments: This site has been offered for sale for several years and the asking price
was $600,000 as recently as one year before the sale. The parcel
reportedly includes active approvals for a 27,600 SF office building with
access through the abutting office site and mutual easements for access
and parking. The buyer is the owner of the abutting office building. He
reports waiting until the price dropped to an advantageous price and did
not have immediate development plans. No abutter premium was paid.
The site includes 50%+ wetlands with a sewer easement in the wet area.
2014 Holiand Way Traffic count ~ 4,755 vpd
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Location/Address:
Grantor > Grantee:

Sale Price / Date;

Financing:

Registry Reference:

Site Area:

Unit Value:
Frontage:
Available Utilities:
Zoning / Map Ref:
Conf. Source / By:
H & B Use at Sale:

Comments;

Site Sketch:

Summary of Comparable Land Sale 2:
183 Rockingham Road (Route 28), Windham, NH

West-Rock Endowment Association, Inc. > Murray Properties, LLC

$200,000 / December 15, 2011
None
RCRD Book 5271 Page 1480

3.75 Acres

$53,333 per acre gross, $61,333 including demolition

428+’ on Rockingham Road(Route 2)

Private well & septic required, electricity, telephone and cable
Commercial A District / Map 3 Lot B-625

Grantor, Grantee, Real Data, town officials / T, Hughes
Commercial development

This site was improved with a 10,000 SF commercial building in poor
condition. The building was demolished subsequent to the sale at a cost
of $30,000, resulting in an effective sale price of $230,000. The site has
a significant area that is below grade and significant wetlands, resulting
in 63% of the site being located in the Wetland and Watershed
..Protection District{ WWPD), where no improvements are allowed. An
existing variance permitted 6,300 of building in'the WWPD. After the
sale the buyer pursued many more variances and waivers that would not
be considered economically feasible by most market participants.
Traffic count is 10,8135 VPD.
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Summary of Comparable Land Sale 3:
Location/Address: 375 Sixth Street, Dover, NH

Grantor > Grantee: Weeden Family Revocable Trust > LDSJ Holdings, LLC
Sale Price / Date:  $220,000 / October 14, 2011

Financing: Conventional via Optima Bank & Granite State Econ. Development
Registry Ref: SCRD Book 3960 Page 969, Plan 102-68

Site Area: 5.01 acres

Unit Value: $43,912 per acre gross, $44,910 including demolition

Frontage: 550 on Sixth Street

Available Utilities: Municipal water and sewer, electricity, telephone and cable;
Zoning / Map Ref: B-4 District / Map D io’t 16 A

Conf. Source / By: Seller Agent, Buyer Agent, Public Records / K. Madden

H & B Use at Sale: Service/Office Development

Comments: This lot was subdivided from a 32 acre parcel. A conservation easement
was placed on the rear 2.04acres. Extensive wetlands further reduce the
lot’s utility, leaving 2+ acres buildable area at the front. The site was
developed with a 5,544 SF dental office. A large barn in poor condition
was razed at an estimated cost of $5,000. The lot has good highway
access and is near large office developments such as Liberty Mutual and
Measured Progress. 2014 traffic count 9,700, '
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Summary of Comparable L.and Sale 4:
Location/Address: 22 Roulston Road, Windham, NH

Grantor > Grantee: Stephen P. Lindholm > 22 Roulston Road, LLC

Sale Price / Date:  $625,000 / November 2, 2011
Financing: None
Registry Reference: RCRD Book 5260 Page 2673

Site Area: 7.12 Acres
Unit Value: $87,781 per acre gross, $89,185 including demolition
Frontage:  808.5+" on Lamson and Roulston Roads

Available Utilities: Private well & septic required, electricity, telephone and cable at street .
Zoning / Map Ref: Limited Industrial District / Map 13 Lot A-90

Conf. Source / By: Grantor, Grantee, Real Data, town officials / T. Hughes

H & B Use at Sale: Commercial development

Comments: This site was improved with a Single Family residence. The building
was demolished subsequent to the sale at an estimated cost of $10,000,
resulting in an effective sale price of $635,000. The property was
purchased for the 2012 construction of a 21,000 SF corporate
headquarters office for Medicus Health Care. The topography of the site
slopes up above road grade and then levels off. The site abuts a State
owned rail trail corridor to the northeast.

Site Sketch:
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SALES LOCATION MAP
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COMMERCIAL LAND SALES ANALYSIS

Office sites are typically marketed and sold on a per acre basis. As a result, the abutting
property site and the comparable sales are analyzed on a price per acre basis. The
comparable sales were selected based on their suitability as office sites. Each of the sales are
compared to the abutting site and adjusted for the following factors: property rights, financing
terms, buyer/seller motivation, expenditures immediately after sale, date of sale,
location/traffic count, zoning, available utilities, physical characteristics and site size.

The analysis includes percent adjustments, reflecting the market reaction to those items of
significant variation between the abutting site and comparable properties. If a significant item
at the comparable property is superior to, or more favorable than, the abutting site, a negative
(-) adjustment is made thus, reducing the indicated value for the abutting site; if a significant
item in the comparable property is inferior to, or less favorable than the abutting site, a
positive (+) adjustment is made therefore, increasing the indicated value for the abutting site.

TRANSACTIONAL ADJUSTMENTS

Property Rights Conveyed
Since the fee simple interest of the abutting site is being valued and all of the comparable
transactions involved fee simple interest, no adjustments were made to any of the sales,

Financing
This factor takes into consideration unusual financing terms of a sale that would influence the
transaction price, such as the interest rate, down payment, or the term of the note and/or
amortization period. All of the comparable sales had terms of cash to the seller or
conventional financing. Therefore, adjustments for financing were not necessary.

Motivation
Comparable Land Sale 1 was purchased by the owner of the abutting property. Sale | and the
property that abutts it are both abutting properties to the subject area. Sale 1 had been on the
market for several years for $600,000 and above. It was acquired by the owner of the
abutting office building when the asking price dropped to the point where the abutter felt he
was getting a good deal. He had no immediate plans for the site, Demand for office land had
been weak for quite a long time, resulting in the price drop. As a result, Sale T was not
adjusted for atypical buyer/seller motivation.

Expenditures Immediately After Sale
It is necessary to adjust for costs the buyer realizes right after the purchase which make the
comparable more similar to the property under analysis. Sales 2, 3 and 4 required the
demolition of existing improvements to make the sites ready for commercial development.
The cost of the demolition is added to the purchase price, as the subject does not require such
expenditure to be ready for development.

Date of Sale
The sales presented occurred between November 2011 and May 2014. There has not been
sufficient office land sales activity locally to establish a broad trend, but some increased
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activity is present in this submarket. It is unclear how much of the price variation between
the sales used in this analysis is attributable to changes in market conditions over the time
period. Due to the lack of a clear trend, the sales have not been adjusted for changes in
market conditions. All further adjustments to the sales will be based on the adjusted price.

PROPERTY ADJUSTMENTS

Location
Location is an important factor affecting property values. The abutting property has a location
influenced by good access, and a concentration of compatible surrounding commercial
development, including surrounding corporate, medical and professional office uses as well
as some other commercial development. The comparable sales were selected for their similar
locational characteristics, ie., their suitability as an office location. All of the Sales are
similar to the subject property, in that they are in accessible locations suitable for office
development, but not necessarily visible to traffic. Sale 1 is the recent sale of the abutting
property, itself, and will be used to pair with each of the other comparable sales to derive the
net adjustment warranted. The net adjustment will be allocated between the various areas of
differences between the abutting property and the other Sales.

Sale 2 requires a net adjustment of -4.2%, rounded to -5%, when paired with Sale 1. Sale 2 is
directly accessible and visible from a state route and is located in a community of overall
higher property values but lacks the density and quality of surrounding commercial/office
development found in the subject neighborhood. Although these factors are somewhat off-
setting, a -10% adjustment is applied to Sale 2 for its superior visibility and traffic count.

Sale 3 requires +30.8% net adjustments, rounded to +30%, when paired with Sale 1. Sale3
is not on a State route but has a fairly strong traffic count, very good accessibility to the
Spaulding Turnpike and a strong density of quality office development in the immediate
vicinity. It is adjusted -5% for its superior visibility and location.

Sale 4 requires -34.1% net adjustment, rounded to -35%, when paired with Sale 1. Sale 4 has
very good accessibility to Interstate 93 as well as to State Routes 28 and 111. It is located in
an office/industrial area with low visibility to vehicular traffic. This is off-set by Windham’s
overall higher level of property values, resulting in no adjustment for location. The net
adjustment of -35% will be allocated between other differing factors in the analysis.

Zoning ‘
The abutting property is located in the Professional/Technology Park District, where
permitted uses are limited to office uses. Sales 2, 3 and 4 are located in more liberal
commercial/industrial districts that allow some retail development. Adjustments of -10% are
allocated to each of these Sales to account for their superior zoning.

Utilities
The abutting site and Sales 1 and 3 all benefit from access to municipal water and sewer,
while Sales 2 and 4 require on-site well and septic systems. The cost associated with the
installation of these systems as well as the site limitations they impose require an adjustment
to these Sales. An upward adjustment of 10% has been applied to Sales 2 and 4.
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Physical Characteristics
The abutting site consists of a relatively level site with significant wetlands. Sale lisa
recent sale of the abutting lot and therefore requires no adjustments for physical
characteristics. Sales 2 and 3 include significant wetlands also, in addition to being interior
lots, another inferior in physical characteristic. In addition, Sale 3 has over 40% of its total
site area encumbered by a conservation easement. An adjustment of +15% of the total
difference is applied to Sale 2 and +45% is aliocated to Sale 3 for inferior physical
characteristics. Although Sale 4 is not located on a corner, it has extensive frontage and
slopes upward gently from the road, affording very good visibility. It has no wetlands or
other conditions adverse for building. A downward adjustment of 40% is allocated to adjust
for these superior site characteristics. '

Site Size
Sales 1 and 4 are quite similar to the abutting property in terms of site size and do not warrant
adjustment. Sale 2 is smaller, at 3.75 acres. With land, site size tends to have an inverse
relationship with price per acre. Sale 2 is allocated a -10% adjustment of the total difference
derived above for its smaller site size. Sale 4 is larger at 7,12 acres and is adjusted up by 5%
for its larger site size.

The sales comparison grid on the next page illustrates the oomparablé sales and outlines the
application of the adjustments
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Item Abutting Lot 101 i Commerc:al Land Sale 1 ' Commerclal Land Sale 2 Commercual Land Sat 3 ) Cmmerczai Land SGEe 4
. 204 High Street 204 High St. {Abutting Lot 181) 183 Rockingham Reoad 375 Sixth Street
Location Routes 27 & 88 Routes 27 & 88 Route 28 Dover 22 R&‘iﬁ;z:"ad
Exeter Exeter Wsndham
Effective Sales Price Estimate - o $325,000f0
Price Per Acre | ssg7asiEni i : e
Data Source E’L&blze Reosrds!Buyef Public RecordslBuyer Public RecordslAp aralsalIBuyer Public Records/Buyer
Motivation Abutter purchase Arm's-ength Arm's-length Arm's<dength
Expenditures Immediately 10,00C SF comm. t.arge barn Sing.-Fam, Home
After Sa!e Bldg demeitshed $30, 90(} demolished 35,000 demoilshed $?0 000
Date of Sale bI2212014 1211672011 Al312042 117212011
Adjusted Price $325,000 $230,000 $225,000 $635,000
Total Site Area {Acres) 5.532 5.532 3750 5.010 7.420
Adjusted Price Per Acre 358,749 $61,333 $44,910 $89,185
Locatlon/Traffic count Good/4,755 Good/4,755 Goad/10,815 -10% Good/9,700 -5% Goodfminimat
Professionall Professional/ )
Zoning Tachnology Park Technology Park Commercial A -10% B-4 Hotel/Retait «10% Limited Industrial -10%
Mun. Water & Well & Septic hun. Water & Well & Septic
Utilities Mun. Water & Sewer Sewer required +10% Sewer required +10%
Comer Cormer Interior fot Interior lot Extensive frontage
Level Level Part below grade 2.04 A cons.esmt. Lry and above
§Physical Characteristics Substantial wet Subsiantial wet Substantial wet +15% Substantial wet +45% grade «40%
Site Size 5.532 Same Smaller -H% Similar Larger +5%
Net Adjustments +0% -8% +30% -35%
indicated Price per Acre $58,748 $58 267 $58,383 $57,971
Low Mean High
$57,971 $58,342 $58,749
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RECONCILIATION — “AS Is”

In this analysis, the indicated values range from $57,971 to $58,749 per acre with a mean of
$58,342. This is a very tight range of value indicators. Sale 1 is the recent sale of the
abutting lot itself, warranting the most weight in this analysis. Sales 2, 3 and 4 represent
good indicators of value for office sites in similar communities. Based on the preceding
research and analysis, it is concluded that the abutting site warrants a value opinion via the
sales comparison approach of $58,500 per acre, as follows:

$58,500 per acre X 5.532+ acres = $323,622
Rounded = $325,0600

“As Ir ASSEMBLED”VAELUATION

In the hypothetical “As If Assembled” scenario, the abutting site consists of 7.623+ acres.
The site’s Highest and Best Use remains the same as in the “As Is” scenario and the
proportion of wetlands also remains about the same. The only measurable difference in the
analysis is the difference in site area and the potential for greater visibility from the road,
although clearing in the wetlands may not be feasible. These differences are not significant
enough to alter the concluded price per acre.

Based on the foregoing, the unit value conclusion for the “As If Assembled” scenario is the

same as in the “As Is” scenario, $58,500 per acre. Therefore, the indicated site value of the
fee simple interest in the “As If Assembled” scenario is calculated as follows:

$58,500 per acre X 7.623% acres = $445,946
Rounded = $445,000
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CONCLUSION AND FINAL VALUE ESTIMATES

Based on an analysis of the best available comparable sales, the estimated contributory value
of the fee simple interest of the subject 2.1 acre area, as of September 1, 2015, is:

“As If Assembled” Valuation $445,000
“As Is” Valuation -$325.000

Contributory Value of the State Owned Parcel $120,006

The contributory value calculated above reflects the value added by the property owner
through what is in effect an assemblage. There are transaction costs such as the engineering
costs, as well the time and effort to accomplish the subdivision that should be considered.
These factors are estimated to warrant a $10,000 reduction in the subject property’s .
contributory value estimate, calculated below.

Estimated Contributory Value $120,000
Less:Estimated Subdivision Costs $10.000
Final Contribufory Value Estimate $110,600
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Appraisal Certification

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

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

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, 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 have not appraised nor performed any valuation service for the subject property in
the past three years.

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, and this report has been
prepared in conformity with the requirements of the Uniform Appraisal Standards for
Federal Land Acquisitions, the Uniform Standards of Professional Appraisal
Practice, New Hampshire Department of Transportation Right-of-way Manual, Code
of Professional Ethics and the Standards of Professional Practice of the Appraisal
Institute and American Society of Appraisers.

I have made a personal on-site inspection of the property that is the subject of this
report.

No one provided significant real property appraisal assistance to me.

. B

October 1, 2015

Laura J. Davies, NHCG #529 Date
Appraisal Supervisor
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Legal Description

This parcel was acquired by the NHDOT in 1959 for the construction of an interchange for
NH Route 88 through this area. The reference project is Stratham — Exeter FA §220(1), -
3381. A legal description of the proposed subject is not yet available.
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Appraiser Qualifications
Appraiser Qualifications
LAURA J. DAVIES
Certified General Appraiser No. NHCG-529

Background Summary

Over 29 years experience in commercial/industrial real estate and 27 years experience in the appraisal industry,
valuing all property types and interests ranging from unimproved land, subdivisions, commercial, residential,
industrial, conservation easements, eminent domain and special-purpose properties for a wide variety of clents
including federal, state and municipa! governmenis, universities, lending institutions, major corporations, law
firms, developers, investors and non-profit organizations.

1 have completed in depth market studies for residential and office projects and impact studies on
telecommunication towers, quarries and environmental issues. My appraisals have been widely used for estate
planning, charitable contributions, financing, litigation, corporate planning, eminent domain proceedings, etc.

Education

University of Massachusetts, Amherst, MA - B.S. School of Management/Finance
University of Copenhagen, Copenhagen, Denmark - International Business Program

The Appraisal Ingtitute
Course 1A-1: Real Estate Appraisal Principles
Course 1A-2: Basic Vaiuation Procedures
Course 1B-A: Capitalization Theory & Technigues, Part A
Course 1B-B: Capitalization Theory & Technigues, Part B
Course SPP: Standards of Professional Practice, Paris A & B

Appraising Environmentally Contaminated Properties
Condemnation Appraising: Basic Principles & Applications
Valuation of Conservation Easements
Appraisal Curriculum Overview
Online Analyzing Operating Expenses
Online Small Hotel/Motel Valuation
Online Infernet Search Strategies for Real Estate Appraisers
Online Detrimental Conditions in Real Estate

National Association of Realtors

Course 101: Real Estate Investment and Taxation
Course 102: Real Estate Development
Course 103: Federal Taxation and Real Estate Planning

Massachusetts Board of Real Estate Appraisers — Standards of Professional Practice
— Attacking & Defending an Appraisal in Litigation
International Right of Way Association — Course 431, Problems in the Valuation of Partial Acquisitions
JMB Real Estate Academy — Advanced Income Property Appraisal
The Beckman Company - The Technical Inspection of Real Estate
LeMay School of Real Estate — Federal Land Acquisition Appraising
Beyond Paired Sales
Estimating Property Damage
Appraisal University — Practical Application of the Cost Approach
Bureau of Education & Training, State of NH — Certified Public Supervisor Program
Certified Public Manager Program — On-going

Qualified Experi Witness

New Hampshire Superior Court
New Hampshire Board of Land and Tax Appeals
United States Bankruptcy Court, Boston, MA and Portland, ME
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Professional Experience

2012 to Present

2011 10 2012:
2011 to 2012:
201G-2011:
1988 - 2010:
1987 - 1988:
1985 - 1987

Professional Affiliations

Appraiser Supervisor, New Hampshire Department of Transportation,
Bureau of Right of Way, Concord, NH

Commercial Appraiser, Shuka Asseciates Inc., Beverly, MA

Due Diligence Consultant, Boston Capital, Boston, MA.

Real Estate Analyst, Bayview Loan Servicing, Coral Gables, FL.

Comvmercial Appraiser, Crafts Appraisal Associates, Ltd., Bedford, NH
Appraiser, Cassell Appraisal Services, Hampton, NH

Commercial Real Estate Salesperson

Finlay Commercial Real Estate, Lowell & Newburyport, MA

Certified General Real Estate Appraiser — New Hamypshire
Licensed Real Estate Salesperson — Massachusetts 1983-1986
Vice-Chair — Exeter Zoning Board of Adjustment
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STATE OF NEW HAMPSHIRE

INTER-DEPARTMENT COMMUNICATION LRGP 15 - 03 %
FROM: Charles R. Schimigt, PE DATE: October 29, 2015
Administrator @%

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

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

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:39-c, requests autherization to sell a
parcel of State owned land consisting of 2.6 +/- acres located between the easterly side of Timber
Swamp Road and the Westerly side of Interstate 95 in the Town of Hampton directiy to the New
Hampshire Department of Administrative Services for $321,100.00 which includes a $1,100.00
Administrative Fee, subject to the conditions as specified in this request.

EXPLANATION

The Department of Transportation has received a request from the New Hampshire Department
of Administrative Services, for the opportunity to acquire a 2.6 +/- acre parcel of State owned tand
located between the Easterly side of Timber Swamp Road and the Westerly side of Interstate 95 in the
Town of Hampton.

This parcel consists of property acquired in 1949 and 1973 in connection with the construction
and widening of Interstate 95. This parcel is a combination of surpius property, a portion of a Turnpike
maintenance facility and a portion of the Limited Access Right of way of Interstate 5, as now travelled.

Conditions of this sale wouid include:
o No access will be allowed through this parcel to Interstate 95.

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

This request has been reviewed by this Department and it has been determined that this parcel
is surplus to our operational needs and interest.

An appraiser from the appraisal firm, Fremeau Appraisal, Inc. compieted an appraisal report for
the subject property on behalf of the Department for the purpose of establishing a fair market vatue for
this parcel. The appraiser used five (5) sales in Hampton and surrounding towns as coemparables.
Based upon the analysis and adjustments of those sales, it was felt thata reasonable contributory value
for the subject as of June 17, 2015 to be $320,000.00.

. The Department proposes to offer the sale of this parce! fo the New Hampshire Department of
Administrative Services for $321,100.00, which inciudes an Administrative Fee of $1,100.00.

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

CRS/PJMI/|
Attachments

TAPROPMNGT 2015 Long Range\2.66 acres Hampton 1027.doc
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FREMEAU APPRAISAL, INC.

11 Stark Street » Manchester, New Hampshire 03101
Telephone (603) 622-8826 » Fax (603} 626-1311
. www fremmeau.com
o TEFTGF TRANSPORTATION
July 14, 2015 SHGHTOE WAY

Steve Bernard

Chief Right Of Way Appraiser

New Hampshire Department of Transportation
7 Hazen Drive

Concord, New Hampshire 03302-0483 -

Re: Proposed Hampton Courthouse
NH DOT RFP #15-04
Property of the State of New Hampshire and the 195 LAC Right-Of- Way
Timber Swamp Road
Hampton, New Hampshire
Fremeau File No:6.155

Dear Mr. Bernard:

W have prepared the attached Appraisal Report of the fee simple interest of the above referenced
property with an effective date of June 17, 2015, the date the property was inspected by Joseph E. Fahey
ITI. Research was completed and the report was prepared in June/July 2013,

The property, which hereinafter is referred to as the subject, consists of a yet to be subdivided
2 .66+-acre irregular shapéd vacant parcel located on the eastern side of Timber Swamp Road, with the
reconfigured 1-95 Limited Access Right-Of-Way (LAROW) along its eastern boundary, the Exit 1 Park
N’ Ride lot (remnant of Map 66, Lot 2) along its northern boundary and the NHDOT’s Department of
Maintenance & Highways (Map 66, Lot 5) along its southern boundary.

The purpose of this appraisal is to estimate the market value of the yet to be subdivided 2.66=
acre industrial zoned lot. According to Mr. Bernard of the NHDOT, the lot will be created by subdividing
portions of Map 66, Lots 2 & 5, owned by the State of New Hampshire, and realigning the western
boundary of the 1-65 Limited Access Right-Of- Way. No detailed plans were provided for this
assignment. It is a Hypothetical Condition of this report that Map 66, Lot 2 (4.2+ acres) and Lot 5
(14.69% acres) will be subdivided and unspecified portions of these lots will be consolidated with an
unspecified portion of the western portion of the I-95 Limited Access Right-Of Way to form the 2.66=
acre industrial zoned lot with access from Timber Swamp Road that is to be the future home of the
Hampton Courthouse.

This appraisal was prepared in conformance with Standards Rule 2-2(a) of the 2014-2015 Edition
of the Uniform Standards of Professional Appraisal Practice (USPAP), New Hampshire Department of
Transportation Right-of-Way Manual’s Appraisal Standards and Reports Section, and the Uniform '
Appraisal Standards for Federal Land Acquisition (2000 Edition).

Your attention is called to the Assumptions and Limiting Conditions included in the Addendum
of this report and the Hypothetical Condition, which are integral parts of the analysis.




Attached is the Appraisal Report which describes our investigation and analyses, together with
the Certification, Basic Assumptions and Limiting Conditions and Hypothetical Condition. Based on this
analysis, it is our opinion that the market value of the Fee Simple inferest of the hypothetical 2.66% acre
property on the east side of Timber Swamp Road (known as the Proposed Courthouse Parcel) in

Hampton, NH, as of June 17, 2015 13

THREE HUNDRED TWENTY THOUSAND DOLLARS (. vrvremnissscnissscsecnsnssssensssssacesase $326,000

Respectfully submitted,

FREMEAU APPRAISAL, INC,

=
- !c.‘...//

Joseph E. Fahey [I1
NHCG-103

Joseph G. Fremean, MAJ
NHCG-89
President

L?!

o]
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SUMMARY OF SALIENT FACTS

NHDOT Parcel: NH DOT RFP #15-04

Location: East side of Timber Swamp Road, Hampton, NH _
(portions of Tax Map 66, Lots 2 & 5 and the 1-95 Limited Access
Right-Of-Way which will be realigned) '

Owner of Record: State of New Hampshire

Land Area: Hypothetical 2.66+ acres

Improvements: None

Zoning: Industrial

Flocd Zone: Zone X, an area of minimal flooding

Current Occupancy: Vacant Land

Total Assessed Value: Land (Assessed Vallie . ..o N/A

Highest and Best Use: Industrial/office/ municipal development

Appraisal Purpose: To estimate the market value of the fee simple interest of the
hypothetical 2.66+ acre lot as a result of subdividing and
consolidating unspecified portions of Map 66, Lots 2 & 5 and the
[-95 Limited Access Right-Of- Way, which will be realigned.

Hazardous Waste: No investigation has been made as to the possibility of hazardous
substances on the property. For the purpose of this appraisal, it is
assumed that none exist,

COSLAPDIOACH e e e e s e N/A

[ncome ADPProachl et e e N/A

Sales CoOmPpArison APPIOACHL we.vviirirerririer e ene eresercame et secaebes sttt csaetet et st $320,000

Estimated Market Value: e eeeeeeeeeetesesieieeriasteseieeeianbee eyt ea i aurtsee e bnn s et eeansnnee s nnnaarbes $320,000

FREMEAU APPRAISAL, INC.



Date of Report: July 14, 2015

Date of Inspection: June 17, 2015

Effective Date of Appraisal: June 17, 20135, the date of inspection by Joseph E. Fahey IIL
Date Report Written: June/July 2015

Appraisers: Joseph E. Fahey 111
NHCG-103

Joseph G. Fremeau, MAI
NHC(G-89
President
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IDENTIFICATION OF THE REAL ESTATE

The subject property is identified by the Town of Hampton as unspecified portions of |
Timber Swamp Road (Tax Map 66 as Lot 2), 2 Liberty Lane West (Map 66, Lot 3) and the [-93
Limited Access Right of Way which will be realigned. Copies of the legal descriptions (Map 66,
Lots 2 & 5) are included in the addendum to this report.

HISTORY OF CONVEYANCES

The State of New Hampshire acquired the subject property in a reportedly arm’s length
transaction as recorded in the Rockingham County Registry of Deads (RCRD) as follows:

Grantor: Fdwin and George Batchelder
Date: May 16, 1949
Deed Type:  Warranty
Book/Page:  1131/253
Sale Price: Unknown

The subject property appears to be a portion of the zbove described transaction. There
have been no known conveyances of the subject property since the above transaction, and it is

our understanding that the property has not been recently marketed for sale.

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the fee simple interest of

the hyﬁothetical 2.66% acre unimproved lot.

INTENDED USE/USER OF THE REPORT

This appraisal is intended to provide information to the New Hampshire Department of
Transportation (NHDOT) to assist the NHDOT in its determination of the prbperty“s value for a

potential sale for a new courthouse. Its use by others for any purpose is not authorized by

Fremeau Appraisal, Inc.

FREMEAU APPRAISAL, INC.



FFECTIVE DATE OF THE APPRAISAL

The effective date of the appraisal is June 17, 20135, the date of inspection by Joseph E.
Fahey III; Joseph G. Fremeau did not inspect the property; research was completed and the

report was prepared in June/July 2015, The date of the report is July 14,2015,

DEFINITION OF MARKFET VALUE

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

Source: Uniform Appraisal Standards for Federal Land Acquisitions developed, promulgated and
adopted by the Interagency Land Acquisition Conference; 2000 Edition; Section A-9; Page 13

The above definition of market value, required by the Uniform Appraisal Standards for
Federal Land Acquisition is not “linked” to a specific “exposure time” and “marketing time”
estimates as required by the Uniform Standards of Professional Appraisal Practice'; therefore,

the Jurisdietional Exception Rule was invoked and opinions of reasonable exposure and

marketing times were not included.”

PROPERTY RIGHTS APPRAISED

This is an appraisal of the fee simple estate. The term fee simple estate is defined in The

Dictionary of Real Estate as "absolute ownership unencumbered by any other interest or estate;

subject only to the limitations imposad by government powers of taxation, eminent domain,

police power and escheat.”

! Appraisal Standards Board, Uniform Standards of Professional Appraisal Practice (Washington, DC 2002), SR1-2
& 2-2, and Statement 6.

* Uniform Appraisal Standards for Federal Land Acquisitions (Washington DC 2000, A-9)

FREMEAU APPRAISAL, INC.



ASSUMPTIONS AND LIMITING CONBITIONS

General Assumptions and Limiting Conditions applicabie to this appraisal are included in
the Addendum. In particular, the value arrived at in this appraisal assumes that no hazardous
waste or environmental problems associated with hazardous waste are present on the subject

property or on the abutting properties that would impact the subject property.

Itisa Hypothetical Condition of this report it is assumed that Map 66, Lot 2 (4.2
acres) and Lot 5 (14.694 acres) will be subdivided and unspecified portions of these lots will be
consolidated with an unspecified portion of the western portion of the 1-95 Limited Access
Right-Of- Way to form a hypothetical 2.66+ acre industrial zoned lot with access from Timber
Swamp .Road that is to be the future home of the Hampton Courthouse. Should the size vary

significantly, there may be a direct impact on the value conclusion,

COMPETENCY STATEMENT

Fremeau Appraisal, Inc. concentrates ifs practice in the appraisal of residential,
commercial, industrial, special purpose and development properties throughout New Hampshire.

‘The qualifications of the appraisers who prepared this report are included in its Addendum.

SCOPE OF THE ASSIGNMENT

The preparation of this appraisal consisted of;

e Inspection of the subject property (unaccompanied) on Juns 17, 2013 by Joseph E. Fahey 1L Joseph G.
Fremeau did not inspect the property.

Research and collection of data related to market conditions as of the appraisal date;

Some degree of due diligence to determine the existence of adverse condiions,

Discussions with Steve Bernard, Chiel Right of Way Appraiser for the NHDOT;

Review of records on file at the town of Hampton’s Assessor and Planning Offices;

Review of Aerial Plan entitled “Proposed Hampton District Courthouse Location — Proposed Lot

Configuration,” prepared by State of New Hampshire Department of Transportation, Bureau of Public
Works, dated 4/30/15:

Highest and Best Use analysis;

Research, review and analysis of comparable land sales;
Development of a Sales Comparison Approach;
Arriving at a value conclusion and writing this report.

@ @& & © @

& - - [
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AREA ANALYSIS

The town of Hampton is located on New Hampshire's seacoast approximately midway
between Portland, Maine (35 miles to the north}, and Boston, Massachuserts (45 miles to the
south). Hampton is approximately 10 miles south of Portsmouth and 35 miles east of
Manchester, New Hampshire's largest city. It is also one of the few New Hampshire
communities with direct access to the Atlantic Ocean. The coastline area, known as Hampion
Beach, is a2 major resort area in the state, and one of the most visited in New England, north of
Cape Cod. The community is heavily affected by the recreational opportunities that this ocean

frontage provides as evidenced by the large volume of tourism and seasonal traffic.

Hampton is easily accessed from various points. Interstate 1-95 extends through the
western part of the town in a north/south direction providing direct access to points in Maine to
the north and Massachusetts to the south. The Exeter-Hampton Expressway (now Route 101 but
f/k/a Route 51) spans the central portion of the Town of Hampton in a west to east direction and
is a major commuter route connecting with the greater Manchester area. Route 1, the major
commercial artery in the community, extends through the town's center in a north/south
direction. Route 1A, also know as Ocean Boulevard, follows the Atlantic coastline in a

nerth/south direction.

The region is the most populated in the state, Rockingham and Hillsborough counties,
situated in the southern section of the state, have been the areas of heaviest growth. Population -
growth in Hampton, neighboring communities, and Rockingham County was explosive between
1970 and 1990, more or less. During the last decade evidence emerged to indicate that this
growth trend had slowed, likely due in part to slow economic conditions during this time period
resulting in job lesses and a lack of new business opportunifies. Based on the 2010 U.S. Census,
Hampton’s year round population was estimated at 15,430 persons, which represents a 3%
increase over the 2000 Census of 14,973 persons. It is estimated that Hampton’s population more

than guadruples during the summer months.

FREMEAU APPRAISAL, INC.
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The economy of Hampion and the greater Seacoast area generally foliows that of the rest of
southern New Hampshire and much of New England. Economic conditions began to change in
2006 which negatively impacted real estate — not just regionally but nationally. Until about
September 2008, the economic slowdown was relatively mild, but it worsened considerably after
that date for the next several years into what is now known as the Great Recession. Most economists
believe that the various stimulus and rescue packages begun at the end of the last decade had some
positive affect on improving the financial, credit, and real estate markets to what may now be
considered a new normal. Economic activity continued to be wealk in many sectors for several
years; however, consumer spending, financial markets, and inventory-building by corporations have

stabilized or improved in many areas of the state during the past 3+ years.

According to Dennis Delay of the New Hampshire Center for Public Policy Studies in a
September 2014 presentation - “New Hampshire suffered the effects of the Great Recession less
severely than many other states, but slow job growth continues to gnaw at the state’s economy. As
of the summer of 2014, New Hampshire lagged behind the nation and the rest of New England in
recovering jobs lost during the recession.” From 2009 to 2013, average unemployment rates came
down by almost 2% for the U.S. as a whole, and about 1% for most of New Hampshire, with
another roughly 1% drop for the country and statewide in 2014, |

2005 | 2006 | 2007 | 2008 | 2009 2010 2011 2612 2013 2014
United States 51% | 4.6% | 46% | 58% | 9.3% 9.6% 9.0% 8.1% 7.4% | 6.2%
New England 47% ; 45% 1 4.5% | 54% | B1% 8.5% 7.7% 7.8% 7.1% § 6.0%
New Hampshire 3.6% | 3.5% | 3.5% | 3.9% ¢ 6.3% 6.1% 5.2% 5.4% 33% | 4.4%
Rockingham 42% | 3.9% | 3.8% | 43% | 6.6% 6.4% 5.8% 5.5% 3.7% | 4.8%
County
Hillsborough 3.8% | 35% | 3.6% | '39% | 6.6% 5.3% 5.3% 3.7% 54% | 4.4%
County

New Hampshire and all of New England experienced a significant real estate foreclosure
problem during the past 8+ years, but according to state economists, “the worst is over”. Illustrated
below is a table showing the number of residential and commercial foreclosure deeds recorded
within their respective year from 2009 through 2014. The rapid increase in Foreclosure Deeds
began after 2003, with a 671% increase between 20035 (462) and 2008 (3,563). According to the NH
Housing Finance Authority, “The 185 foreclosure deeds recorded in December 2014 reflect a

decrease of 5% from December of 2013, but an anticipated seasonal increase of 43% from the prior

FREMEAU APPRAISAL, INC.




month, similar to the patiern seen in prior years. The cumulative total for 2014 is 23% below the

total for 2013, and a lower annual total than any year since 2007. These improvements ars in part

due to siow but steady improvements in the housing market and the overall economy.”
v g v

Foreclosure Deeds in New Hampshire by Month
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According to area brokers, the bid-ask pricing gap and weak commercial and residential
fundamentals kept the pace of real estate transactions slow during recent years, even though a
significant number of offerings existed within both sectors. This was due in large measure to
unrealistic expectations by many sellers as to the true value of their real estate under recessionary
economic conditions. However, according to Dennis Delay in September 2014, the Federal Bank
of Boston indicated the following:
»  Business activity appears to be improving in New England.

+  Retail and manufacturing contacts cite more year-over-year sales or revenue increases than in the
tast couple of rounds and outlooks are positive.

= Softwars and 1T services and staffing firms also report strong and/or increasing activity,
»  Commercial and residential real estate markets are steady.

+  While some contacts cite difficulty filling skilled positions, most responding firms are neither
adding to nor subtracting from headcounts to any substantial degree.

¢ With the exception of staffing firms, respondents say wages are steady. Pricss, too, are reported to
be steady with very few exceptions. '

»  Sentiment is generally positive, with expectations of continuing improvement.
In addition, there is renewed evidence of financing from l@zﬁders, and there is evidence of
increased activity in both the commercial and residential sectors in southern New Hampshire.
Property values, especially in the residential market, appear to have stabilized, and in some areas,

are showing a slight increase in values. With the evidence of decreased markeiing times for both

FREMEAU APPRAISAL, INC.



residential and commercial properties, the subsequent sale of both property types closer to their
original asking prices, and the decreased number of foreclosures (although still well above the
levels prior to 2003), there is evidence that seller expectations are becoming more in line with

gconomic conditions.

positive and steady growth of new construction continues to be seen. Some factors having an
impact on this trend are low vacancy rates, low interest rates, heightened market demand, lenders
making money more assessable and the loosening of lending guidelines.” “The increase in the
housing market and improvements in the manufacturing industry were also strong contributing

factors to an improved New Hampshire economy.”

2007, but between 2008 and 2010 vacancy rates increased, prices decreased, and the sale of land for
industrial development was limited in many areas. Since 2010, vacancy rates have, for the most
part, decreased each year, with asking rents remaining mostly stable. According to the New

Hampshire Market Outiook published in January 2015 by CB Richard Ellis (CBRE), the Vacaﬁcy

il

The CB Richard Ellis 2015 New Hampshire Market Qutlook reports “At year-end 2014,

REAL ESTATE MARKET ANALYSIS

The industrial market in southern New Hampshire was relatively stable during 2006 and

rate for industrial property in southern New Hampshire at the end of 2014 was 8.9% down from
a high of 13.9% at the end of 2010, and below 2006-2009 levels. The Seacoast/[-95 area
continues to fair better than the 1-93/Route 3 Corridor. Historic vacancy rates fo_r the Seacoast/i-

05 and [-93/Route 3 Corridors since 2006 are summarized as follows, as well as the combined

vacancy rate for each year:

$6.01/SF in 2014, up slightly from $5.94/ SF in 2013, but lower than $6.13/5F in 2012, thus

Industrial Market Vacancy Rates (Estimated %)
Area 2006 | 2007 2008 2009 2010 2011 2012 2013 2014
Seacoast/I-95 8.4% 8.5% 11.4% 9.7% 129% | 11.0% 8.9% 9.0% 6.4%
1-93/Route 3 Corridor | 14.0% | 126% | 13.8% | 143% 142% | 122% | 12.1% | 10.9% 9.9%
Combined 12.4% | 11.4% | 13.1% | 13,0% | 13.9% | 11.9% [ 11.2% | 10.4% | 10.4%

The average asking NNN rental rate for the 1-93/Route 3 corridor was reported at

FREMEAU APPRAISAL, INC.
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indicating little overall change in the past few years. By comparison, the average asking NNN
rental rate for the 1-95/Seacoast market was $4.72/SF in 2014, down from $5.13/SF in 2013, and

$4 95/SF in 2012, and closer to the 2011 average of 54.71/SF.

The CBRE report notes the major positive highlight across the industrial market in 2014 was
a continued strong demand for new modern warchouse facilities over older/aging inventory. New
construction is expected to add over 1.2 million sqﬁare feet of industrial product to the New
Hampshire market, including a 614,000+ SF UPS high-bay warchouse building, and a 340,000+ SF
high-bay warehouse in Londonderry; and an Airmar Technology Corp. 73,000+ SF high-tech

manufacturing building in Milford.

CBRE’s projection for 2015 indicates that with diminished availability of quality industrial
product in both the Seacoast and 1-93 Corridor markets, “companies are now widening searches and
exploring on-site expansion opportunities and new construction™; and “With the vacancy rate slowly
improving, slight increases in rental rates will be seen as well as a reduction in landlord

congessions.”

The office market in southern New Hampshire was relatively stable during 2006 and
2007, but showed increasing vacancies through 2010, along with limited sales of existing office
buildings and of vacant land suifable for development of new office buildings — an exception
being the construction of several new medical office buildings. By 2012 and 2013 there were
various new construction projects underway at the Pease Tradeport in Portsmouth; new Class “A”
office space was under construction on Concord’s Main Street; Nashua Technology Park was
adding 225,000+ SF of flex office space; new office construction was underway in Salem to be
completed in 2013 and 2014; a 10,858+ SF expansion of the 25,505+ SF 14 Tsienneto Road
medical office building in Derry was completed in early 2014; and in Bedford, a 51,572+ SF high
tech office/R&D facility was constructed for Optics I at the rear of the Bedford Hills development
situated at the intersection of Route 101 and Route 114.

According to the New Hampshire Market Qutlook published in January 2015 by CB

Richard Ellis (CBRE), the vacancy rate for office property in southern New Hampshire at the

FREMEAU APPRAISAL, INC.




13
end 0f 2014 was 12.0%, an increase over the 11.5% in 2013, but still down from 13.9% in 2012,
and well below the most recent high of 17.1% at the end of 2010, Historic vacancy rates for the

Seacoast/1-95 and T-93/Route 3 Comdors and the combined regions since 2006 are summarized as

follows:

Office Market Vacancy Rates (Estimated %)
Area 2006 2007 2008 2009 2010 2011 2012 23 2014
Seacoast/]-95 16.1% | 163% | 183% | 203% 183% | 154% | 13.1% | 11.1% | 10.7%
1-93/Route 3 Corridor | 134% | 137% 1 13.7% | 133% | 16.7% | 156% | 142% | 116% | 12.5%
Combined 141% | 14.4% | 15810% | 16.7% | 17.0% | 155% | 13.9% : 1L5% | 12.0%

Average asking NNN rental rates for the [-93/Route 3 corridor were reported at $12.37 in
2014, up from $11.04/ SF in 2013, which was relatively unchanged from 2012 and 2011, and up
from $11.50/SF in 2010 and $12.00/SF in 2009. By comparison, the average aéking NNN rental
rate for the [-95/8eacoast market was $11.73 in 2014, up from $11.39%/8F in 2013, and $10.24/SF
in 2012, but down from $11.75/8F in 2011 and $12.38/SF in 2010.

According to CBRE’s latest report, overall, the 2014 office market vacancy rate was unable
to overcome the continued downsizing of large firms, such as Anthem Heai:th Plans of NH and
Citizens Bank-in the I-93/Route 3 Corridor, although the “$800 million widening of Interstate 93 at
the Massachusetts border continues to drive demand for office space in Salem with Brooks
Properties commencing construction of the new 48,000+ SF office building” in 2014. On the other
hand, “Entering 2015, the Seacoast office market can now be classified as strong and healthy!” “As
in the past, Portsmouth, and specifically the Pease Tradeport, continues to be the heart of the
Seacoast’s strength. These subrnarkets have been spurred by new construction through 2014
lincluding 4 new freestanding office buildings totaling 135,000+ SF] with current levels projected

to continue into 2015 and beyond.”

CBRE’s projection for 2015 indicates that both the Seacoast and the 1-93/Route 3 Corridor
office market will remain stable with vacancy rates declining throughout 2015, and with “pockets of

increasing flease] rates in Salem and Manchester CBD.”

FREMEAU APPRAISAL, INC.



The r"etail market, until several years ago, appeared healthy, and the most desirable
locations (including D.W. Highway in Nashua, South Broadway in Salem, South Wiilow Street
in Manchester, and Woodbury Avenue in Portsmouth) continued to grow, although at a much
slower pace than earlier in the last decade. By the end of 2010, caution was beginning to give
way 1o more confidence that a recovery was starting to take place evidenced by a drop-off in
store closures and expansion by stronger tenants. Starting in 2010 various parcels of land in some
southern New Hampshire commﬁnities were acquired for large scale commercial development,
including the completion of the 560,000+ SF Merrimack Premium Outlets in Merrimack, the
300,000+ SF redevelopment of the Bedford Mall on South River Road in Bedford, 2 100,000+
SF Market Basket completed on the former Rockwell site on Elm Street in Manchester, &
relocated and enlarged 155,000+ SF Super Wal-Mart completed on Ashieigh Road in Derry; and
a 138,000i SF Bass Pro Shop at 2 Commerce Drive in Hooksett (a sub-lease of the vacated
Lowe’s space). In 2014, Seabrook Commons, a 380,000+ SF power center anchored by a Super
Wal-Mart, and Seabrook Crossing, a 145,000+ SF “Big Box” Center to include Hobby Lobby,
Bob’s Discount Furniture, Staples and Goodwill, were scheduled for completion. The
redevelopment of 725 Gold Street in Manchester for the new 188,000+ SF Wal-Mart superstore

is also underway.

However, The KevPoint Retail Real Estate Trends & Analysis 2014 — Southern New

Hampshire report indicates that although the amount of retail space has grown, so has the retail
vacancy rate, The retall inventory reportédiy grew to 30 million square feet in 2014, a
“significant gain of 1% versus last year when the level stood at 29.7 million square feet, largely
the result of the opening of the 380,000 square foot Seabrook Commons™ (which includes a
189,568+ SF Wal-Mart supercenter). However, the retail market vacancy grew from 2.8 million
SF to 3.2 million SF, or from 2 9.6% vacancy rate, to a 10.7% vacancy rate, due in part to Sfop &
Shop’s decision to close all six of its stores in southern New Hampshire (totaling 411,800 SF of
vacant space), but also the closing of two Shaw’s stores and a Building 19, which, in turm,
reportedly created a significant increase in the 50,000 to 99,599 SF category to a 22.7% vacancy
rate. The Report also notes that although Walmart was the largest contributor of new retail space
in southern New Hampshire, and increased its net square footage by 98,700+ SF, it has also

created vacant space in its wake, as will be true with the expected closing of the Manchester
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Walmart adding another 115,216+ SF of vacant space. Although Manchester has the second
highest amount of retail space (5,434,900 SF versus Nashua with 6,236,100 SF), it has the

highest retail vacancy rate of 22.0%, compared to Nashua’s 5.3% vacancy rate.

On a national level, according to the PriceWaterhouse (PwC) Investor Survey for 48
Quarter 2014, the power center market (which includes big box retail stores) “remains vulnerable
due to the growing popularity of on-line retail sales, as well as the rising popularity of urban
living, where big-box leasing and development opportunities are limited.” And PwC’s Emerging
Trends in Real Estate 2015 indicates that power centers were considered “poor” real estate
investment and development prospects in the year ahead. PwC also reports marketing times
ranging from 2 months to 18 months, with an average of 6.3 months, remaining unchanged from
the prior year. Overall Cap rates are, however, showing a slight decrease over the last year’s
average with a consistent range of 5.3% to 8.0%, but an average changing from 6.67% a year ago

10 6.6% in the 4™ quarter 2014,

The Residential market has seen recent signs of improvement. The median home price
has shown steady increases since 2011, and is now at roughly 2007 levels, but below the peak in
2003; the number of units sold have shown a steady increase since 2008; however, new home
construction remains slow since 2008, but with some increase since 2010. The number of single
famnily home sales in the state rose by 10.5% in 2013, but remained relatively stable for 2014,
while median sale prices increased 4.2% in 2013, and 5.6% in 2014, with days on market
decreasing 11.6% in 2013 and 7.8% in 2014. Notwithstanding, a study of the national housing
market released in July 2014 indicates that the housing. recovery continues to struggle to gain
traction, and that while single-family home prices have rebounded strongly over the past two
years, single-family construction remains sluggish. The report also notes that tightening of

mortgage credit is a key factor in constraining the housing recovery.

The maiti-famﬂy market had been “soft” for several years but has become stronger more
recently. From 2003 to the early part of 2007, properties with 50+ units were selling in the
$70,000 - $120,000/unit range, while those with fewer than 50 units and in inner city locations

were selling in the $50,000 - $80,000/unit range. However, availability of credit decreased in
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mid-2007 and capitalization rates increased which resulted in a price leveling in the multi-family

market in 2007, with sales of apartment buildings and complexes difficulf to find and indications
of decreasing “per unit” prices through 201 1. Multi-family projects suitable for conversion to
condominiﬁms were converted and sold (mostly between 2005 and 2008), but due to current and
projected market conditions, this type of activity has been slow since then. There has, however,
been increased multi-family construction throughout southern New Hampshire within the last
two years, along with a number of sales of large (over 100 units) multi-family complexes

retarning to the $70,000 - $120,000/unit price range.

NEIGHBORHOOD ANALYSIS

The subject property is located on the east side of Timber Swamp Road, south of Exeter
Read (Route 27) and just west of the I-95 overpass in the northwest corner of Hampton close to
the Exeter and North Hampton town lines, and roughly 1.5 miles west of U, S. Route 1 and the
town’s Central Business District. The neighborhood has very good access to both I-95 (Exit 2)
and NH Route 101(Exit 13) which are roughly Y4 mile to the éast. The subject neighborhood is
best defined as being a rural Industrial and Residential zoned area to the west of 195 right-of-
way, between Route 27 (Exeter Road) and Towle Farm Road. South and west of the

neighborhood are mostly low to medium density single-family residential uses.

Properties along Route 27 include two older warehouses, a few residences and Industrial
rand Residential zoned land. Recently (10/14), a 13.6+ acre residential lot at 372 Exeter Road
was purchased for $165,0060 dand subdivided into 3 residential builder lots. Generally properties
to the south of Route 27 and north of Mary Batchelder Road are zoned industrial and include
properties on the east and west sides of Timber Swamp Road and properties to the south of the
Mary Batchelder Road are zoned residential. Properties to the south of Mary Batchelder Road
inciude ﬁmsﬂy single family residences except for Unitil’s Guinea switch station, Valid Self-
Storage and Frank’s garage at 99 Timber Swamp Road and Four Seasons Trailer Park at the
southeast corner of Mary Batchelder and Timber Swamp Roads. Properties to the north of Mary
Batchelder Road, on the west side of Timber Swamp Road include a PSNH Substation, two

smaller light industrial buildings and vnimproved industrial zoned land. An 8.27+ acre
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industrial/residential zoned consolidated lot (Map 66, Lot 4 and Map 85, Lot 2) was approved in
June 2015 for a 5 lot subdivision {(includes 2 industrial and 3 residential back lots). Properties on
the east side of Timber Swamp Road include a NHDOT Park N” Ride lot {a portion of which will
include the subject) and five properties in the upscale Liberty Lane Office Park that are accessed
from Liberty Lane {West) including the NHDOT's Turnpike Maintenance Facility with access to
[-95 {a portion of which will include the subject), 2 unimproved industrial zoned lots (3.61:=
acres and 35.76% acres {owned by Asset Title Holdings, Inc), a 12.24 acre lot improved with
Unitil’s 40,000+ SF office building and 35.21+ acres improved with a 78,000+ SF building
owned and occupied by Wheelabrator Technologies (d/b/a Waste Management Inc.). For the

most part, the remainder of the occupied properties in the subject nsighborhood are single-{amily

homes. .

Utilities available to the subject neighborhood include telephone and electricity. Private
well and septic systems are required for development in the neighborhood. Neighborhood access

to 1-95 is via Exit 2 onto Route 27 located roughly % mile to the east.

ZONING/CONFORMITY

The subject property 1s zoned Industrial (T) with the eastern portion in a Tele-
communications Overlay District. Permitted uses within the Industrial district include, but are
not limited to:

Retail sales

Motels & hotels

Churches, schools & municipal uses
Public utility use (8)

Banks & offices

Theaters

Health & athietic clubs

Restauranis

Warehouses

Motor vehicle repair & filling stations
Parking lots (R}

Storage & sale yards

Manufacturing (light and heavy)
Health care facilities

Family day care

Group day care

s & & © ¢ & ©® 8 B @ © ® & € ® @

FREMEAU APPRAISAL, INC.



18
Minimum dimensional requirements of the Industrial district are as follows:

Minimum Lot Area: , 22,000 8¥

Minimum Lot Frontage: 100"

Minimum Lot Width: 1007

Minimum Yard Setbacks:
Front 0 0 o
Sides 107 one side/15” opposite side
Rear 15

Meaximum Sealed Surface: 60%

Maximum Building Height: 50°

Based on the above and considering the subject’s hypothetical site is to be 2.66+ acres
with at least 130=" of {rontage, it would appear that the proposed lot would be both a legal and

conforming.

ASSESSMENT INFORMATION

The subject of this report is a yet to be subdivided lot that will encompass land from
unspecified portions the NHDOT’s Park N” Ride lot (Map 66, Lot 2), NHDOT’s Turnpike
maintenance facility (Map 66, Lot 5) and the [-55 limited access right of way that are all owned
by the State of New Hampshire. The municipal assessment by the town of Hampton for Park N
Ride site (4.2 acres) as of April 1, 2015 was §447,300, or $106,500/acre. Hampton's 2014

equalization ratio (latest available) was 90.9% which indicates an equalized value of

$117,162/acre, or roughly $311,650 for the proposed 2.664 acres. The 2014 Hampton tax rate
(latest available) was §18.31/1,000 of assessed value, indicating the tax on the property for 2015

was projected to be 35,706 but the state/town does not pay taxes on property they own.

PROPERTY ANALVYSIS

This description is based on an inspection of the proposed site, on a review of an aerial

plan referenced earlier and/or included in the Addendum and conversations with Steve Bernard.
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As already discussed, the subject of this report will consist of unspecified portions of

three adjacent lots of record with 2 combined lot area of 2.66= acres, summarized as follows:

PROPERTY ADDRESS TAX MAP/LOT COMMENTS
1 Timber Swamp Road 66/2 NHDOT s Park N” Ride on 4.2+ acres
2 Liberty Lane West 66/5 NHDOT’s turnpike maintenance facility
14.69+ acres
Unknown N/A Western portion to the I-65 Linuted
Access Right-Of-Way, south of the
interstate overpass for Exeter Road
(Route 27)

As previously noted, this is a conceptual lot that was produced by overlaying a lot
configuration on an aerial map of the area. No detailed plans were provided for the assignment.
Based on a review of the aerial map and the appraisers cursory calculations, it would appear the
lot 1s made up of portions of Map 66, Lot 2 {65%), the 1-93 limited access right of way (35%)
and Map 66, Lot 5 {5%). Based on the 2.66:% acres, these percentages (%) would equate to the

following:

Map 66, Lot 2~ 1.73+ acres
Map 66, Lot 5 ~ 0.13=% acres
1-85 LAROW — (.80 acres

2.66: acres

Site access will be via the east side of Timber Swamp Road. It would appear the site will
have roughly 130° of frontage from Map 66, Lot 2 plus additicnal frontage from Lot 5. The
western boundary of the I-95 LAROW will be realigned to form the eastern boundary of the
subject site. The combined lot area is irregular in shape and at grade of Timber Swamp Road
which will provide access. The topography of the site is generally level (rolling and lightly
wdoded) and is at.grad-enw.ith Timber Svéfamp.}?_{oa&,. the‘...§-.95' LAROW and the méi.ntenanoe rbad
of the NHDOT’s turnpike maintenance facility which travel along the southern boundary of the
proposed site. There appears to be a small wetland area in the southwest corner of the site
{portion of Map 66, Lot 5) that is a lower elevation and is the result of a drainage pipe that
appears to be draining the NHDOT s turnpike maintenance facility lot. Except for this area the

rest of the site appears to be dry and free of wetlands.
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Abutters to the proposed property will include the NHDOT’s Park N” Ride lot (Map 66,

Lot 2) to the north at the Route 27 intersection and the northern end of Timber Swamp Road that
has 104 paved parking spaces; the realigned portion of the 1-935 Limited Access Right-Of-Way to
the east; the NHDOT s turnpike maintenance facility (Map 66, Lot 5) to the south; and Timber
Swamp Road to the west, on the other side of which is unimproved industrial zoned land that is
wooded, partially wet in the rear (Old River and Car Barn Pond), and encumbered by a Public

Service Company of NH utility easement.

Utilities available to the site include private well and septic system (municipal water and
municipal sewer are available along Liberty Lane West in the vicinity of the NHDOT s turnpike
maintenance facility (2 Liberty Lane West), propane gas, 3-phase electricity, and telephone
service. There are no known easements or encroachments that would affect the utility or

marketability of the subject property.

Based on a review of the National Flood Insurance Program's F.I.R.M. Community Panel
No. 33015C0428%, dated May 17, 2005, it would appear that the entire site fails within Zone X,

an area of minimal flooding. This opinion should be confirmed with & qualified civil engineer.

This appraisal assumes that no hazardous waste or environmenial problems associated
- with hazardous waste are present on the subject site, and no environmenial site gssessment was

provided for this assignment.

HIGHEST AND BEST USE

Highest and Best Use Analysis considers four criteria of use: legally permissible,
physically possible, financially feasible, and maximally productive. The subject of this report is
situated within Hampton’s Industrial Zoning. No new residential uses are permitted in this zone.
Numerous commercial uses are permitied in this zone by right (such as banks, retail, restaurants,
offices and motels/hotels); however, demand for such uses in this rural location appear limited,
with no recent developments, and most existing commercial uses in the town are situated along
Route i. This lot has no frontage on or visibility from NH Route 27 (Exeter Road), and only

limited exposure/visibility to the local road on which it will have frontage. On the other hand, a
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church, school or municipal use is permitted in the Industrial district, including a day care center,
as well as manufactiring and industrial uses. The property could have appeal to an abuiter but
the property is currently owned by the State of New Hampshire and the State’s property will

continué to abut the property after it is subdivided.

The subject site will contain 2.66+ acres comprised of unspecified portions of two
adjacent lots (Map 66, Lots 2 & 5) and an unspecified portion of the I-95 Limited Access Right-
Of- Way (LAROW), all owned by the State of New Hampshire. The [-95 LAROW will be
realigned to form the eastern portion of the yet to be subdivided lot. Site access is assumed to be
available via the east side of Timber Swamp Road. The subdivision, consolidation, I-95

realignment and access is represented in the Hypothetical Condition made within this report.

The hypothetical 2.66% acre site with in excess of 130+ frontage, represents &
conforming lot (minimum lot size is 22,000 SF with 100° frontage). All of the parcel is located
within Zone X, designated as an area of minimal flooding according to FEMA flood map
#33015C0428E, effective 5/17/05. It is assumed the property will be serviced by on site well

and septic system, propane gas, 3-phase electricity, and telephone.

The size alone limits the development potential of the site and based on the above
analysis, the highest and best use of the site, as vacant, is judged to be for development of a
permitted use (e.g, light industrial, office or municipal use) within the Industrial District. The
most logical buyer is an owner/user who would immediately develop the site. An alternative
buyer would be an investor who might hold the property for future development, but this buyer

type typically pays less for what might be a long-term investment.

MARKETING TIME/EXPOSURE TIME

According to the Uniform Standards of Professional Appraisal Practice (USPAP),

marketing time is defined as “...an opinion of the amount of time it might take to sell a property

interest in real estate at the concluded market value level during the period immediately after the
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effective date of an appraisal.” Reasonable marketing times for properties comparable in size

and scope 1o the subject fall in the range of 12 months, and possibly less,
In accordance with the Uniform Appraisal Standards for Federal Land Acquisitions

(UASFLA), Section D-1b, a discussion of exposure time was omitted. This omission is a
jurisdictional exception to USPAP Standards Rules 1-2 and 2-2, and Statement 6.

VALUATION PROCESS

There are three approaches to value: The Cost Approach, the Sales Comparison
Approach and the Income Approach. As previously noted, the valuation that follows estimates
the value of the entire subject property (vacant land). The Sales Comparison Approach has been
used to value the subject acreage because this is the most typical method of valuing vacant land.
The Cost Approach was not used as the subject has no improvements, and the Income Approach

was not used because vacant properties similar to the subject are not typically leased.
SALES COMPARISON APPROACH

'The basic steps in the procedures of the Sales Comparison Approach are:

1. Research the market to identify similar properties for which sales, listings and/or
offerings data is available. :

2. Verify the information as to terms, motivating forces, and bonafide (arm’s length)
nature.

Determine the appropriate unit of comparison (acre, square foot, etc) and develop a
comparative analysis for each unit.

4. Compare each of the comparable properties important attributes to the corresponding.
ones of the property being appraised, under the general categories of time, location,
physical characteristics, and conditions of sale. Adjust the sales price of each
comparable or eliminate the property as a comparable.

5. Reconcile the value indications that result from the comparable sales into a single
value indication.

Ll

Recent sales and offerings of industrial/commercial land in southern New Hampshire

were researched, and five sales were directly analyzed with respect to the subject. The five sales
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are detailed as comparable Sales L-1 through L-5 in the Addendum of this report, and are
summarized on the following Comparative Analysis Chart. Three comparable properties sold in
2015, and one each sold in 2014 and 2011, No more recent comparable sales were found in the
subject’s market area. The sales ranged in size from 1.2994= acres to 5.17+ acres, with a range of
1.2994+ usable acres to 4.0+ usable acres (thus bracketing the subject’s 2,66+ usable acres).
Analysis included consideration for time of sale, condition of sale, financing terms,
location/zoning, site size, site characteristics, and utilities, The most meaningful unit of
comparison was determined to be on a per acre basis, as this is typically what a buyer would rely

on when sstimating the value of property similar to the subject.

Data for the sales was gathered from Real Data, the various municipal Assessor’s offices,
and County Registries of Deads, multiple listing services (NNEREN & CIBOR), and various on-
line property databases. All of these sources were believed to be reliable. The data was then
confirmed by a party directly involved with the transaction, including broker, grantor, grantee, ot

appraiser.

The unadjusted prices-of the comparable sales range from $85.000/acre to $239,699/acre

and adjustments were made as follows:
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COMPARATIVE ANALYSIS CHART

FACTORS SUBJECT COMP L-1 COMP 1-2 COMP 1.-3 COMP L4 COME L-5
Location Timber Swamp : 109 Towle Farm
Rd. ' 106 Ledge Rd Drakeside Rd 04-74 Epping Rd 25 London Ln Rd
Hamp‘toa Seabrook Hampton Exeter Seabrool Hampton
Sale Price = $350,000 $150,000 $500,000* $340,000 $295,000
Toial acres (&) / Assume:2.66 / 517/ 3.0/
Usable acres (1) 2.66 2.7 1.2994 2.42 4.0 2.25
Frontage () Assume 130° 3517 45377238 409° 6547 6947
Sale Price/Acre - Usable : $129,630 $115,438 $243,802 $85,000 $131,111
Sale Date 6/2015 1/2011 7/2015 12/2014 3/2015 4/2015
Time Adjustment B 0% 0% 0% 0% 0%
Condition of Sale 0% 0% 0% 0% (%
Adjusted S. P./Usable 3% % 0% 0% 0%
Acre $129,630 $115,438 $243,802 $85,000 $131,111
ADJUSTMENTS
Location/Zoning Similar Similar Superior Similar Similar
0% 0% ~30% 0% 0%
Parcel Size Stmilar Offsetting Similar Larger Similar
0% 0% 0% +30% 0%
Site Offsetting Offsefting Offsetting Offsetting Offsetting
Characteristics 0% 0% 0% 0% 0%
Utilities . Superior Superior Superior Superior Superior
Well/septic -5% -5% -5% -5% -5%
Net Adjustment ¢ 5% 5% -45% +25% -5%
Adjusted Sale Price/Ace : $123,149 $109,660 $134,091 $106,250 $124 555

*inchudes an estimated $10,000 in demolition costs
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Property Rights: All comparable sales were of the Fee Simple interest, therefore warranting no

adjustments.

Financing Terms: All comparable Sales were cash ransactions considered typical in this

market, therefore, no adjustments were deemed necessary for Financing Terms.

Conditions of Sale: All comparable sales were considered to be typical arm’s length

transactions, and therefore warranted no adjustments.

Time Adjustment: The comparable sales exchanged hands between January 2011 and April
2015, Market conditions for commercial/industrial land sales similar to the subject were
considered relatively stable during this period and through the effective date of this report,

therefore warranting no adjustments for time.

Location/zoning: The subject property is located in Hampton in the Seacoast area of New
Hampshire. It is in a rural residential/industrial area, just off Route 27 and within % mile of the
1-95 (Exit 1) and Route 101 (Exit 13) ramps, adjacent to [-95 and next to the NHDOT’s Park n’
Ride lot and turnpike maintenance yard: For the most part, the remainder of the occupied
properties in the subject neighborhood are single-family homes. There are no traffic counts for

Timber Swamp Road, in the area of the subject.

Except for Comparable Sale 1-3, all the sales have similar locations/zoning which
obviates the need for adjustment. Comparable Sale L-3 is located on a secondary commercial
strip with a traffic count of 12,000 vpd and within % mile of downtown Exeter. The sale is
~considered superior with respect to location when compared to the subject. and warrants
downward adjustment. The adjustment is based on a paired comparison of the unadiusted unit

values of Sales L-3 ($243,802/acre) and L-3 {$131,111/acre) which is considered generally

similar to the subject’s location.

Site Size: Comparable Sales L-1, L-2, L-3 and L-5 range in size from 1.2994=+ usable acres o

2.7+ usable acres, therefore considered similar when compared to the subject’s 2.664 acres,
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warranting no adjustments. Sale L-4 (4+ usable acres) is 50% larger than the subject, warranting
an adjustment. Typically, larger sites sell for less on a per acre basis than smaller sites. The
adiustment is based on paired comparisons of the unadjusted sale prices of Sale L-4

{$85,000/acre) with Sales L-1 (3129,630/acre} and L-5 (3131,111/acre).

Site Characteristics: It was assumed the subject property will have at least 130 of frontage

{7omin
(ZORI

requires 100), within the hypothetical 2.66 acres (most of it appears to be usable) and
appears to have no significant detriments to development. All comparable sales appear to be
generally similar with respect to site characteristics of the usable acreage, therefore warranting

no adjustments when compared to the subject.

Utilities — The subject will be serviced by an on-site well and septic system. All the comparable

sale are serviced by municipal water and sewer and warrant a downward adjustment for superior

utilities.

SALES COMPARISON APPROACH SUMMARY

The comparabie sales are summarized in the Table below:

COMP LOT SIZE SALE SALE PRICE/USABLE ADJUSTED SALE
SALE | (+ usable acres) PRICE ACRE PRICE/USABLE ACRE
L-1 2.7 $350,000 $129,630 $123,149

L2 1.2994 $150,000 $115,438 $109,666

L3- - b 242 - 8590,000% | -$243,802 ¢ - - - $134,091

L-4 4 $340,000 $85,000 $106,250

L5 2.25 $295,000 ' $131,111 $124,555

*mcludes $10,000 in demolition costs
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Each of the above comparable sales appears to give a meaningful indication of value for
the subject. Adjusted sale prices fall within a range from $106,250 to §134,091 per usable acre, a
variance of $27,841/acre, or approximately 21% from high to low. The mean of the adjusted
prices of the five comparable sales is $119,342/ acre, while the median adjusted price is slightly
higher at $123,149/acre (Sale L-1). The upper end of the range is represented by Sale L-3
($134,091/acre). This sale is located in a superior commercial/industrial/residential area of
Fxeter, on a secondary commercial strip (12,000 vpd.) in close proximity to the downtown area
and was purchased to construct and relocate a community day care center. For this reason the
price noted should be further adjusted downward. The lower end of the range is represented by
Sale L-4 ($106,250/acre) which is a recent sale (3/13) of a smaller Industrial zoned lot located in

an industrial park just off [-95 (Exit 1) in Seabrook.

Total aggregate adjustments indicated by the comparable sales range from 5% to 45%, and
this suggests good comparability with the subject as Sales L-1 (§123,149/acre), L-2 (§109,666/acre)
and L-5 ($124,555/acre) have total gross adjustments of only 5%. Of these three sales, less weight
was allocated Sale L-2 as it was purchased for residential development which is not an allowed use
in the subject’s Industrial zoning district. Greater weight was allocated Sale L-3, most comparable
to the subject with respect to location and size. The sale is 34 acres with 2.25 usable acres, sold
within the last 3 months and is located in a similar mixed use residential/commercial area, roughly
1.5 miles southeast of the subject on Towle Farm Road. It was purchased by an abutter which could

warrant a further downward adjustment.

Also considered were the following listings:

a 299 Exeter Road, Hampton — 2.19% acre indusirial zoned lot located on the east side of I-

93 in close proximity to the entrance to the Liberty Lane Office Park is currently being
marketed for $423,000, or $194,064/acre. Additionally, while no formal site plans have
been filed, there is speculation that larger lots in the immediate vicinity of the Liberty Lane
Office Park and CR’s restaurant {287 Exeter Road) are being considered for the

development of a hotel and assisted living community.

s 24 Whitaker Way, Seabrook - 964 acre industrial zoned lot 1s currently being marketed

for $425,000, or $442,708/acre. The property is located off Stard Road in close proximity to
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1-95 (Exit 1). The current owner purchased the property in July 2011 for $200,000, or

5

232,558/acre and listed the unimproved site in June 2015;

e 4 Commerce Wav, Bxeter — 6.142 acre industrial zoned Lot has been marketed for

$350,000, or $57,003/acre, since March 2014. The property is located in an industrial park
off Route 27 (Epping Road), roughly %2 mile west of the downtown area;

e 2299 Woodhury Ave & Shattuck Wav, Newington — A 1.9+ acre office zoned lot 13

currently being marketed for $275,000, or $144,737/acre and a 2.75+ acre ot is being
marketed for $375,000, or 136,364/acre. These properties are located off Woodbury
Avenue in close proximity to the Spaulding Turnpiks (Rout 16).

Based on the above analysis, the market value of the fee simple interest of the State of
New Hampshire properties on Timber Swamp Road in 'Hamptonr NH (unspecified portions of
Map 66, Lots 2 & 5 and the 1-95 LAROW which will be realigned) as of June 17, 2015 was
estimated to fall towards the upper end of the $105,000 to $125,000 per acre range, say

$120,000/acre which computes as follows:

2.66% acres X S120,080/8C78 .iviiiiiiimrsniiieniieiiesssnnsnesssssssasisnines $320,000 (Rounded)
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CERTIFICATION
We cerify thar, to the best of our knowledge and bellef,

I. The statements of fact contained in this report are trug and corract.

13

The reported analyses, opinions, and conclusions are limited only by reported assumprions and limiting conditions,
and are our personal, unbiased professional analyses, opinions and conclusions.

LoX

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

4. We have no bias with respect 1o the property thar is the subject of this report or 1o the parties involved with this
assignment.

LA

Our engagement in this assignment was not contingent upon developing or reporting predeerminad results.

6. Our compensation for completing this assignment is not contingent upen the development or reporting of a
prederermined value or direction in value that favors the cause of the client, the amount of the value opinion, the

attaimment of a stipulated resulr, or the cecurrence of a subsequent event directly relazed 16 the intended use of this
appraisal.

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

8. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representarives, '

9. Joseph E. Fahey, 11l made a personal inspection of the property that is the subject of this report: Joseph G. Fremeau
did not inspect the property,

10. No one provided significant real property appraisal assistance to the person signing this certification.

L1. We have not performed an appraisal service regarding the property that is the subject of this report within the three-
yaar period immediately preceding acceptance of this assignment.

2. As of the date of this report, L, Joseph G. Fremeau, have complered the continuing education program of the
Appraisal Institute.

13. The reported analyses, opinions, and conclusions were developed, and this report has been preparad. in conformity
with the Code of Professional Ethics and Standards of Professicnal Appraisal Practice of the Appraisal Institute.

7S
Joseph G. Fremeau, MAI Dare
NHCG-89
President
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Toseph E. Fahey, 111 Date
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ASSUMPTIONS AND LIMITING CONDITIONS

The following assumptions and limiting conditions apply to this report:

This is an Appraisal Report which is intended to comply with the reporting requirements set forth under Standard Rule 2-
2(a) of the Uniform Standards of Professional Appraisal Practice for this report type. As such, it might not include full
discussions of the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion
of value. Supporting dosumentation concerning the data, reasoning, and analyses i3 retained in the appraiser's file. The
information contained in this report is specific to the needs of the client and for the intended use stated in this report. The
appraiser is not responsible for unauthorized use of this report.

ketches, maps, exhibits and other graphic aids included in the report are for the purpose of aiding the reader in
visualizing the property and should not be used for technical purposes. No engineering survey has been made by the ap-
praiser and land dimensions given in the report are taken from sources deemed reliable.

No opinicn as to titls is rendered. Data on ownership and the legal description were obtained from sources gensrally
considered reliable. Title is assumed to be marketable and free and clear of all liens and encumbrances, easements and
restrictions except those specifically discussed in the report,

It s assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures which would render
it more or less valuable, and in this sense, it is assumed that legal, engineering, or other technical advice, as may be
required, has been or will be obtained from others. In particular, no tests have been conducted to determine the extent of
any chemical or substantive site contamination or flood hazards, the existence of lead paint or ureaformaldehyde foam
insulation, insect infestation, asbestos, structural defects, ste.

it is assumed that all required lcenses, certificates of occupancy or other legislative or administrative authority from any
local, state, or natiopal governmental or private entity or organization have been or can be obtained or renewed for any
use on which the value estimates contained in this report are based.

The appraiser is not qualified te detect hazardous waste and/or toxic materials. Any comment by the appraiser that might
suggest the possibility of the presence of such substances should not be taken as confirmation of the presence of
hazardous wasts and/or toxic materials. Such determination would require mvestigation by a qualified expert in the field
of environmental assessment. The presence of substances such as asbestos, urea-formaldehyde foam insuistion, or other
potentially hazardous materials may affect the value of the property. The appraiser's value estimate is predicated on the
assumption that there is no such material on or in the property that would cause a loss in value unless otherwise stated in
this report: No responsibility is assumed for any environmental conditions, or for any expertise or engineering knowledge

required to discover them. The appraiser's descriptions and resulting comments are the result of the routine observations
made during the appraisal process.

Any proposed improvements are assumed to be completed in a good workmanlike manner in accordance with the
submitted plans and specifications.

The party for whom this appraisal report was prepared may distribute copies of this report, in its entirety, to such third
pariies as may be selected by that party; however, selected portions of this appraisal repert shall not be given to third
parties without prior written consent of Fremeau Appraisal, Inc. Neither all nor any part of this 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 Fremeau Appraisal, Inc.

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.

Unless previous arrangements have been made, appraisal assignments are undertaken with the understanding that there is
no obligation to provide services after completion of the original assignment. Advance arrangements should be made for
preparation and court time, conferences and meetings, additiona! copies, etc.

FREMEAU APPRAISAL, INC.



1L

32

Responsible ownership and competent property management are assumed,

No responsibility is taken for changes in market conditions and ne obligation is essumed to revise this report to reflect
everis or conditions which occur subsequent to the date hereof. The appraised values are predicated on the financial
structurs prevailing as of the date of this report.

FREMEAU APPRAISAL, INC.
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1 TiMBER SWAMP RD
Location 1 TIMBER SWAMP RD Assessment  $447,300
Mbly 68/ 2/ // Appraisal  $447,300
Aect# 510 PID 510
Owner NEW HAMPSHIRE, STATE OF Building Count 1
Current Vajue
Appraisal
!
Valuation Year Improvements Land Total
2011 $30,000 $417,300 $447.300
Assessment
Valuation Year Improvements Land Total
2011 $30,000 $417,300 $447,300
Owner of Record
Owner NEW HAMPSHIRE, STATE OF Sale Price 30
Co-Dwnear Cartificate
Address STATE HMOUSE Book & Page 1131/0253
CONCORD,, NH 03301 Sale Date
Ownership History
Ownarship History
Cwner Sale Price Certificate Book & Page Sale Date
. ] .
NEW HAMPSHIRE, STATE OF } 48] 1131/0253
Building Informatien
Building 1 : Section 1
Year Built: -
o ' Building Photo
tiving Area: ]
Replatement Cost: 0
Bullding Percent
Good;
Repiacement Cost
50

L.ess Depreciation:

Building Attributes

Field Description
Style Vacani Land
Model
Grade:
Steries:

e floic voel camhamntoannh/Parces] senvnid=310

INANNSIAREN



Vision Government Solutions

Ocoupancy

Exterior Wall 2

Exterior Wall 2

Roof Structurea:

Roof Cover

Interior Wall 1

Interior Wall 2

Interior Fir 1

Interior Flr 2

Heat Fus!

Heat Type:

AL Type:

Total Bedrooms:

Total Bthrms:

Building Layout

L Buitding Layout
B g

fhetp:/fimages. vgsh.com/photos/Hampion NHPhotos//default.ipg)

Building Sub-Areas Legend
Total Half Saths:
No Data for Bullding Sub-Arees
Total Xtra Fixtrs:
Total Rooms:
Bath Style:
Kitchen Style:
MHP
Extra Features
Extra Features Legend
No Data for Extra Features
Land
tand Use Land Line Valuation
Use Code S0 1V Size (Acres) 4.2
Description STATE-NH MDL-00 Frontage o
Zane 1 Depth 0
Neighborhood Assessed Value  $417,300
Alt Land Appr Mo Appraised Value $417,300
Categoty
Cutbuildings
o g
Outhuilidings Legendi
b
Code i Dascription Sub Code Sub Description | Size Value Bidg #
i
PAVY l PEVING-ASPHALT E 30000 S.F. 530,000 1
Valuation History
Appraisal
]
Valuation Year Improvements Land Total

httn://eis vest.com/hamptonnh/Parcel aspxinid=510

6162015



Vision Government Solutions

1 2614 430,000 $417,300 $447,300
2013 $30,000 $417.300 5447 300
12512 §30,000 $417,300 S447 300
b
Assecsment
Valpzation Year Improvemeants l.and Total

2014 $30,000 $417,300 B $447,300
2013 $30,800 $417,300 $447,300
2012 530,000 . $417,BGOE $447,300

hHn-Hote voot com/thamntannh/Parcs] senvyInid=S 10

{cy 2014 Vision Government Solutions, Inc. All fights reserved.
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PHOTOGRAPHS OF SUBJECT PROPERTY

South View — Timber Swamp Road



PHOTOGRAPHS OF SUBJECT PROPERTY

North View — Timber Swamp Road
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PHOTOGRAPHS OF SUBJECT PROPERTY 40

Northeast View — Subiect site along Timber Swamp Road

]

Southeast View — Subject site along Timber Swamp Road



PHOTOGRAPHS OF SUBJECT PROPERTY

orth View — Rear of subject site along 1-93
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PHOTOGRAPHS OF SUBJECT PROPERTY
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Southeast View — Subject Site
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orthwest View — Sublect Site
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Neighborhood Map
Timber Swamp Rd, Hampton, NH
i Inch = 1030 Feet
June 29, 2013

Data shown on this rmap is provided for planning and infarmational purposes only, The municipzlity and CAl Tachinologies ars
not responsibia for any use for other purpcses or misuse o misrepresentation of this map.




. Neighborhood Map
Timber Swamp Rd, Hampton, NH
1 Inch = 313 Feet
June 29, 2013

Data shown on this map is provided for planning and informational purposes onty. The municipaiity and CAl Technoiogies are
not responsible for any use for sther nurposes of Mmisuse or misraprasentation of this mag.
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Zomng Map
I Timber Swamp Rd., Hampton, NH
I Inch = 1030 Feet
July 08,2013

Data shown on this map s provided for planning and informaticnal purposes onty. The municigality and Cal Technolngies are
not responsible for any use for other purpcses or misuse or misrepresentation of this mao.




Tax Exempt Map
i Timber Swamp Rd, Hampton, NH
1 Inch= 315 Feet
July 08, 2013

Data shown on this map is provided for planning and informationat purposes only, The municipality and CAl Technclogies are
not ressonsible for any use for other purnoses or misuse or misreoresentation of this map,




1 Timber Swamp Rd, Hampton, NH TR
1 Inch = 238 Feet
July 08, 2015

Data shown on this map is provided for planning and informationst purpeses only, The municipality and CAl Tachnotogias ars
not responsible for any use for sther purposes of misuse or misreprasentation of this map.




Flood Map

i

i o

A s

1 Timber Swamp Rd, Hampton, NH
T amt

1inch = 258 Feet
July 08,2015

Uata shown on this map is provided for sianning and informatonal purposes only. The municipality and CAl Technologles ars
not responsible for any use for aiher purposes or misuse or misrepresentation of this map.
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Vetlands Map
I Timber Swamp Rd, Hampton, NH
I Inch=3513Feet
July 08, 2013

Data shown on this map s provided for planning and informational purposes criy. The municipaltty and CAE Technologiss arg
not responsible for any use for other purposes or misusa or misrepresentation of this mag. .
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USGS Map
Timber Swamp R4, Hampton, NH
1 Inch= 513 Feet
June 28, 2013

www, cabtach, com
AR

Data shown on this mas i provided for slanning and informational purposes only. The municipality ang CAl Technologies are
nat responsibie for any use for cther pUCDOSEs or misuse or misreprasentation of this map.
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COMPARABLE LAND SALES
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, COMPARABLE LAND SALFE #1-1
Location: 106 Ledge Road, Seabrock, NH
Grantor: Swanky Nominee Trust
(Grantee: Robpat Associates, LLC
Sale Date 1726/11 Book/Page: 5189/607
Date Recorded:  1/26/11 Deed Type: Quitclaim
Registry: Rockingham Revenue Stamps: 33,250

PHYSICAL

Size: 2.7 acres ' | Shape: Irregular
Frontage: 351.84 feet Depth: Varies
Topography:  Open & rolling Road Grade: At
Soils:  N/A Street Surface:  Paved

Improvements:  None

UTILITIES

Water:  Municipal - Gas: At street
Sewer: Municipal Electric: At street
Zoning:  Industrial ' Use: Vacant land
Highest and Best Use: Industrial
Sale Price: $350,000 Financing: None recorded with sale
Sale Price/Acre: $129,630
Conditions of Sale:  Arm’s Length

CONFIRMATION
Scurce:  Broker ' Confirmed By: I Fahey

Date: 6/15

Comments: This property is identified on Seabrook Tax Map 6 as Lot 7 and is located in an
industrial park just west of I-95 (Exit 1) and Batchelder Road. Subsequent to the sale, the
grantee {d/b/a Midway Utility Contractors) built an 8,419+ SF (3 bay) maintenance garage with a
40,000+ SF storage vard. The site was originally listed for $399,000.

FREMEAU APPRAISAL, INC.
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Property
Location

Owner

o

Camera Locatior
Photographer
Date Taken

Project File Number

Comparable Sale L.-1

106 Ledge Road, Seabrook, NH

Robpat Associates, LLC

i.edge Road
J. Fahey
July 2015

6.155
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COMPARABLE LAND SALE #1.-2 >?
Location: Drakeside Road, Hampton, NH
Grantor: Asset Title Holding Company
Grantee: Chinburg Development, LLC
Sale Date 7/10/15 Book/Page: 35635/259
Date Recorded:  7/10/15 Deed Type: Warranty
Registry: Rockingham Revenue Stamps:  $2,250

PHYSICAL |
Size: 1.2994 + acres Shape: Irregular
Frontage: 237.617/453.02° Depth:  Varies
" Topography:  Open and level Road Grade: At
Soils:  n/a Street Surface:  Paved
[mprovements:  None
UTILITIES
Water:  Municipal Gas: Propane
Sewer: Mﬁnicipal Electric: At street
Zoning: General ((3) - Use:  Unimproved land
Highest and Best Use:
Sale Price: $150,600 Financing: Ralph Del Vecchio - $150,000
Sale Price/Acre: $1-1 5,438/acre
Conditions of Sale: © Arm’s Length
CONFIRMATION

Source:  Broker Confirmed By: ] Fahey
Date: 7/15
Comments: This property is identified on Hampton Tax Map 140 as Lot 3 and is located 7z mile
southwest of Exeter Road (Route 27), on the southwest comer of Towle Farm Road and
Drakeside Road, adjacent to 1-93. This lot was being marketed as a commercial site but the
General zoning allows commercial, industrial and residential uses. The grantee is a local
developer and prier to purchasing the site, he obtained approvals for a traditional 3 lot residential
subdivision with lot sizes ranging from 0.37: acres to 0.52 acres. The Existing Conditions plan

FREMEAU APPRAISAL, INC.
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for the propesed development indicates the actual lot size is 56,604+ SF, or 1.29%4+ acres
(municipal records indicate a lot size of 1.5+ acres). The developer is also in the process of
obtaining approvals for a 10 1ot open space development on a 6.82+ acres (2 lots) directly across

the street, on the southeast corner of Towle Farm Road (Map 140, Lot 1 and Map 157, Lot 1.

FREMEAU APPRAISAL, INC.
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Aerial Map
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Location

Owner

Project File Number

Comparable Sale L-2

Drakeside Road, Hampton, NH

Towle Farm Road

I. Fahey
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COMPARABLE LAND SALE #1.-3

Location: 64 - 74 Epping Road (Route 27}, Exeter, NH

Grantor: Lavender Loft, LLC/Leigh Smith

Crantee: Great Bay Kids Company, Inc.

Sale Date 12/29/14 Book/Page: 5385/1600 and 1602

Date Recorded:  12/25/14 Deed Type: Warranty

Registry: Rockingham Revenue Stamps:  $6,750/81,950
PHYSICAL "

Sizé: 2.42 % acres Shape: Irregular

Frontage: 409.52° Depth:  Varies

Topography:  Open and level Road Grade: At

Soils:  n/a Street Surface:  Paved

Improvements: 1,438 & SF (1.5 story) house to be razed

UTILITIES
Water:  Municipal Gas: Natural
Sewer: Municipal Electric: At street
USE
Zoning: Highway Commercial (C-2) Use:  Commercial
. Highest and Best Use: Commercial
Sale Price: $580,000 Financing: Georgetown Bank - §3,045,000
NH Community Loan ~ $660,000

Sale Price/Acre: $239,699/acre
Conditions of Sale:  Arm’s Length

CONFIRMATION _
Source:  Broker Confirmed By: I. Fahey

Date: 6/15

Comments: This is an assemblage of two adjacent properties identified on Exeter Tax Map 62 as
Lots 112 and 113. The site is located near the Exeter Industrial Park, roughly one-half mile west
of the downtown area. The sale includes an unimproved 2,19 £ acre site (Lot 112y and a 23 =
acre site that is improved with a 1,438 = SF (1.5 story) house (Lot 113) that will be razed. The
demolition cost of the house was included in the building permit for the new structure and was

FREMEAU APPRAISAL, INC.



eda
not itemized. Based on Marshall Valuation Service (Section 66, Page 11), the demolition cost
was estimated to be $10,000 and considers 35,0004 SF of paving to be remeved. The site is being
developed with an owner-oco

ith an owner-occupied 15,000 = SF daycare facility that is scheduled to open in the
oy [a]
fall 2015,

FREMEAU APPRAISAL, INC.




1 ¥he guta shmsvin o s odi wtit

5 prsvititl el for ionnatos) sH8

b panning purinegs oy, Ty

Tovrs a1 Conssllanie b sul

[ ThapeisiNg bor 1T SRS o
IHBFEPPREMFTIGN 41 Wit sata

Printed o0 Q3072015 at 0453 PM

Town Bogndary
v

i

Abullig Taiws

T

Stiaata

Mise Suaams
N

Parcel Ghestng
Ayt

sOnline




unuOsdelpy 1918xg

R R
Pa¥ usn SAUE




Property

Location

Camera Location
Photographer

Date Taken

Project File Number

Comparable Sale L-3

64-74 Epping Road, Exster, NH
(Great Bay Kids Company, Inc.
Route 27 (Epping Road}

J. Fahey

July 2015

6.15

n
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COMPARABLE LAND SALE #1.4
Location: 25 London Lane, Seabrook, NH
Grantor: A-1 Storage
Grantee: Green Head Holdings, LLC
Sale Date 3/26/15 Book/Page: 5604/851
Date Recorded:  3/26/15 Deed Type: Warranty
Registry: Rockingham Revenue Stamps:  §5,100
PHYSICAL
Size: 5.17 & acres (fotal) Shape: Irregular
4.0 * acres {usable)
Frontage: 654.63° Depth:  Varies
Topography:  Open and level Road Grade: At
Soils:  n/a Street Surface:  Paved

Improvements:  None

UTILITIES

Water:  Municipal Gas: Propane
Sewer:  Municipal Electric: At street
Zoning: Industrial 3 : Use: Vacant land
Hichest and Best Use: Industrial
Sale Price: $340,000 Financing: None recorded with sale
Sale Price/Acre: $65,765/acre (total); $85,000/acre (usable)
Conditions of Sale:  Arm’s Length

CONFIRMATION
Source:  Broker Confirmed By: J. Fahey

Date: 6/15

Comments: The property is identified on Seabrook Tax Map 35, Lot 8-20 and is located in an
industrial area just west of 1-95 (BExit 1) and Batchelder Road. The usable area was estimated to
be 4 + acres due to wetlands and a 100” setback from a residential zone. The grantee (d/b/a
Greenhead Lobster) is building a 12,000+ S¥F storage facility that will be used as a lobster
distribution center.

FREMEAU APPRAISAL, INC.
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Project File Number
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COMPARABLE LAND SALFE #1.-5

Location:
Grantor:
Grantee:
Sale Date 4/8/15
Date Recorded:  4/9/15

Registry: Rockingham

Frontage: 694.14°
Topography:  Generally level
Soils: n/a

Improvements:  None

Water:  Municipal

Sewer: Municipal

Malt Road Realty, 1.LC

109 Towle Farm Road, Hampton, NH

Gregory and Jennifer Sancoff

Book/Page: 35607/2718
Deed Type: Warranty
Revenue Stamps:  $4,425

Qlamae IR
SHAPE! reguiar

Depth:  Varies
Road Grade: At

Street Surface: Paved

UTILITIES
Gas: Propane (at street)

- Electric: At street

Use:  Vacant land

Financing: Grantor - $195,000
GCIMP, LLC - $100,000

USE
Zoning: Industrial
Highest and Best Use: Industrial
Sale Price: $295,000
Sale Price/Unit: $98,333/acre (total
$131,111/acre (usable)
Conditions of Sale:  Arm’s Length
CONFIRMATION

source: Broker

Date: 6/15

Confirmed By: . Fahey

72

Comments: The property is identified on Hampton Tax Map 122, Lot 1-1 and is located in a rural
residential/industrial area, approximately ¥ mile southwest of Exeter Road (Route 27}, next to
the Smuttynose Brewery. Roughly 2.25+ acres are considered usable, due to a wetland area on

FREMEAU APPRAISAL, INC.
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the western portion of the site. . The property was purchased by the Brewery for future expansion.
‘There were conceptual plans for a 17,000+ SF industrial building with 90 parking spaces.

FREMEAU APPRAISAL, INC.
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Project File Number

-~

Comparable Sale L-5

109 Towle Farm Road, Hampion, NEH
Malt Road Realty, L1LC

Towle Farm Road

J. Fahey

July 2015
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REAL ESTATE APPRAISAL QUALIFICATIONS

OF
JOSEPH G. FREMEAU

Prafessional Designations

* MAI (Member Appraisal Institute}
» SRA (Senior Residential Appraiser)

Licenses and Certificates

» State of New Hampshire - Certified General Appraiser
' (#NHCG-89)
= State of New Hampshire - Licensed Real Estate Broker {currently inactive)
(#010517)
Education
Whittemore School of Business B.S. Business Administration/Economics

and Economics, University of N.H.

Real Estate courses completed and
exams passed - University of New Hampshire

Principles of Real Estate - 1975
Real Estate Law and Finance - 1976
Real Estate Appraising - ' 1976
Land Use Economics - 1977

Society of Real Estate Appraisers
Courses completed and exams passed

Course 101 An Introduction to
Appraising Real Property
Course 202 Applied Income
Property Valuation

FREMEAU APPRAISAL, INC.



Exams successfully challenged 80

R-Z BExam Resideniial Property
Case Study

Course 201 Principles of Income
Property Appraising

American Institute of Real
Estate Appraisers

Courses completed and exams passed

Courses 1B-1, 1B-2, & 1B-3 Capitalization Theory
and Techniques, Parts
1-2-3

Course 2-3 Standards of
Professional Practice

Course 4  Litigation Valuation

Exams successfully challenged

Course 1A-1 Real Estate Appraisal
Principles

Course 1A-2 Basic Valuation
Procedures

Course 2-1 Case Studies in Real
Fstate Valuation

Course 2-2 Valuation Analysis and

 Report Writing

As of the date of this report, I, Joseph G. Fremeau, have completed the requirements under the
continuing education program of the Appraisal Institute.

Professional Experience

1986 - Present Fremeau Appraisal, Inc.
Manchester, NE

1981 - 1986 Crafts Appraisal
Assoc., Bedford, NH

1979 - 1581 R.E. Broker -

Joseph O, Fremeau Agency
Manchester, NH

FREMEAU APPRAISAL, INC.



Affiliations

President, 1st Vice
President, 2nd Vice
President, Secretary

Chairman

Grader

Chairman

Director

Chairman
Chairman

Member

Associate Member

g1

1984-89 - New
Hampshire Chapter - Society of
Real Estate Appraisers

1989-90 - Professional Standards Committee - New
Hampshire Chapter - Society of Real Estate Appraisers

1989-90 - Demonstration Reports for the
Society of Real Estate Appraisers

1997 - Membership Committee - New Hampshire
Commercial Investment Board of Realtors '

1998-99 — NH Cemmercial Investment Board of
Realtors

2006 - Present - St. Mary’s Bank

Credit Committes, St. Mary’s Bank (2008 - 2010}
Board of Directors, St. Mary’s Bank (2010 ~2013)
National Association of Reaitors

New Hampshire Association of
Realtors

New Hampshire Commercial Investment Board of
Realtors

Young Advisory Council
Society of Real Estate Appraisers — 1983-84

1991 - Legislative Committee
N Chapter - Appraisal Institute

Revolving Loan Committee, City of Manchester
(2000 - 2609)

New Hampshire Association of Assessing Officials

FREMEAU APPRAISAL, INC.
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state of New Hampshire
REAL ESTATE APPRAISER BOARD
APPROVEDTO PRACTICE AS A
CERTIFIED GENERAL APPRAISER
ISSUED TOr JOSEPH G FREMEAU

Y

iteme Now MMOG-E0

Expirazion D 02282617

3

State of New Hamnshire

REAL ESTATE APPRAISER BOARD
APPROVED TO PRACTICE AS A
Certified General Appraiser

ISSUED TOU JOSERR G FREMEAY

EXPMRATION DATE.
T

For sdditional informarion please connsy the Board 0B
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Qualifications
Joseph E. Fahey Il
89 Appleton Street
Manchester, NH 03104

A. Experience

1. December 1994 to Present
Fahey Appraisals, Manchester, New Hampshire
Commercial and industrial real estate appraising
2. April 1986 to December 1594
Bredice Appraisal Associates, Manchester, New Hampshire
Commercial and industrial real estate appraising
. February 1986 to April 1986
R.E.L Associates, Inc., Manchester, New Hampshire
Commercial and industrial real estate appraising
4, March 1981 to February 1986
Joseph E. Fahey, 111 Real Fstate Company, Manchester, NI
Broker in commercial and industrial real estate
Angust 1980 to March 1981
Baldwin Investments, Inc., Derry, New Hampshire
Broker in commercial and industrial real estate
6. January 1980 to August 1980
Duffley Gallery of Homes, Manchester, New Hampshire
Salesman in residential and industrial real estate

i)

L

B. Education and Training

St. Anselm's College - Bachelor of Science, Business Administration/Economics

Participated in the following real estate related courses:

St. Anselm's College - Course - Business Law, 1970

Society of Real Estate Appraisers - Course 101 - An Introduction to Appraising
Appraising Real Property '

American Institute of Real Estate Appraisers - Courses 1B-A and 1B-B - Capitalization
Theory and Techniques-Parts A &B; Case Studies in Real Estate Valuation;
Report Writing and Valuation Analysis; Standards of Professional Practice

Marshall Valuation Service Commercial Cost Approach, Basic & Advanced Seminars

C. Licenses

State of New Hampshire - Certified General Real Estate Appraiser #NHCG-103 -
Expires August 31, 2016.

FREMEAU APPRAISAL, INC.
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State of New Hampshire
REAL ESTATE APPRAISER BOARD
APPROVED TO PRACTICE AS A
CERTIFIED GENERAL APPRAISER
tssUEDp To: JOSEPH E FAHEY. [

Camifieme Mot WHOG-103 ExpiRamion DaTE OBAL/2816

State of New Hampshire
REAL ESTATE APPRAISER BOARD
APPROVEDR TOPRACTICE AS A
Certified General Appraiser

EXPIRATION DATE:
n85312045

For additenal informution please tontact the Board office ar dawn.stawecki@nh.cov or visit our wal sle
hetpi//www nhugov/ nhreab



STATE OF NEW HAMPSHIRE LRCP 15-035
DEPARTMENT of RESOURCES and ECONOMIC DEVELOPMENT

DIVISION OF FORESTS AND LANDS
172 Pembroke Road  P.O. Box 1856  Concord, New Hampshire 03302-1856

663-271-2214
FAX: 603-271-6488
www.nhdfl org

October 19, 2015
Rep. Gene Chand!er, Chairman
Long Range Capital Planning and Utilization Committee
C/O The Legislative Budget Assistant Office
Room 102, State House
Concord, NH 03301

REQUESTED ACTION

1} Pursuant to RSA 4:40, authorize the Department of Resources and Economic Development (DRED) to
surplus an undeveloped 1.5-acre parcel of “Greenfield State Park™ (the Park) in the Town of Greenfield,
to Vestige Properties Inc. dba New England Forest Products (NEFP), in exchange for an undeveloped
1.5-acre parcel from Barbara C Harris Camp (BCHC), also in the Town of Greenfield. There will be no
cost to the State for this exchange.

2) Pursuant to RSA 4:40, authorize the Department of Resources and Economic Development to accept the
$1,100 administrative fee for deposit into the Forest Improvement Fund.

EXPLANATION

DRED wishes to convey the 1.5-acre Park parcel to its abutter - NEFP, in exchange for the 1.5 acre BCHC parcel
which directly abuts the Park and Otter Lake, and would allow for future expansion of the public boat ramp.
NEFP operates an expanding forest products mill complex and desires to own the 1.5 acres of the Park to
enhance their log holding area. Due to a brook and wetlands complex, the dry land they wish to acquire is not
used by the State. NEFP will provide the acquisition costs for the 1.5 acres BCHC will deed to the State. Heath
Appraisal Services has determined the market value of the State parcel to be $2,500, and the market value of the
BCHC parcel to be $3,750.

The Council on Resources and Development approved the exchange by unanimous vote on September 10, 2015,
Your approval is respectfully requested. Please contact Bill Carpenter at 271-2214, with any questions.

Approved by,

RV

Jeffrey I. Rose, Commissioner
Department of Resources and
Economic Development

Attachments

TDD ACCESS: RELAY NE 1-800-735-2964 é@ recycled paper
DIVISION OF FORESTS AND LANDS 603-271-2214



New Hampshire Council on
Resources and Development

NH Office of Energy and Planning
17 Fleagard Steoet, Johnsor Hall
Coneord, NI 83301
I*hone: 603-271-2153
Fax: 603-271-2613

TOE Access: Relay NH
LB 35.2904

MEMORANBUM

TO: Copnvissioner Jelfrey 1. Rose
Department of Resources and Economic Developiment

FROM:  Susan Slock, Principal Plammor e bk
NH Office of Energy and Planning

PATE: October 5, 20135

SUBJECT:  Surplus Land Review, SLR 15-009-Green fiekd

Om September 10, 2015, the Council on Resources and Development (CORIY) took action on the
following Surplus Land Review application from the Department of Resources and Eeonomic
Development

Request from the Depastment Resoorees and Teonemie Development to swap with New
England Forest Products (NEFP} a 1.5-acre portion of the Greonfield State Park for a parcel of
equal value on the shore of Otter Lake adjacent 1o the Park’s public boat ramp to be purchased
by NEFP and conveyed to the State.

CORD members voted 10 RECOMMEND APPROVAL OF SLR 15-009 s submitted, pending
po sdverse cormments received by the close of the 30-day public comment pertod, which was the
cloae of business on Octoher 5, 201 5, No wdverse comments were recelved.

oo Bill Carpenter, Administrator, Bureau of Land Management
Meradith Hatfield, Divector, NH Office of Energy and Planning
Chair, Long Range Capital Plamning and Utilization Commitiee

MEMBER ABENCIES: Gfice of Eneryy snd Plasning « Ressurnas and Sconamiz Devainpmen » Erwirorangital Servicas
Agricalue, Markets, and Food « Fish and Game Safety « Bducation « Health and Humen Servioas « Transpotation
Cukyral Besgurces » Administmtive Servicas « Maw Hampshire Housing Finance Authority
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New Hampshire ADMINISTRATIVE OFFICE
Employment 45 Sourr FRuIT STREET
Security Concorp, NH 03301-4857

www.nhes.nh.gov
Were working fo keep New Hampshire working”

Grorce N. Copabig, ComwssioNes

RicHARD J. LAVERS, Derury COMMISSIONER

November 10, 2015
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, the New Hampshire Department of Employment Security (NHES)
respectfully requests the approval of the Long Range Capital Planning and Utilization
Committee 1o enter into a marketing agreement with NAI Norwood Group, 116 South River
Road, Bedford, NH, for a term of up to one year, to sell the below listed properties:

e 298 Hanover Street, Manchester, NH, a parcel containing 0.15+ acres of land
with one building of approximately 9,559 square feet containing a mix of offices,
training rooms, and utility spaces, for a price to be determined at a later date with
further approval of the Committee, 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.

o 436 Maple Street, Manchester, NH, a parcel of 0.16= acres utilized as a parking
lot, for a price to be determined at a later date with further approval of the
Committee, 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 with one building of approximately 20,360 square feet
containing a mix of offices, conference rooms, and utility spaces and parking,
for a price at or above $1,400,000, 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 current market value with the stipulations listed above. On
November 14, 2012, this 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. These two Concord properties were sold within the last year for
$1,575,000 and $1,300,001, respectively, without the use of brokerage services. NHES is now
requesting the Committee to amend its prior approval and allow NHES to utilize the services of
NAI Norwood Group to market the Manchester properties.

NFIES is a proud member of America's Workforce Network and NI 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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BACKGROUND

On June 22, 2011, the House and Senate voted (by voice vote) 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 the parking garage. The bill aiso
provided for the consolidation of four (4) NHES offices. No general funds were used for the
renovation project and parking garage.

NHES began the process of gaining formal approval for the sale of the four properties in 2011.
The 436 Maple Street property was combined with 298 Hanover Street for the purpose of these

requests. Results of the approval processes are summarized below:

298 Hanover Street/ 436 Maple Street. Manchester NH

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

On September 18, 2012, the Committee voted to approve NHES’ request to sell this property for
the current market value, allowing negotiations within the Committee’s current policy
guidelines, assess an $1,100 Administrative Fee and that the right of first refusal be treated in the
customary manner.

On October 17, 2012, the Governor and Executive Council voted to authorize NHES to sell the
properties 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.

300 Hanover Street. Manchester NH

As a result of the Request for Project Review by the New Hampshire Division of Historical
Resources (DHR), DHR indicated that there was no potential to cause affects.

Effective January 5, 2012, CORD took action on the request brought by NHES to sell or lease
the property located at 300 Hanover Street, voting to recommend approval of the request.
During the waiting period, no state agency came forward to express interest in the property.

On September 18, 2012, the Committee voted to approve the NHES request to sell this property
for the current market value, allowing negotiations within the Committee’s current policy
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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.

PROPERTY DESCRIPTIONS AND ACQUISITION COSTS

NHES believes that, given the historical use of the properties as administrative office space, the
properties could be marketed and sold as commercial office buildings. However, NHES is
seeking to utilize the services of NAI Norwood to explore the possibility of other uses, including
commercial uses, and is also considering unbundling 436 Maple Street from 298 Hanover Street
in the marketing process to allow the possibility of the parking area being added to 300 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.

298 Hanover Street/436 Mapie Street. Manchester, NH

The property contains two parcels of land totaling 0.31: acres. The first parcel contains .15+
acres of land and includes one building of approximately 9,559 square feet containing a mix of
offices, training rooms, and utility spaces. The second parcel, located on the comer of Hanover
Street and Maple Street, contains 0.16+ acres utilized as a parking lot in conjunction with the
office building. The building previously housed the Department’s Unemployment Insurance
Appeals Unit. The Appeals Unit has moved to the Tobey Building located at 45 South Fruit
Street in Concord, NH and the building is currently vacant.

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

298 Hanover Street
Manchester, NH
Original Fund Sources

Federal Funds $0 0.00%
Administrative Contribution $364,500 160.00%
Total $364,500 100.00%
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300 Hanover Street, Manchester, NH

The property contains four (4) parcels of land totaling 1.18+ acres. The first parcel contains
0.65+ acres of land and includes one building of approximately 20,360 square feet containing a
mix of offices, conference rooms, and utility spaces. The other three parcels contain 0.22:+ acres,
0.14 acres, and 0.17+ acres, and are respectively used as a parking lot in conjunction with the
office building. The building currently houses the Department’s Manchester Local Office, which

will move to a location yet to be determined in the greater Manchester area when the property 1s
sold.

NHES purchased the 300 Hanover Street property 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 Street
Manchester, NH
Original Fund Sources

Federal Funds $0 0.00%

Administrative Contribution $1.342,560 100.60%

Total $1,342,560 100.00%
PROPERTY APPRAISALS

Both 298 and and 300 Hanover Street were appraised by Capital Appraisal Associates, located in
Concord, NH, in reports originally published on July 21, 2011 and updated as of December 12,
2012. (436 Maple Street is included in the appraised value for 289 Hanover Street.) The “as is”
fee simple unencumbered market values of the properties as of December 12, 2012 were:

Property Appraised Value
298 Hanover Street/436 Maple Street, Manchester, NH $ 640,000
300 Hanover Street, Manchester, NH $1,400,000
Total $2.,0640,000

RFP PROCESS

On September 10, 2015, the Department issued a Request for Proposal for Real Estate Brokerage
Services (RFP). The RFP was posted on the Administrative Services Current Bidding
Opportunities web site and was advertised in the Manchester Union Leader on September 8th,
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10th and 13" 0f 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 NAI Norwood Group in Bedford, New Hampshire.
Norwood’s proposed commission rate is 6.00%. Norwood has performed real estate brokerage
services for the State of New Hampshire previously and is considered highly qualified for this
engagement.

Based upon the appraisals and preliminary opinions of market value expressed by Norwood, the
Department is in the process of developing a sales price for 298 Hanover Street as a stand-alone
property, without 436 Maple Street. This price will likely fall below the $640,000 appraised
value, in part because of the unbundling of 436 Maple Street. The Department is seeking
approval of a $1,400,000 sales price for 300 Hanover Street. The Department is seeking
approval to market and sell 436 Maple Street as an enhancement to either 298 or 300 Hanover
Street or as a stand-alone property without establishing a firm price due to the contingent nature
of the marketing plan. This will allow flexibility to bundle this unimproved parcel with either of
the improved parcels or to sell it on its own.

The marketing agreement will specify that the Department is required to offer the Properties to
the City of Manchester at the sales prices approved by the Long Range Capital Planning and
Utilization Committee as part of the statutory disposal process, and that the real estate broker
will not receive any commission for a sale to the City of Manchester.

Authorization 1s hereby requested: to enter into an exclusive marketing agreement for a
maximum term of one year that will be subject to final approval by the Governor and Executive
Council; (1) for the sale of 300 Hanover Street at or above the proposed sale price of $1,400,000
and subject to the conditions outlined above; and (2) for the sale of 298 Hanover Street and 436
Maple Street following final approval of the selling price by this Committee and subject to
conditions outlined above; (3) to pay from the proceeds of any such sales a commission to the
selected broker at the rate of six percent (6%) of the sales price; and 4) to retain for the State of
New Hampshire an administrative fee of $1,100 or such larger amount as the Committee may
deem appropriate in accordance with RSA 4:40, Ill-a.

.‘-" i
/ Richard J. Lavers,
Deputy Commissioner

Exhibits Attached
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Exhibit #1 — Information for 298 Hanover Street/436 Maple Street
Exhibit #2 — Information for 300 Hanover Street

Exhibit #3 — Sample Brokerage Agreement
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Information for 298 Hanover Street/436 Maple Street



AERIAL MAP

298 Hanover Street
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Vision Government Solutions Page 1 of 2
298 HANOVER ST
Location 298 HANOVER ST Assessment §560,200
Mblu 0093/ /00604/ / Building Count 1
Owner STATEOFNH
‘Current Value
Assessment
Vaiuation Year ‘total
2013 $560,200
Owner of Record
Owner STATEGFNH Sale Price $G
Co-Owner Certificate
Book & Page 6381/1778
Sale Date 03/26/2001
Instrument iE
Ownership History
Ownership History
Owner Sale Price Certificate Book & Page Instrument Sale Date
STATEOF N H $0 6381/1778 1E 03/26/2001
TREISMAN, JASCON E $0 01/15/1985
MANCHESTER LODGE NO 146 BPCE $0
Building Information
Building 1 : Section 1
Yuear Built: 1958 Building Photo
Living Area: 5932 . )
Replacement Cost
Less Depreciation: $45%,200
Buiiding Attributes
Field Description
STYLE Office Bldg
Stories: 2.5
Occupancy 1
Exterior Wall 1 Viny! Siding
Exterior Wall 2 Brick/Masonry
Roof Structure Gable/Hip
Roof Cover Asph/F Gls/Crmp (http://imagas.vgsi.com/photos/ManchesterNHPhotos/ADO\GS
\60/92.IPG)
Interior Wail 1 Drywatl/Sheet

http://gis.vgsi.com/ManchesterNH/Parcel.aspx 7pid=2977

8/21/2015



Interior Walt 2

Vision Government Solutions

Interior Floor 1

vinyl/Asphalt

Interior Floor 2

Carpet

Heating Fuel

Gas

Heating Type

Forced Air-Dug

Building Layout

Page 2 of 2

AZ Type Central
Total Rooms
Total Bedrms 00
Total Baths 4]
Heat/AC HEAT PUMP
Frame Type WOOD FRAME
Baths/Plumbing AVERAGE
Building Sub-Areas
Ceiling/wall SUS-CEIL & Wi
Cod D ok Gross Living
Rooms/Pring AVERAGE ode escription Area | Area
Walt Height 8 BAS First Floor 4438 4438
% Comn Wall FUS Upper Story, Finished 1494 1494
FOP Porch, Open 35 G
TBM ThreeQuarter Fin Bsmnt 3839 ¢
UBM Basement, Unfinished 599 0
UHS Half Story, Unfinished 1494 4]
11899 5932
Extra Features
Extra Features
Code Description Size
SPR1 SPRINKLERS-WET 4399 S.F,
Land
Land Use Land Line Valuation
Use Code $600 Size (Sqr Feet) 6750
Description NON TAX C
Outhbuildings
Quthuildings

No Data for Qutbuildings

(c} 2014 Vision Government Solutions, Inc. Ali rights reserved.

http://gis.vgsi.com/ManchesterNH/Parcel.aspx?pid=2977

8/21/2015



Exhibit #2

Information for 300 Hanover Street



AERIAL MAP

300 Hanover Street



ZONING MAP

i mm.wﬁww. : 3

e
; ..MI

5LP RIS

.mw_m,m..
1S HBAONYH .
T ey
U thepend 214G 1BUOISS 9o J) I0UNSIT S sing URQN)
‘__ S {odley L

g BB B

300 Hanover Street

g

=== 1) : 1A I A SRS =

o 1§ s HO I e

ABLHSIC IRMORIISU-SING =
IR0 oama ot




‘Vision Government Solutions

Page 1 of 2
300 HANOVER ST
fLocation 300 HANOVER ST Assessment $1,308,200
Mbiu 0093/ / 0005/ / Building Count 1
Owner STATEOFNH
Current Value
Assessment
Valuation Year Total
2013 $1,308,200
Owner of Record
Owner STATE OF N I Saile Price $4,000
Co-Owner Certificate
Book & Page 5972/1084
Sale Date 07/23/1998
Instrument o4
.Ownership History
Ownership History
Owner Saie Price Certificate Book & Page Instrument Sale Date
STATEOF N H £4,000 5972/1084 04 07/23/1998
TREISMAN, JASON E $0
Building Information
Building 1 : Section 1
Year Buailt: 1920 Building Photo
Living Area: 20360 .
Replacement Cost
l.ess Depreciation: $1,15%,100

Building Attributes

Field Description
STYLE Office Bldg
Stories: 1
Occupancy 1
Exterior Wall 1 Brick/Masonry
Exterior Wall 2
Roof Structure Flat
Roof Cover Tar & Gravel
Interior Wall 1 Drywall/Sheet
Interior Wall 2

\6O/93.1PG)

Building Layout

http://gis.vgsi.com/ManchesterNH/Parcel.aspx7pid=2978

http://:mages.vés;.com/p otos/ManchesterNHPhotos//\l 5

9/9/2015



Viston Government Solutions

Page 2 of 2

Interior Floor 1 Carpet
Interior Floor 2
Haating Fue! Qil
Heating Type Forced Air-Duc
AC Type Central
Tetat Rooms
Total Bedrms 00
Total Baths 0
Heat/AC HEAT PUMP
Frame Type MASONRY
Baths/Plumbing AVERAGE Building Sub-Areas
Ceiling/Wall SUS-CEIL & WL Code Description Gross Living
Area Area
Rooms/Prins AVERAGE
BAS First Floor 20360 20360
Wall Height 15
CAN Cancpy 535 8]
% Comn Walt
20895 20360
Extra Features
Extra Features
Code Description Size
SPR1 SPRINKLERS-WET 19857 5.F.
Land
Land Use Land Line Valuation
Use Code 3600 Size (Sqr Feet) 28250
Description NONTAXC
Qutbuildings
Qutbuildings
Code Bescription Size
PAV1 PAVING-ASPHALT 7500 S.F.
PK1 PARKING SPACE 23 UNITS

(c) 2014 Vision Government Sclutions, Inc. All rights reserved.

http://gis.vgsi.com/ManchesterNH/Parcel.aspx7pid=2978

9/9/2015



Exhibit #3

Sample Brokerage Agreement



STATE OF NEW HAMPSHIRE
DEPARTMENT OF EMPLOYMENT SECURITY

EXCLUSIVE LISTING AGREEMENT

I THE STATE OF NEW HAMPSHIRE, acting by and through its Department of
Employment Security, having an address of 45 South Fruit Street, Concord 03301
(“SELLER™), hereby grants to the undersigned aving an address
of (“AGENT™), he date upon
which both parties have executed this Agreement (the “EFFECTIVE i i

improved with a 20,360+ square foot building and an 86
particularly described in the Deed of Jason Treisman t
23, 1998, and recorded in the Hillsborough County Regi

the “PROPERTY™), the exclusive right to ma
PROPERTY at a minimum price of

at any other price and terms to which S
this Agreement, an individual or entity
or above said price on such terms and con
price and terms to which SELLER may agr?
commissionof __ percent

rize or consént. If, during the term of
ready, willing and able to purchase at

2. THIS AGRE
EFFECTIVE DAT
said ending date by th
for 31x (6) on%ecutlve

ECT for six (6) months, commencing on the
(6) months thereafter, and, unless terminated on
its sole discretion, shall be automatically renewed
s Upon the same terms and conditions {(except that the

otherwise transferred within six (6) months after the expiration or
rescission of' t ment to anyone whom AGENT has procured, unless the PROPERTY has
been listed with 