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The Long Range Capital Planning and Utilization Committee, as established by RSA 17-
M, of which you are a member, will hold a regular business meeting on Tuesday, May 10, 2016,
at 10:00 a.m. in Room 201 of the Legislative Office Building.
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LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
AGENDA

Tuesday, May 10, 2016 at 10:00 a.m. in Room 201 of the Legidlative Office Building

1)

2

3)

Acceptance of Minutes of the March 30, 2016 meeting

Old Business:

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

New Business:

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

LRCP 16-013 Department of Corrections — request approval of a ten-year renewa lease
agreement with Robat Holdings, LLC, P.O. Box 397, Manchester, NH 03305 for approximately
5,500 square feet of space located at 60 Rogers Street (2™ floor suite), Manchester, NH 03103
for the period of June 1, 2016 to May 31, 2026, for an amount no to exceed $857,796, subject to
the schedule of annual rent and certain limited improvements, as specified in the request dated
April 28, 2016

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

LRCP 16-012 Department of Transportation — request authorization to enter into a listing
agreement for a term of one (1) year with NAI Norwood Group for the sale of a 3.6 +/- acre
parcel of State owned land improved with a single family residence located at 72 Range Road in
the Town of Windham for $725,000, assess an Administrative Fee of $1,100, and allow
negotiations within the Committee’s current policy guidelines, subject to the conditions as
specified in the request dated April 18, 2016

LRCP 16-014 Department of Transportation — request authorization to sell a 1,813 +/- square
foot parcel of State owned land located on the easterly side of Frank Bean Road in the Town of
Laconia directly to the City of Laconia for $1,500, which includes a $1,100 Administrative Fee,
subject to the conditions as specified in the request dated May 2, 2016

LRCP 16-015 Department of Transportation — request authorization to sell a 0.2 +/- of an acre
parcel of State owned land located on the westerly side of NH Route 12A in the Town of Surry
to Nancy Balla, the abutter, for $2,400, which includes a $1,100 Administrative Fee, subject to
the conditions as specified in the request dated May 2, 2016
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(4)

(5)

(6)

RSA 4:40 Disposal of Real Estate:

LRCP 16-011 Department of Resources and Economic Development — authorization to; 1) sell a

20 foot wide utility easement over Davisville State Forest in Warner, NH for the appraised value
of $35,000 to Eversource Energy, and assess an Administrative Fee of $1,100, and further
authorization to 2) sell a three-acre (3) portion of Davisville State Forest in Warner, NH to
Richard George for $57,100, and assess an Administrative Fee of $1,100, subject to the
conditions as specified in the requested dated March 28, 2016

M iscellaneous:
| nfor mational:

Date of Next M eeting and Adjour nment
The next meeting has been set for Tuesday, June 14, 2016 at 10:00 am.




LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES
March 30, 2016

The Long Range Capital Planning and Utilization Committee met on Wednesday, March
30, 2016 at 3:00 p.m. in Room 201 of the Legidative Office Building.

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

Michael Connor, Department of Administrative Services

Representative Chandler called the meeting to order at 3:00 p.m.

ACCEPTANCE OF MINUTES:

On a motion by Representative Gionet, seconded by Representative Danielson, that the
minutes of the February 16, 2016 meeting be accepted as written. MOTION ADOPTED. (7-
Yes, 2-Abstain)

NEW BUSINESS:

RSA 4:40 DISPOSAL OF REAL ESTATE:

LRCP 16-007 Department of Administrative Services — Craig Bulkley, Chief Operating
Officer, Financial Management Division, New Hampshire Liquor Commission presented the
request and responded to questions of the Committee.

On a motion by Senator Boutin, seconded by Senator Stiles, that the Committee approve
the request of the Department of Administrative Services, acting on behalf of the New Hampshire
Liquor Commission, to grant a perpetual utility easement on state land to Unitil Energy Systems,
Inc. and Northern New England Telephone Operations, LLC (d/b/a FairPoint Communications-
NNE), as tenants in common, for the construction, installation, operation, maintenance, and
replacement of transmission and distribution lines and associated service poles and other
supporting facilities and apparatus as needed to provide electrical and telecommunications utility
service to the NH Liquor Commission Headquarters building located at 50 Storrs Street in
Concord, free of charge in exchange for making available to the State continued and upgraded
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electrical and telecommunications utility service to the NHLC Headquarters building, subject to
the conditions as specified in the requested dated March 2, 2016. MOTION ADOPTED.

INFORMATIONAL:

LRCP 16-009 Department of Administrative Services — Michael Connor, Deputy
Commissioner, Department of Administrative Services responded to questions of the Committee
regarding the appraised value of land associated with the informationa item, dated March 16,
2016, of intent to enter into a Memorandum of Agreement with the Department of Safety for a
term of ninety-nine (99) years for the use and occupation by the Department of Administrative
Services of approximately 2.051 acres of land and the buildings and other improvements situated
thereon owned by the State at 4 Meadowbrook Drive in Milford, NH, located at the intersection
of the NH Route 101 Bypass and Phelan Road.

The Committee requested the Department of Administrative Services not act on the
Memorandum of Agreement with the Department of Safety until the Department provides an
appraisal to include the purchase value of the property. The Committee also requested a copy of
the law which exempts Memorandum of Agreements from being considered alease and requiring
Long Range Capital Planning and Utilization Committee approval.

The informational materials were accepted and placed on file.

DATE OF NEXT MEETING AND ADJOURNMENT:

The next regular meeting of the Long Range Capita Planning and Utilization Committee
will be at the Call of The Chair. (Whereupon the meeting adjourned at 3:11 p.m.)

Representative John R. Cloutier, Clerk



LRCP 16-009
Additional Information

State of New Hampshir

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

VICKI V, QUIRAM . JOSEPH B. BOUCHARD
Commissioner Assistant Commissioner
{603) 271-3201 (603) 271-3204
April 8, 2016

The Honorable Gene Chandler, Chairman

Long Range Planning and Ulilization Committee
State House

Concord, New Hampshire 03301

INFORMATIONAL ITEM

At the last meeling of the Long Range Planning and Utilization Committee on March 16,
2016, we submitted an informational item regarding a 99 year Memorandum of
Agreement with the Department of Safety for approximately 2 acres of land located at
4 Meadowbrook Drive in Milford. The purpose of the Memorandum of Agreement is to
utilize the land to construct a new facility that will house the Milford Circuit Court and a
Livision of Motor Vehicles substation.

there was some discussion during the meeting regarding whether it would be more
apprepriate fo purchase the land outright rather than enter into o long ferm
memorandum of agreement and we were asked to provide a copy of the mast recent
appraisal. Attached is a copy of the most recent appraisal as requested.

Respectiully Submitted,
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Appraisal Report

of

Land and Building at 4 Meadowbrook Dr., Milford, NH
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Prepared By:
Laura J, Davies, NHCG - 529
Appraiser Supervisor
NH Department of Transportation
7 Hazen Drive
PO Box 483
Concord, NH 03302-0483




FROM: Laura J. Davies, NHCG #: 529 DATE: December 15, 2015
Appraiser Supervisor

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

THROUGH: Stephen Bernard, Chief Appraiser

SUBJECT: Market Value Estimate of a 2.05% Acre Parcel Improved with a 5,253 SF
Government Office Building with 576:SF Attached Garage
Located at 4 Meadowbrook Drive, Milford, NH
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 New Hampshire Department of Transportation, Bureau of Right
of Way as well as officials at the Department of Safety and Administrative Services.

The purpose of this appraisal is to estimate the market value of the fee simple interest in the
property located at 4 Meadowbrook Drive, Milford, NH that is owned by the State of New
Hampshire. The annual market rent for the site, as vacant, has also been requested. This
2.054 acre site was acquired by the State via two transfers, each transferring a one-half
interest in the unimproved site, on June 20, 1986. The existing improvements were
constructed in 1939 for their present use as a Division of Motor Vehicles office, as well as a
barracks for the State Police, which have since been moved elsewhere. The property is
identified by the Town Assessor as Lot 29 on Tax Map 7. The subject is located in Milford’s
Industrial District and is also within the West Elm Street Gateway District, an overlay
district. The effective date of value is November 4, 2015.

‘The appraised property consists of a roughly square 2.05+ acre lot with frontage on Phelan
Road and NH Route 101 as well as frontage and access on Meadowbrook Drive. The
intersection of NH Route 101 and Phelan Road is controlled by four way lighted signals. The
subject is improved with a 5,253 square foot, cape style, wood-frame building with an
attached two-car 576 square foot garage. Electricity, telephone, cable TV, municipal water
and sewer are on site.

The parcel is being valued to assist the client-the New Hampshire Departments of
Transportation, Safety and Administrative Services, and their officials, employees and agents
in providing a reasonable and supportable market value estimate of the real estate and an
annual market rent estimate for the site as vacant, for possible transfer, leasing and/or
redevelopment.

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,

File # 15-88, Milford DMV
4 Meadowbrook Drive, Miltord NH
Owned by State of New Hampshire



Based on the data collected and analyzed, in my opinion the market value of the fee simple
interest of the property as of November 4, 2015:
$275,000

The market annual ground rent for the site, as vacant, as of November 4, 2015 is:
$22,000

File # 15-88. Milford DMV
4 Meadowbrook Drive, Milford NH
Owmed by State of New Hampshire



Photographs of the Subject Property
Taken October 30, 2015 by Laura Davies
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View of subject from Meadowbrook Drive curb cut, facing southeast.

View of the subject facing north.

File # 15-88, Milford DMV
4 Meadowbrook Drive, Milford NEI
Cwned by State of New Hampshire



Photoeraphs of the Subject Property

Taken October 30, 2015 by Laura Davies

View of Division of Motor Vehicles entrance and along east side of building facing Route
101,

View of west side of subject office building from Meadowbrook Drive.

File f# 15-88, Miiford DMV
4 Meadowbrook Drive, Milford NH
Owned by State of New Hampshire



Photographs of the Subject Property
Taken October 30, 2015 by Laura Davies

View of communications tower on the southeast corner of the subject site.

View across subject parking lot toward the signalized intersection at Route 101 and Phelan
Road

File # [5-88 Milford DMV
4 Meadowbrook Drive, Milford NI
Owned by State of New Hampshire



Photographs of the Subject Property
Taken October 30, 2015 by Laura Davies
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View of Meadowbrook Drive looking north, subject at right.
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Photographs of the Subject Property
Taken November 4, 2015 by Laura Davies

Division of Motor Vehicles service area

Division of Motor Vehicles testing room

Fite # 15-88, Miltord DMV
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Photosraphs of the Subject Property

Taken November 4, 2015 by Laura Davies

Shared kitchen area

Former Fire Standards and Training office area

File # 15-88, Milford DMV
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Photographs of the Subject Property

Taken November 4, 2015 by Laura Davies

First floor data/systems equipment area

Vacant space

File # 15-88, Milford DMV
4 Meadowbrook Drive, Milford NH
Owned by State of New Hampshire
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Photographs of the Subject Property

Taken November 4, 2015 by Laura Davies

Second floor State Police satellite ofﬁce

Second floor State Police radio equipment closet
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General Assumptions

For this report | have assumed:

»

Al maps, pians, and photographs 1 used are reliable and correct.

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

The parcel areas given to me have been propetly calculated.

Broker and assessor information are reliable and correct.

The deeds 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.

This summary appraisal report values only the real estate. It does not value personal
property, computers, furmture eqmpment machmery, tools, business goodwill or
inventory. '

Extraordinary Assumptlons and anotheilcal Cond:tmns

None

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 wr 1t‘{en 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.

File# 15-88, Milford DMV
4 Meadowhbrook Drive, Milford NH
Owned by State of New liampshire



Purpose of Appraisal

The purpose of the appraisal is to estimate the market 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-0f-Way Manual, Uniform Appraisal Standards for Federal Land Acquisitions
(UASFLA) (a/k/a Yellow Book), and Uniform Standards of Professional Appraisal Practice
(USPAP). Additionally, the annual market ground rent for the site, as vacant, had been
estimated.

Market Value

As referred to herein, the term Market Value is defined by The Uniform Appraisal Standards
Jfor Federal Land Acquisitions, as follows:

Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in all
probability the property would have sold on the effective date of the appraisal, after a reasonabie
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.

Ground Rent / Market Rent

Ground rent and market rent are defined in the Dictionary of Real Estate Appraisal, 5th
edition, (The Appraisal Institute, 2010}, as:

Ground Rent - The rent paid for the right to use and occupy land according to the terms of a ground
lease; the portion of the total rent allocated {o the underlying land.

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

Property Rights Apuyraised

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
October 30, 2015 and November 4, 2015

Effective Date of Value
November 4, 2015
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Date of Report
_Decembez‘ 15, 2015.

Intended Use

The intended use of this report is to assist the client— the New Hampshire Departments of
Transportation, Safety and Administrative Services, and their officials, employees and agents
in providing a reasonable and supportable market value estimate of the real estate and an
annual market rent estimate for the site as vacant, for possible transfer, leasing and/or
redevelopment.

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 Departments of Transportation, Safety and
Administrative Services.

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 October 30, 2015 and November 4, 2015. I examined Town and County
property records including assessment data and taxes, zoning regulations, the availability of
public utilities, access, traffic counts. ] researched the type and intensity of neighboring uses
and reviewed information from the files of the New Hampshire Department of
Transportation, including highway plans for NH Project No. P-7105-B of the construction of
Route 101.

I formed an opinion of the highest and best use of the subject site, as if vacant as wel] as for
the property as improved, based on its legal, physical, and neighborhooed land use
characteristics, then determining the financially feasible and maximatly productive uses for
the property “As Is”. I cenducted extensive search for comparable land and building sales
and for ground lease rents, terms and capitalization rate data for the subject property, verified
and analyzed the data selected for use in the sales comparison approach, developed an
opinion of the value of the property, and prepared this 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
Milford, Bedford and Londonderry, the Hillsborough County Registry of Deeds, Northern
New England Real Estate Network (MLS), Real Data, and local real estate professionals.

Property Identification

The subject property is identified as 4 Meadowbrook Road in Milford, NH, a 2.05+ acre
parcel located on the south side of Phelan Road between Meadowbrook Drive and Route 101,
Milford, Hillsborough County that is owned by the State of New Hampshire. It is further
identified by the Milford Assessor as Lot 29 on Map 7.

File # 15-88, Milford DMV
4 Meadowbrook Drive, Milford NH
Owned by State of New Hampshire



" Listing, Transfer. and Ownership History

The State of New Hampshire currently owns the subject parcel. They acquired the property
from Forest, Nash and Krook by two deeds, each transferring a one-half interest in the parcel,
recorded on June 20, 1986 at the Hillsborough County Registry of Deeds in Book 3573 Pages
789 and 790. A portion of this conveyance was a Charitable Contribution.

The 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.

Present Use

The property was constructed for use as a state police barracks and a Division of Motor
Vehicles office. The state police use has since been moved and that portion of the building is
minimally occupied by the State’s Fire Standards and Training and Emergency Medical
Services office and as a State Police satellite office. The communications tower remains,
although the extent of its use is not known.

Real Estate Tax Data

Property Assessment

$130200  $343,000  $474.100

Map7,Lot29

Real Estate Tax

$474,100 $12,942.93

Comments

The subject property is owned by the State of New Hampshire and is therefore tax exempt.
‘The State of New Hampshire, Department of Revenue currently estimates that assessed
values in the Town reflect approximately 98.7% of true market value resulting in an effective
tax rate of 2.69% of market value and an equalized assessed value of $480,344. 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.

Miiford is located in the western part of
Hillsborough County, about 20 miles
southwest of Manchester, the State’s
largest city, and 12 miles northwest of
Nashua, the state’s second most populous
community. Milford enjoys good
highway access via Route 101, the State’s
primary east — west route, as well as
Routes 101A and 13. The F. E. Everett
Turnpike is located about 7 miles to the
east, connecting Nashua to Manchester
and 1-93 to the North and to Lowell,
Massachusetts and 1-495 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 remained stable during
the past year. The most recent statistics available from NH Department of Labor report
unemployment rates in September 2015 were: 3.1% in the Town of Milford; 3.2% in
Hillsborough County; 3.0% in New Hampshire; 4.4% in New England and 4.9% in the
United States.

Milford’s 2013 population was 15,116, the 17" largest among the State’s incorporated cities
and towns. Milford’s population density is 594.6 persens per square mile. Milford has a
fairly diverse mix of uses for a community of its size. There are 6,375 total housing units,
3,674 of which are single-family units. The majority of the remaining units are apartments
with only 323 mobile homes in the community. Commercial and industrial property makes
up 19.4% of the assessed value in the town. The largest employer in the community is
Hitchner Manufacturing, with 500 employees. There are four other manufacturing businesses
in town with over 100 employees.

The subject neighborhood is located west of the downtown at the intersection of Route 101
(the Milford By-pass) and Route 101 A (Elm Street), just over a mile east of the Wilton town
line. The predominant uses in the neighborhood are industrial, including several Hitchner
Manufacturing facilities, as well as two newer Air Mar buildings and an Alene Candles plant
currently undergoing a major expansion, as well as commercial development, including uses
such as a supermarket, State liquor store, auto service/parts stores, a large bank office, clinic,
car wash and professional offices. The 2014 traffic count on Route 101 in the vicinity of the
subject is 16,025 Average Annual Daily Traffic (AADT) and to the west of the intersection
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Neighborhood Map

LZONING

The property is located in Milford’s 1 Industrial District, the West Elm Street Gateway
District and the Floodplain Management District. Permitted principal uses in the Industrial
District include: harvesting of natural resources, manufacturing, offices, research and
development, distribution and mailing facilities, processing and warehousing,
telecommunications facilities, farm roadside stands, processing of natural resources,
newspaper and job printing, agriculture and farming and utility, public or private. Uses
permitted by special exception include: building and structure higher than otherwise allowed,
accessory dwelling units for existing single-family dwellings, reduced setbacks and hoteis.
Small wind energy systems are allowed with a conditional use permit.

The subject property is serviced by municipal sewer and water. As such, no minimum lot
size or frontage requirements apply, but a minimum of 30% of the total lot area shali be
provided for open space. The front setback is 30 feet, side and rear setbacks are 15 feet,

18

File # 15-88, Milford DMV
4 Meadowbrook Drive, Milford NH
Owned by State of New Hampshire



increased to 30 feet on the side bordering the street for corner lots. The maximum height is
40 feet except school and municipal buildings may be up to 45 feet. Greater building height
requires a special exception.

The West Elm Street Gateway District is an overlay district that imposes additional
requirements and restrictions to those of the underlying base district. The restrictions are
related to architecture, scale of development, viewshed, underground utilities and a host of
other particulars.

The Floodplain Management District applies to that portion of the subject site that lies within
an “area of special flood hazard”, and is also an overlay district that imposes additional
requirements and restrictions. The majority of the site, an estimated 85-90%, lies within
flood hazard Zone AE. This results in additional permitting, design and construction
requirements for any new construction or substantial improvements.

The subject lot is not subject to minimum lot size, and frontage requirements in this district.
The parcel is improved with a government office building and a telecommunications facility,
both of which are conforming uses. 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 Map
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PROPERTY DESCRIPTION - SUBJECT

Site Description - The appraised property consists of a roughly square 89,320+ square foot
or 2.05 acre fot with 318 feet of frontage on Route 101, 236.63 feet of frontage on Phelan
Road and 346.6 feet of frontage on Meadowbrook Drive. The parcel’s only access is from
Meadowbrook Drive, as both Route 101 and Phelan Road are Limited Access Rights-of-Way
where they abut the subject site. Meadowbrook Drive is a town maintained cul-de-sac that
was built in the mid1980s to provide access for 11 lots developed as an industrial park. The
subdivision is completely built out, with the exception of one lot. The subject lot has the best
visibility and easiest access of all the lots within the subdivision, making it more suitable for
commercial use than for the permitted industrial uses. It also is across Phelan Road from a
significant concentration of high volume commercial development.

The site is mostly level and open. It is developed with a building, parking areas with lighting
poles, lawns, trees and shrubs around the building, an island of grass in the parking lot
improved with three flag poles and associated lighting, a telecommunications tower and
mechanical components. It is wooded and above the grade of both the road and the
remainder of the rest of the [ot in the southwest corner, also the only portion of the site
outside of a flood hazard area. Based on the subject’s conformance to current zoning
regulations, it would be developable for any of the permitted uses that would feasible for a
2.05 acre site, but it would be best suited for the commercial use permitted by right —offices,
or the commercial use permitted by special exception — hotel. Any use of the site would be
required to comply with the requirements of the Floodplain Management District, which
would almost certainly increase development costs.

Utilities available on the site include electricity, telephone, cable TV, municipal water and
sewer. Soils are primarily Pipestone loamy sand 0% to 3% slopes. It is noteworthy that
among the properties and qualities described for this soil type, the frequency of flooding is
described as none. As evidenced by the existing building, the soils can support development.
According to the National Wetlands Inventory, the site has no wetlands.

Subdivision Plan 16436
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Soils Map
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Improvements Description — The subject site is improved with a 5,253 square foot, cape
style, wood-frame office building with an attached 576 square foot two car garage built in
1989, The existing improvements were constructed for their present use as a Division of
Motor Vehicles office, as well as a barracks for the State Police, which have since been
moved elsewhere. The majority portion of the building constructed for the State Police is
minimally occupied by the State’s Fire Standards and Training and Emergency Medical
Services office and as a State Police satellite office. Apparently, the building has been
underutilized for some time. There is a telécommunications tower also located on the site.
The current utilization of this tower is not known.

The following basic description of the subject building is for information purposes only, and
is not intended to be exhaunstive in nature.,

Property type: Government office

Building Area: 3,344 sf st fir, 1,909 sf 2nd flr, 3,253 sf'total finished area
576 sf attached garage

Year built: 1989

Construction: Woaod frame

Foundation: Concrete slab

Condition: Fair, reportedly there has been minimal maintenance for the
last 5 years

Exterior Finish: Aluminum siding

Roof: Asphalt shingle — near end of economic life, some minor leaks

Windows: Wood thermo-pane, mostly double hung

Floor covering:

Commercial carpet and linoleum, worn

Partitioning: Painted drywall

Ceiling finish: Dropped 2x4 acoustic tiles on 1°* flr, drywall on 2™ fir

Lighting: Recessed fluorescent and fluorescent strips, building mounted
exterior lights

Plumbing: Kitchen, men’s and women’s restrooms on first floor, bath with
full shower on second floor

HVAC: Oil fired FHA-original, central AC, exterior pad mounted

Sprinklers: None

Alarm Systems:

Extras:

Smoke, security, video surveiilance
) Y !
Wall mounted server rack on 1™ flr, radio equipment room on
d
2" fir

Highest 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.

As If Vacant - The subject parcel is a conforming 2.05 acre lot of record within the Industrial
District. Permitted uses in this district are harvesting of natural resources, manufacturing,
offices, research and development, distribution and mailing facilities, processing and
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warchousing, telecommunications facilities, farm roadside stands, processing of natural
resources, newspaper and job printing, agriculture and farming, and utility, public or private.
Hotels are permitted by special exception.

The size of the site limits its use and supports the commercial end of the potential use
spectrum. The fot is level, has municipal utilities and would require minimal site work but
could suffer from a physical constraint in that it is located in a flood hazard area. The
location is an area that has extensive manufacturing in the immediate vicinity as well as high
volume commercial uses such as a supermarket and liquor store, along with other lower
intensity commercial uses, from bank and medical office to auto service and parts. The
subject lot has excellent visibility and access, fronting on Route 101 with a traffic count of
over 16, 000 AADT. Itis at the corner of a signalized intersection, resulting in excellent
exposure, making it more suitable for commercial use than for the permitted industrial uses.

Legally permissible and physically possible uses include office and, with a special exception,
hotel use as well as some smaller industrial uses. All of these uses are likely to be financially
feasible. The office or hotel use would be the maximally productive uses for the site. Office
or hotel use are concluded to be the Highest and Best Use of the site, as vacant.

As Improved - The subject is currently improved with a 26 year old, one and three quarter
story, 3,253 square foot government office building. The building has been underutilized and
minimally maintained for the last five years. A telephone interview with Jim Minery, Plant
Maintenance Engineer for the Department of Safety, indicated that the building is close to the
end of its economic life for the following reasons; the construction of the building on a slab
with mostly load bearing walls allows insufficient options for data wiring and results in an
inflexible and inefficient floorplan. The roof, heating system and interior finishes reportedly
are in need of replacement. The building requires a significant investment in the near future
and, if undertaken, the investment would not result in a highly functional building,.

A review of small office and service/retail building sales from western Bedford, Ambherst,
Milford and Wilton from May 2013 to present resulted in a sale price range from $15.70 to
$101.51 per square foot of building area. The prices varied based on functional
atility/condition and location, with the easternmost properties at the top of the range and the
westernmost properties forming the bottom of the range. The sales most similar to the
subject formed a tighter range of $36 to $61 per square foot. Given the focational
characteristics, zoning limitations, effective age and functional issues of the existing
improvements, the demand for and value of the site are considered to exceed the demand for
and value of the property as improved.

Based on the above factors the highest and best use of the subject as improved is concluded

to be for demolition of the existing building and redevelopment to a use permitted by right or
by special exception.
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VALUATION

The three traditional approaches to value are the Income Approach, Sales Comparison
Approach, and Cost Approach. Based on the Highest and Best Use conclusion, this analysis
considers the market value of the subject’s 2.05 acre site. The Sales Comparison Approach is
the most 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. Sales of sites
suitable for the development of an office building or other permitted use were researched for
use in this analysis. A sufficient number of available commercial land transactions were
found to develop this approach, although all of the comparable sales have significant
differences from the subject site. Because of those differences, a larger number of similar
sales were analyzed than is typical, in order to result in a more reliable value conclusion.
Sales were included in the analysis from the communities of Milford, Londonderry and
Bedford. Each sale is detailed on the subsequent pages.
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Summary of Comparable Land Sale 1

Location / Address: Corner Route 101 and Nashua Road, Bedford, NH

Grantor > Grantee:

Sale Price / Date:
Registry Ref.:
Site Area:

Unit Value:
Frontage:

Available utilities:

Zoning / Map Ref.:

Carlos & Maria Andrade > Diane L.. Riley Revocable Trust
$300,000 / August 3, 2012
HCRD Book 8456, Page 2708

1.00 acre

$300,000 per acre

669.79’ total

Electricity, telephone, cable, municipal water, septic

Commercial / Map 20, Lot 21-2

Conf. Source / By:  Grantor & Grantee, Public Records / S. Gromoshak, J. Fremeau & A.

Jones

H & B Use at Sale: Commercial lot

Comments:

This property is located at the signalized intersection of Route 101 and
Nashua Road and is closely proximate to various commercial and retail
uses. The Grantor purchased the lot (then lot 20-21-1) in 2010 (with no
approvals) and proposed to develop the site with a 1,918+ sf Dunkin’
Donuts which was to have a drive-thru, 13-car stacking, and 25 on-site
parking spaces. The proposed development showed direct access off
Nashua Road and shared access off Route 101 over the abutting Coldwell
Banker site (lot 20-21-2), with cross easements for both properties to take
advantage of the traffic light. However, after Mr. Andrade spent
approximately $35,000 in engineering fees without actually obtaining the
necessary cross easements, the proposed use was not Town approved. The
property’s only abutter, the owner of the Coldwell Banker site, bought the
Grantor out for approximately the amount he had into the property. The
price has been confirmed to be $300,000 by both the buyer and seller,
despite the tax stamps, which indicate a sale price of $200,000.

Once the Grantee purchased the site, she obtained approvals for a branch
bank then marketed the property for lease. Ultimately, the Grantee merged
and consolidated the two lots in order to successfully support the existing
3,572 + st office building (Coldwell Banker) plus a 5,100 + sf medical
office building (now Convenient MD.) Also supported are 48 parking
spaces servicing both buildings. Various variances and waivers were
obtained. They include but are not necessarily limited to:
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A variance to permit the building o be located 50° from the property line
where 60 is required, a variance to permit a 30° wide butfer strip where
50° wide is required, a waiver to allow pavement within the 30’ required
setback adjacent to property lines to allow for an interconnection driveway
along Nashua Road, a waiver to ailow 215 feet of sight distance when 400°
is required.

The setback from cach street is 60° which significantly limits the building
envelope to approximately % acre within a triangular-shaped area. The
traftic volume along the portion of Route 101 that is west of Meetinghouse
‘Road is estimated to be 24,000 VPD as of 2014.

The Grantee negotiated a 10 year triple net lease with Convenient MD that
included the land and construction of a “shell” building and all site
improvements at the landlord’s expense with the tenant providing its own
specialized intertor fit-up. That portion of the annual rent applicable to
just the land was estimated by the Grantee in the general range of
$80,000, and it considers the premium associated with obtaining site and
building approvals as well as site egress via a traffic signal.
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Summary of Comparable Land Sale 2:

Location / Address:
Grantor > Grantee:
Listing Price:
Contract Price:
Registry Ref.:

Site Area:

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

Comments:

Lot 37 Route 101, Bedford, NH

David & Virginia Smart > Suren & Dr. Sudha Komma (Proposed)
$275,000

$220.,000

TBD

1.00 acre

$220,000 per acre _

213.00° on Route 101

Electricity, telephone, cable, well, septic

Commercial / Map 20, Lot 37

Seller, Public Records, MLS / K. Madden, S. Gromoshak
Commercial lot

This property is a pending sale at the time of the writing of this report.

Per the MLS and other public real estate inventory sites, the asking price
for this parcel is $275,000. Per an interview with the seller, the agreed
upon contract price is $220,000. The transaction is due to close in the
winter of 2015 and, per site plans made available to the appraiser, its
intended use is as a veterinary clinic along with future retail and a future
pet supply store. 28 parking spaces are proposed. The lot is square-
shaped and is slightly sloping toward the rear of the lot. It offers direct
access on to Route 101 and is located west of the Wallace Road/Route 101
intersection. This lot was purchased in 2006 by the Seller for $220,000.
The approximate traffic count from 2014 on the portion of Route 101 that
24,0600 VPD.
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Site sketch:
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Summary of Comparable Land Sale 3:

Location/Address:

Grantor > Grantee:

Sale Price / Date:
Registry Ref:
Site Area:

Unit Value:

Frontage:

Available Utilities:

Zoning / Map Ref:

Conf. Source / By:

H & B Use at Sale:

Comments:

Site Sketch:

421 South River Road, Route 3, Bedford, NH

State of New Hampshire > Iron Horse Land, LLC (c¢/o Hampshire
Green Apartments)

$325,000 / August 28, 2013

HCRD Book 8605 Page 1402

1.742 Acres

$186,567 per Acre

149.33’ Route 3 with no access, 5 12.53" on Iron Horse Drive

Electricity, telephone and cable, municipal water and sewer

Performance Zone / Map 35 Lot 17

.Brokef,_i’ubiic record and Grantee / A. Jones & K. Madden

Commercial Development

Slope easements along Route 3 prohibit access and development
immediately proximate to Route 3. The site was marketed for $325,000
and sold at asking price to its only abutter, the owner of Hampshire
Green Apartments, with no immediate plans for development. Two
other parties expressed interest in the site for development of office uses.
A full price offer was also received from one of these parties but
included a contingency to obtain approvals, resulting in it not being
accepted. A sewer easement crosses the lot near the center, posing a
minor obstacle to development. 2014 AADT was 13,000.

SERTINEL, ACQUISTTION CORP,
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Summary of Comparable Land Sale 4:

Location/Address:
Grantor > Grantee:

Sale Price / Date:

Registry Ref:
Site Area:
Unit Value:

Frontage:

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

Comments:

Site Sketch:

Route 102, Meadow and Button Drives, Londonderry, NH

Team Business Development > SHI 2 Londoaderry, LLC

$600,000 / July I, 2015

RCRD Book 5632 Page 1221

5.648 Acres

$106,195 per Acre

Route 102, Meadow Drive and Button Drive

Municipal water & sewer, electricity, teiephone and cable
Commercial-1 District with Performance Overlay / Map 7 Lot 132-1
Broker, Public records, MLS #2818037/ L.. Davies

Commercial/office development or senior/assisted living

This site is located 1.5 miles from Exit 4 on 1-93. It is the resuit of the
consolidation of 3 lots. There are a string of wetlands along the Route
102 frontage. The site is being developed with a 58 unit assisted living
facility subsequent to obtaining a variance for more than double the
allowed density.

LR I Ll
LOT CONSOLIMATION FLal
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Location / Address:

Grantor > Grantee:

Sale Price / Date:
Adjusted Sale Price:
Registry Ref.:

Site Area:

Unit Value:
Frontage:

Available utilities:
Zoning / Map Ref.:
Conf. Source / By:

H & B Use at Sale:

Summary of Comparable Land Sale 5

331 South River Road, Bedford, NH

Theresa A. Bourque > 331 South River Road, LLC (Patricia M.
Panciocco, Manager)

$380,000 / September 18, 2014

$392,000 ($380,000 actual price + est, demolition cost of $12,000)
HCRD Book 8692, Page 1428

2.99 acres

§$131,104 per acre ($392,000/2.99 acres)

220.00” on South River Road

Electricity, telephone, cable, municipal water, septic

Performance Zone / Map 24, Lot 20

Broker, Public Records / A. Jones

Commercial lot

Comments: This property was improved with a single family dwelling which was razed
by the Grantee subsequent to its purchase. The land slopes down from
South River Road, levels off, then drops down more sharply toward the
rear. The grantee obtained Planning Board approval to construct a 3-level
office building with approximately 9,655 sf and 38 parking spaces. The
property had been on the market for many years. It was originally
marketed from 2006-2011 at $600,000 then for $539,000 from 2012-2013,
and then for $485,000. In 2014 it was listed for $400,000 for 12 months
before selling. The 2014 AADT was 13,000,

Site sketch:
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Summary of Comparable Land Sale 6

Location / Address: 266 Elm Street, Milford, NH
Grantor > Grantee:  Elm Street Realty Holdings > JEG Properties, LLC

Sale Price / Date: $£150,000/ May 2, 2014

Registry Ref.: HCRD Book 8657, Page 1984
Site Area: 1.96 acres

Unit Value: $76,531 per acre -

Frontage: 2007 on Elm Street

Available utilities:  Electricity, telephone, cable, municipal water and septic
Zoning / Map Ref.:  Commercial / Map 18, Lot 13
Conf. Source / By:  Grantee, Public Records / L. Davies

H & B Use at Sale:  Commercial lot

Comments: This property was improved with a historic single family dwelling which
was sold and relocated subsequent to its purchase. The proceeds from the
sale of the building were minimal and essentially off-set the costs of sale
and required architectural inventory. The lot is level and at grade The
grantee built an auto-repair facility for his own use. The property had been
on the market for 155 days. The 2014 AADT was 12,000.
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Sales Location Map

.

HEET )
bt ilieatn e
e
s

ERiG ok

s

st
‘:;Eé
i ke

G
”%é.s g

S
£if “ng i “gvo sh
3 EEAEey
P )zgzgigf%ﬁ

o

e
i

i
greTe sy
s
£y

T

s

s
G ’@‘v&“n s
e

S
U

1
bt

L
e

File # 15-88, Milford DMV
4 Meadowbrook Drive, Miltford NH
Owned by State of New Hampshire

xgéz{,&

Hi

i

e

S

jﬁ;}f‘ :
o ZEEEd 5
e
Linnan

fE EL G

i

L
e

e
n
i

PRt

-

tha

rz;“gg%j
L

L
My

ai
i

oE
fioes
e

e

R

it

L

i
s S nnE

e Pnpaiionh
s e
i ﬁr& S

by

i
St
L
i
ol




ommercial Land Sales Analysis

Commercial/office sites are often marketed and sold on a per acre basis. As aresult, the
subject site and the comparable sales are analyzed on a price per acre basis.

All of the comparable sales involved the transfer of the fee simple interest and were cash
transactions or used conventional financing so no adjustments for property rights or financing
were required.

Buyer/Seller Motivation
Sales | and 3 were purchased by the owners of abutting property. Both transactions were
examined for atypical buyer/seller motivation. Sale 1 involved a seller who could not get
approval for the intended use and was as motivated as the abutter who made the purchase,
resulting in no adjustment. Sale 3 was publicly marketed and received two full price offers,
indicating that the abutter did not pay a premium.

Expenditures Immediately Following Sale
Comparable Land Sale 6 was improved with an older residence that was sold and relocated
subsequent to its purchase. The proceeds from the sale of the building were minimal and
essentially off-set the costs of sale and required architectural inventory, requiring no
adjustment. Land Sale 5 also was sold with a residence that was demolished to allow for
future office development. Sale 5 is adjusted by the estimated demolition cost of $12,000.

Each of the sales are compared to the subject site and adjusted for the following factors: date
of sale, location, visibility/traffic count, zoning, utilities, site 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.

Date of Sale
The sales presented occurred between March 2012 and July 2015. There has not been
sufficient commercial land sales activity locally, particularly for land suitable for office uses
rather than retail, to support an appreciation adjustment. Therefore, the sales have not been
adjusted for changes in market conditions.

Location
Location is an important factor affecting property values. This adjustment focuses on the
differences in overall property values between the communities. There is insufficient data on
commercial land sales for a meaningful analysis. Analysis of single-family home sales
provides an indication of the general level of property values within a community and there is
abundant data for a more reliable analysis. A comparison of MLS average and median home
sale prices for each community from 12/3/2014 to 12/3/2015 was analyzed. The median
home price in Milford over this period was $235,000 and the average price was $242,783.
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When compared with the same data for Bedford, a 40% downward adjustment is indicated
based on median price and -45% based on average price. A -40% adjustment was used in
this analysis for the sales located in Bedford. The same analysis indicated a -25% adjustment
to the sale located in Londonderry, using both median and average prices.

Visibility/Traffic Count
The subject property is a corner site with good visibility and frontage on three streets, It is at
the signalized intersection at the end of a Limited Access section of Route 101 with a traffic
count of 16,025 vpd and in an area with significant commercial and industrial development in
the immediate vicinity. All of the comparable sales also front on State Routes and were
selected for their similar locational characteristics, ie. their suitability as a service/office
location. In order to adjust for differences in visibility and traffic count between the subject
and the comparable sales the features of corner locations, the presence of a traffic signal and
traffic counts were compared. Sales 2, 3, 5 and 6 are all considered to have inferior visibility
to the subject property, either due to lower traffic counts, lack of a traffic signal or lack of a
comer location. Sales 2, 3, 5 and 6 each are adjusted up for these differences by 15%, 15%,
30% and 30%, respectively. Sale 1 is superior to the subject due to having a higher traffic
count, but otherwise being similar and is adjusted down by 10%. Sale 4 is judged to be
roughly similar in visibility, as it also includes frontage on three streets and lacks a signal but
has higher traffic counts, and has not been adjusted.

ZLoning
The subject property is located in the Industrial District, where only a couple of the
commercially oriented permitted uses are suitable for the subject site’s size and locational
characteristics. FEach of the comparable sales is located in a district where similar uses are
permitted but a variety of additional uses are also allowed. Each of the sales has been
adjusted down by 5% for its more desirable and flexible zoning.

Utilities
The subject site and Sale 3 benefit from access to municipal water and sewer, while Sales 1,
4, 5 and 6 have access to municipal water but require on-site 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 5% has been applied to Sales
1,4, 5 and 6 based on the typical costs for these systems versus the cost of tying into
municipal sewer. Sale 2 requires the installation of both a private well and septic system and
had been adjusted up by 10%, based on the same reasoning.

Site Characteristics

The subject site is mostly level and at or below grade, offering good developability, but the
majority of the site is in a designated flood hazard area, posing some impediments to
development. Sales 2 and 6 appear to have no such impediments and are adjusted down by
10% for their superior site characteristics. Sale 1 is above grade and Sale 4 is mostly level
and at grade but has some wetlands along the Route 102 frontage. These are considered to be
roughly equivalent to the subject site’s flood hazard constraints so no adjustments are
warranted. Sales 3 and 5 are both sloping and below grade. These constraints are considered
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to be slightly more limiting than the subject site’s, resulting in a +5% adjustment to both
sales. '

Site Size
The subject site is 2.05 acres. Lot size tends to have an inverse relationship with price per
acre. Sales 3 and 6 are similar to the subject in site size and are not adjusted. Sales 1 and 2
are both one acre and warrant a small adjustment for site size of -3%. Sales 4 and 5 are
larger, to varying degrees, and have been adjusted up by 10% and 5% respectively.

The sales comparison grid on the next page illustrates the comparable sales and outlines the
application of the adjustments ‘
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Losation "R “;‘ “;g;" :‘;,“h”;‘““ Mashua Road Lot 37 42% South Rivar Road Route 102, Meatow and Button 331 South River Ra 266 Ehm Streat
oca o & Route 101 Route 101 Route 3 Drives Route 3 Route 101A
o8t Bedford Bedford Bedsord Londonderry Bedford Mifford
Effective Sales Price Estimate i »? el $300,000 $220,000 $325,000 $600,000 . 3s0000fiii il §150,000
3 % Cerbairins

Price Per Acre : e $300,000 )% £226 000 $186,782 2 $106,195 5127, 090 nit e $78,541

Data Source Pubi ¢ Records/Grantorf(iranteg Pubiic Records/GrantorMiL8 Publtc records/BrokernGrantor Puplic Recerds/Broker Public Records/Broker Public Records/Grantee

Financing MNone Unknown None Nane Conventional Nong

fotivation Abutter purchase Arm's-angth Abuiter purchase Arm's-length Arm's-ength Arm's-Jength

Expenditures immeddiately

Afte; Sate Demaol +§ 12,000

8/3/2012 373072012 8/28/2013 72015 8/18/2014 5,‘21’20 M

Date of Sale

& Market Conditions Adj.

Adjusted Price 3300600 $220,000 $325,000 $600,000 $392,000 $156,060

Total Site Area {Acres}) 2.05 1.00 1.00 1.74 5.65 2.89 1.96

Adfusted Price Per Acre $360,000 $220,000 5186,782 $108,195 5131104 $75,531
BlLocation Good Suparior -40% Supearior -A0% Suparior -40% Supetior ~25% Superior A% Similar

Visiblity Traffic Count Signalized/ 16,025 Signalized/24,000 -10% interior/24,008 +15% Carmer/13,008 +15% Comerf22,000 interio13,000 +30% Interiau 12,000 +30%
Floning intlusirial Commaerciat 5% Commercial 5% Parformance -5% C-1 Commercial -5% Parformance 5% Commerciat 5%

) Well & Seplic Mun. Water & Mun, Water & Mun. Water & Mun, Water &

Litdities dMun. Water & Sewer | Mur, Water & Septic +5%, recired +10% Sawer Septic +5% Septic +5%, Septic +5%

Physicaj Characteristics flood zone above grads ievel, at grade ~10% Slaping, below gr +5% some wet af front Stapes, below gr. +5% level at grade -10%

Site Size 205 Snaller -5% Smaller -5% Similar Larger +T0% S1. Larger +50, Simiiar

Net Adjustments ~55% «+35% -25% -15% +0% +20%

indicated Price per Acre §135,000 $143 000 £140,086 580 255 $131 04 £91.837

Low Mean High
580,265 $121,882 $143,000
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Reconciliation

In this analysis, the indicated values range from $90,265 to $143,000 per acre with a mean of
$121,882. All of the sales used in the analysis are considered to be useful indicators of value
for the subject property, but none of them inclede municipal sewer, are zoned similarly or
have the subject’s unique combination of locational features. For this reason a wider than
typical sample of comparable sales have been analyzed.

Based on the preceding research and analysis, it is concluded that the subject site, due to its
location at a signalized intersection with good exposure to strong traffic counts and extensive
surrounding commercial/industrial development, warrants a value opinion via the sales
comparison approach nearer the high end of the indicated range, or $135,000 per acre: The
market value of the subject property as of November 4, 2015 is calculated as follows:

$135,000 per Acre X 2.05 Acres = $276,750
Rounded....... $275,000

Annual Market Ground Rent

In order to develop an opinion of the annval market ground rent, I have researched the lease
rates and terms of ground leases for comparable commercial and industrial sites. Although a
broad range of rents ($0.30 to $3.50 per square foot) can be gleaned from the available
comparable ground lease information, the data does not reflect the unique attributes and
limitations of the subject site.

Ground leases typically reflect the underlying value of a site times a market capitalization
rate. (Vivalue) x R(cap ratej=I(income)} | have researched market capitalization rates for
ground or land leases from a variety of sources in order to apply a market capitalization rate
to the subject’s value, as estimated above.

The published source referenced for this analysis is the 4™ Quarter 2015 RealtyRates.com
Investor Survey. The following table summarizes the most recent data collected for
prevailing land lease capitalization and discount rates. The capitalization rates for the
property types that could apply to the subject site have been highlighted in yellow. The range
of cap rates for industrial, office and lodging sites is 2.62% to 15.43% and the average rates
range from 6.39% and 7.09%. Many of the properties represented in this type of national
survey tend to be more investment grade properties, which would exhibit lower capitalization
rates than the subject site. The subject site would warrant a cap rate slightly above the
average rates reported below.
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1 also researched for recent sales of sites that are under ground leases where the rent and
terms are known. This is a very limited pool of data since the data regarding lease rates is not
public information. I was able to find a recent sale where the lease information was known
for the property located at 519 Lafayette Road, Seabrook, NH. This site sold for $975,000
while in year 15 of a ground lease to Auto Zone. The rent at this point in the lease is $52,800
per year, resulting in an extracted cap rate of 5.42%. It should be noted that this area is
currently undergoing rapid retail development and that the tenant is a national chain with
strong credit, The subject site would warrant a higher cap rate than indicated by this
transaction.

An industrial site in Merrimack, NH is offered for lease for an annual asking rent of $12,000
and also offered for sale for $150,000, suggesting an 8% cap rate. This is more similar to the
subject in terms of zoning and location, offering a better indicator. In addition, a developer
was interviewed who was offering a commercial site in Rochester, NH for ground lease. This
developer indicated that he had leased adjacent land to Pizza Hut and Dunkin Donuts in the
past 8-9 years and calculated the rent based on the value of the land times a cap rate of
between 8% and 10%.

I have concluded, based on the above research and analysis, that an 8% capitalization rate
would be appropriate for the subject site. The market rent is calculated below:

$275,000 X .08 = $22,000 Market Annual Rent

File # 15-88, Milford DMV 40
4 Meadowbrook Drive, Milford NH
Owned by State of New Hampshire



Appraisal Certification

[ certify that to the best of my knowledge and belief:
¢ The statements of fact contained in this report are true and correct.

e 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.

o [ 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.

e Ihave not performed any valuation services at the subject property in the last three
years.

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

s 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.

s 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.

e 1have 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.

December 15, 20135

Laura I. Davies, NHCG #529 Date
Appraisal Supervisor
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WARRANTY DEED
KNOW ALL MEN BY THESE PRESENTS That James A. Forest, Q. Peter

one-haif (i) Interest to The Biate of New Humpehire, s body politic, with a
principat p}née of business in Concord, County of Mexrimack, State of New
Heampshire, with WARRARTY COVENANTS:

A gertain ¢

~pazeel. of tand looals i theydntersection of Phélarn |
ife “101 By-Pass, In Miiford, County of Hillsborough,
State of HNew Huampshire, and being more particularly bounded and
described as folflows:

Beginning at a point on the southerly side of said Phelan Road at the
intersection of the N.¥. Route 191 By-Pass and seld point alse bel
51 northeasterty corner of-the within described:ipremises; thence

1. South 17¢ 28" 47% Enst a distance of 318,00 feet, more or less, to
a point along land the N.H, Route 181 By-Pasa; thence

2. Bouth 89° 54 29" West & distence of 327.35 feet, owre or less, to
a point va the easterly side of Meadowbrook Drive; thence

3. HNorth G1® 382’ 40" Fast = distance of 173,2¢ feet, more or less,
the right wi¥ TREEE ot 328,00 feet k3
distance of 81.18 feet, more or ioss, slong said Meadowbruvok Drive to a
point; thence

. North 12 46' 40" Wept s distance of 35.07 feet, more or less,
aleng suid Meadowbrook Drive to & polnt; ihence

4. Around a curve io the right with a radina of 30,00 feet, mora or
less, & distance o ., MOre or less, int.on Phelan Road:
thends : .

7. South 81° 18" 50" Easl a distsnce of 236.53 feet, more or less, td
the plses of beginning,

Being Lot 7-67-11 on a plan of land entitled "Beadowbrook Industrial
Parkt, Mitford, New Hampshire” By Thomas ¥, Morun, ine,, Land Surveyors,
ated: November . Scale: 1" 0 andsaid plan belfgh
d nty Regiatry of Beeds s Plan #184385.

Mesning and intending to convey and hereby conveying part of the
premises conveyed to the withdn grantor by deed recorded in the Hills-
borough County Registry of Deeds at Book 3143, Page 427.

hls conveyancesisinot:subject to homestelid elght

Subjeel to any easemenis, restrictions or rights-of-way of record, if

any,

IN WATNESS WHEREQF, We have herefo aet our hands angd sesls this)ﬂ'

dny o ]936 . )
=
7 Witness /(9
Withess ~.
Witnesa

STATE OF NEW HAMPSHIRE
COONTY OF HILLEBOROUGH

On this the m%day of 42@%«)\ , 1988, before me, the
undersigned officer, personally sp ed the gbove-named James A, Forest,
Q. Peter Nash and Steven E, known to we f{or.:safisfagtorily
proven) ter b Vthe persons whesa names #re subscribed fo the within
instrument and scknowledged that they execuped ti
thereln contained.

Before me:
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suprincipal place of business in Concord, County of Merrimack, State of New

“ugipeint on the easterly-side of Meadewbrook Drive; theuce
3. Nowtn 01° 32 407 Hast & distance™of 173426 feat, move or less, . 4

supromises conveyed. to -the within graptor by deed recorded in the Hills

WARRANTY DEED

RNGW-ALLMEN BY THESE PRESENTS That James A, Furest, Q. Peter
Nash snd Steven E. Krook, all of 89 Amherst Strest, Nashua, COunty' of
Hillsborough, State of New Hampshire, for consideration pald, grant a
one-haif (3) intereat to The State of New Hampshire, 2 body politic, with a

Hampshire, with WARRANTY COVENANTS: D s
A cermin‘ tract or parcel of land located at the Intersection of Phelan
Road and N.H, Route 181 By-Pass, in Mildord, County of Hilisborough.

State of WNew Hampshive, and belng more particularly bounded end
desoribed as followa:

Beginning at & point on {He southerly sidé.of isaid Phelan Road at the
intersection of the N,H. Route 181 By-Pass snd sald point alsc belng the
most northeesterty corner of the within deseribed premises; thence

1. Scuth 17° 28" 47" East o distance of 318,00 feet, more or less, fo
& point slong land the N.H. Route 101 By-FPass; thence
2, South 89° 54! 28" West a distance of 327,35 feet, more or less, to

along sald Meadowbrook Drive to & point; thence
4. Around & curve to the right with a radius of 325.00 feet &
distance of 81.18 feet, more or less, slong seld Meadowbrook Drive to a
point; thenes
5. North 12° 48" 40" West a distance of 55,07 feet, more or lees,
alonyg sald MeadowbFook Drivedo s polnt; thence .
§. Arcund a curve to the right with a radius“of*90.00 feel, more:
less, & distance of 37,09 feet, more or less, fo a point on Phelan Rosd;
thence
7. Bouth 81¢ 18* 30" Eaei 8 distance of 436,83 feet, more or less, to
the plaoe of beginning.

Belng Lot To67411 7%

plan of land tentitled adowbrook 1n;!_us§rial

Park, Milford, New Hampshire” By Thomas F. Moran, Ii¢., Land Sudvéyors,lihog

Dated: November 15, 1883, Sesle; 1" = 180", =nd seid plan belng
recorded in the lillaborough County Registry of Deeds as Plan #16434.

Mesning and Intending to comvey and hereby convaeying part of the
borough County Reglatiry of Deeds at Book:3743 ‘Page.477.

This conveyanve is made to complete a Charitable Contribution to the
Grantes by the Grentors and is intended to convey all of the remuining
intgrest of the Grantors in the sbove-described real esiale.

This conveyanee is _-r;ol.j,_'-suh}eut to homestead rights.

Subject to any ecasements, restrictions or rights-ci-way of ra&ﬁrd,'éif

o any,
o .
; IN WITHESS WHERZOE, We have herefo set our hands and sesls thisadx
g oy of Jenc ., 199, )
i . 8
1) .
~ M’M’" ggamn—m é‘—f@{ﬁ
w3 tress - {/Mmas A Parest
o {
£ )
Wiiness Q. Feter Nash
Fﬂkﬂ\l&ﬂ‘. : -
MALERGLLE, FRASCA e e
& LEONARD Witnéss N Bfgven B. Krook
PROF. ASS'N
ATTORMEYS AT Law
I o e s ]
—_— Y S
i :
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| instrument and
““ihérein containe

e

STATE OF NEW HAMPSHIRE

On thiz the \!g‘-" doy of .+ 1988, before me, the
undersigned officer,” personslly appgired the above-named James A, Forest,
Q. Peter Nash and Steven E. Krook, known to me (or snilafactorily
proven) ‘to be the persons whose nsmes are subscribed to the within

knowlodged that they pxecuted the =

Before ms:
eace | i

$PIDEEDL4-FINTE 1075t

mme for the purpose

EK_.35_73 Be7Te|

prapaER,
MAZERCLLE, FRASCA,
i LECWARD
PROF, ASSH
ATTTORAEYS AT LaW
A FIEEY
e won v
NASHRA, b GRS

File 4 15-88, Milford DMV
4 Meadowbrook Drive, Milford NH
Owned by State of New Hampshire

44



Appraiser Qualifications

LAURA J. DAVIES
Certified General Appraiser No. NHCG-529
Backeround Summary

Over 30 years experience in commercial/industrial real estate and 28 years experience in the appraisal industry,
valuing all property types and interests ranging from unimproved land, subdivisions, commercial, residential,
industrial, conservation easements, eminent domain and special-purpose properties for a wide variety of clients
including federal, state and municipal governments, universities, lending institutions, major corporations, law
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 - International Business Program
The Appraisal Institute

Course FA-1: Real Estate Appraisal Principles

Course 1A-2: Basic Valuation Procedures

Course 1B-A: Capitalization Theory & Techniques, Part A
Course 18-B: Capitalization Theory & Techniques, 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
Oniine Small Hotel/Motel Valuation
Online Internet Search Strategies for Real Estate Appraisers
Ontine 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
IMB Real Estate Academy — Advanced income Property Appraisal
The Beckman Company - The Technical Inspection of Real Estate
LeMay School of Real Fstate — 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 2013 - 2014
Certified Public Manager Program — 2014 - 2015
Qualified Expert Witness

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

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

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

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

2010 -20tL: Reai Estate Analyst, Bayview Loan Servicing, Coral Gables, FL.

1988 - 2010 Commercial Appraiser, Crafts Appraisal Associates, Lid., 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 — Massachusetis 1985-1986
Vice-Chair — Exeter Zoning Board of Adjustment
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State of New Hampshire

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

LROp 16-009

VICKI V. QUIRAM : JOSEPH B, BOUCHARD
Commissioner : Asgistant Commissioner
{603) 271-3201 (603) 271.3204

March 16, 2014

The Honorable Gene Chandler, Chairman

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

Concord, New Hampshire 03301

INFORMATIONAL ITEM

The Department of Administrative Services [the "Department”) proposes fo enter info
a Memorandum of Agreement with the Deparfment of Safety [DOS) for ¢ ferm of ninety-nine
(99) years, subject to approval by the Governor and Executive Councll, for the use and
occupation by the Department of approximately 2.051 acres of land and the buildings and
other improvements sifucted thereon owned by the State of New Hampshire af 4
Meadowbrook Drive in Milford, New Hampshire (Tax Map 7, Lot 29) [the "Premises”), located
ot the intersection of the New Hampshire Route 101 Bypass and Phelan Read.

DOS has occupied and used the Premises as a Troop Stafion and Division of Motor
Vehicles office since soon after the land was aeguired by the State in 1986, but in recent
yvears DOS has had a declining need and use for the Premises. The Department desires 1o
vse and occupy the Premises as the locafion for o new courthouse building to be
constructed by the Depariment on site, and DOS has no foresesable need or use for the
Premises except 1o use and occupy office space comprising less than one quarter of the
contemplated new building. Because the land parcel included within the Premises was
acquired in part with highway funds, and in light of the fact that the proposed courthouse
use is not sufficiently reiated to highway cperations or safety to benefit directly from highway
funding, a primary feature of the Memorandum of Agreement is the reimbursement of the
highway fund with annual paymeants 1o be made by the Departmeant to DOS.

Under the key tarms of the proposed Memorandum cof Agreement, which are sef forth
in the draft attached hereto, the Department shall be fully responsible for mainfenance and
repair of the Premises and for il Jfilifies and services. The Department shall further be
responsibie for making annual highway fund reimbursement payments to DOS, the amaount
of which is tased on the aporaised annual market ground rent for the Premises as adjusted
every five (5] vears. The initial fixed annual highway fund reimbursement payments shall be
in the amount of Eleven Thousand Dollars [$11,000) each. Future adjustments to the fixed
annual highway fund reimbursement payment amount shall be based on reappraisals of the
annual market ground rent for the Premises. The Department of Transporfation [DOT} s

TDD Access: Relay NH 1-800-735.2964



The Honorable Gene Chandier, Chairman

Long Ranges Cagital Planning and Ulilization Committes
March 16, 2016

Page 2 of 2

limited party fo the Memorandum of Agreement for the sole purpose of providing such
reappraisal services upon reguest, DOS shail be responsible under the Memorancdum of
Agreement for reimbursing the Department no less often than annually for the pro rata share
of ail utilities, services, maintenance, and repcirs attributable tfo DOS and the portion of the
Premises that it occupias.

Respectfully submitted,

Vicki V., Quiram
Commissioner

Attachments



LIST OF EXHIBITS

Proposed Memorandum of Agreement
Location Map

Tax Map Detail

Aerial View
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MEMORANDUM OF AGREEMENT
FOR
USE AND OCCUPANCY OF PREMISES

This Memorandum of Agreement {this “Agreement”) is made by and among the New
Hampshlre Departmf:nt of Safety (the “Host Agency™ or “DOS”™), the New Hampshire
Department of Administrative Services (the “Tenant Agency” or “DAS™), and the: New
Hampshire Department of Transportation ¢DOT?) (DOT is a limited party to this Agrsement for
periodic reappraisal purposes only).

WHEREAS DOS has managameni resp0n31b1kty for the land and bmldmgs owned by
- the State of New Hampshxre (the “State™) at 4 Meadowbrook Drive in Milford, New Hampshire:
(Tax Map 7, Lot 29) (the “‘Prem;ses”) bordered by New Hampshire Route 101 to the east,

'Meadowbmok E?rwe te the seu’th

WHEREAS DOS has been the soleor pnmary occupant and user of thi Premises Sincc
the Tanid was. acqmred by the State of New Hampshire in 1986;

_ WHERE‘AS the land moluded wﬁhm the Prer.mses wis partially acquxred w;th h}ghway
- funds, and the buliémg and other inprovements included within the Premises Were: entirely
.canstmcted with highways funds; and

_ WHEREAS DAS. desxres to use and oceupy the Premises as the Tocation for a new

ouse-building to'be oonstructed by DAS on site, and DOS has no- foreseeable need or use
for the Premises except to Use and occupy office space comprising less than one quarter'of the
cantemplated new cotrthouse. bmldmg

N@W’, T HE‘REFC)RE‘, in consideration of the promises and covenants set forth iiem_iﬁ-,. the
parties agree as follows:

1. Except a3 otherwise provzded in this Agreement DOS hereby grants to DAS the right to
exclusively use, occupy, improve, and maintain the Premises subject to the termsand.
conditions of this Agreement. The Preniises are-more particularly bounded and described
on Schedule A attached hereto. DOS shall retain:the right to use and occupy office space
within the Premises for State Police, Division of Motor Vehicles, or other highway-
related purposes, such space to be more particularly deseribed and/or depicted on.
Schedule B to be attached hereto upon compieﬁon of the contemplated new courthouse
building.

2. TERM: This Agreement shall remain in effect for a period of ninety-nine (99) years
commencing upon the Effective Date unless sooner terminated in accordance with the
provisions herein.



a. EFFECTIVE DATE: This Agreement and all obligations of the parties hereto
shall commence effective upon authorization by the Governor and Executive
Council. Forreference purposes said Effective Date shall be added to this'
Agreement following such authorization in the followmg space prowded

2016

b, TERMINATION DATE T his Agre&men’t shaﬁ termmate mthout-iﬁirt_her action.

-iadjusted accordmglyi prov;ded howezver, tha U3
arinual ‘payment recalculation and adjustment result
réimbursement payment increase of more than ten
Upen such adg astmem the new fi xed annuai hlghw

hcrem DAS shall make smgle 1ump sum payments te DOS annualiy i arrears, cach in
the foregoing amount, the first payment to be due by’ the end of the State fiscal year
during which the contemplated new courthouse bmic}mg to be. constructed on the: .
Premises is complete and ready for occupancy, and subsequent annual payments to be
due by the end of each successive State fiscal year. The first payment due hereunder
shall be adjusted pro rata in proportion to the amount-of the then-curtent State fiscal year
which follows the date upon which the contemplated new courthouse building to be
constructed on the Premises is complete and ready for occupancy. All payments made by
DAS to DOS pursuant to this Section 3 are fo be paid into the highway fund:



acknowledge that only an undmded onemhaif (1/2) mterest in the iand mcluded w;thm the
Premases was acquxred wzth highway ﬁmds a:n 'that the other undmded one~haif interest

Therefore for aﬂ p PO
(1!2) of the appra;zsed

) ;expense . be solely _
: or ity failure to observe or
c:crmply wzth the aforemenhonsd feder , state 'an, .loc_ e _5, ruies, reguianons, and
standards:: 5 '

NOTIFICATION: No notice'f consent, or other cnmmumcatxon between the parhes
pursuant to this. Agreement all have | any binding sffect hereunder unless it is in writing,
All-written noticesto'be gwen pursuant to this Agreement shall be addressed as follows:

a. Ifto DAS: Deputy Cc}mmzssaoner M;chaei Conner or his. successor, New
Hampshire Departmenit of Administiative Services, 25 Capitol Street, Concord,
New Hampshire 03301

b. If to DOS: Director of Motor Vehicles Elizabeth Bielecki, or her successor, New
Hampshiré Department of Safety, 23 Hazen Drive, Concord, New Hampshire
03301

CONDITION OF THE PREMISES, ACCEPTANCE: DAS is familiar with the condition
of the Premises and accepts them “as-is” in their current condition without any
representation or obligation on the part of DOS to make any alterations, repairs, or
improvements, except as otherwise provided in this Agreement.



'UTILITIES_,-’JANITORIAL SERVICES, RUBBISH REMOVAL, SNOW REMOVAL
aﬂd.GROUNDS SERVICES:

4, DAS shall furmsh at 1ts an expensc electnclty, heat tﬁiecommumcatwns and

dzrf:c:t payment to the prov:ders of aii such servwes

b DAS shall fu:rmsh at rts own expensf; ;anztoriai servmes rubblsh removai and

. :_;pakagrlet and cirweway servmg the Premses

@ DAS shall furnish water-fandasewer -same;efst{r the Premises.

_apphca”b e regulatmns ordmam:es, or codes at its: soie expense such mazntenance 1o
include, without {imitation, building systems such as the roof, HVAC. and boiler,
plumbmg, electrical systems, lighting, emergency exit signs, fire alarm, and fire
suppression systems. DAS shall further be responsible for all repairs due to vandalism,
wear, or negligence on the part of DAS, its officers, employees, tenants; contractors, or
invitées and shall exercise due care in protectmg the Premises against any damage or
destruction. All maintenance and repairs shall be subject to any such rules or regulations
as DAS may prescribe and to the general supervision and approval of DAS. DOS shall
reimburse DAS ofi a reguiar basis for its pro rata share of the ¢xpense of providing
maintenance and repairs as set forth in this Section 9. The timing of such regular
reimbursement payments may be established and adjusted by agreement between the
parties, but such payments shall be due no less often than annually. Except to the extent
that any given maintenance or repair is limited or attributable solely to the DOS-occupied
portion of the building, such pro rata share shall be in propertion to the relative portion of
the total square footage of the building on the Premises that is occupied by DOS.



|
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10.  IMPROVEMENTS AND CONSTRUCTI(}I’%I'

4. Except as otherwise provided in this Agraemmt all improvements to or
construction on the Premises shall be undertaken by DAS.

b. . Other than ordinary maintenance in accordance with the usual and customary
standards of the craft involved, no construction on or 1mpr{wements to the
Premises shall be commenced without the’ prior written approval of DAS, which
approval shall not be unreasonably withhield, Additionally, all construction on or
improveéments 1o the Premises shall comply mth all building codes and
ordinances of the State of New. Hampshxrs

e 'I’he ‘parties: anticipate that the. constmcuan of the contemplated new: eourthouse
lbu:tlzimg and associated improvenients will ‘be partially iughway funded, The
amount of the total project cost to be highway funded shall be in proportion to the
Telative portion of the total square footage of the building on the Premises that iy
to be occupied by:DOS for. highway~reiate P urpéses DOS: shali aid and
coaperate w1th DAS tothe extent necassary to obtain suc;h hlghway funding,

i .Any improvemenis t@ or constructmn___on the_ Pmmlscs shall bc ’the pmpﬁrty of-

11, FIXTUR *~'._':-¥:-: ND FURN
furniture, fixtures, equipmer : nay require : all furniture,
fixtures, eqmpment‘*'and 31gnage so prov;ded'shai_ emain: thﬁ;pmpeﬁy-- of .DOS uptm the
termination.of this Agreement, Any such DOS fumiture, fixtures, equipment, or signage to be
keptor mstalled on the Premises outside of the DOS office space described in Schedule B shall -
be subject to prior approval by DAS.

12.  EVENTS OF DEFAULT; REMEDIES:

a. EVENTS OF DEFAULT; Any failure of either party to perform any of the
covenarits and conditions of this Agreement shali constitute an event of default.

b. REMEDIES: Upon the occurrence of any event of default, the non-defanlting
party may:

i, Give the other party a written notice specifying the event of default and
requiring it to be remedied within thirty (30) days following the date of the
notice or within such other reasonable time period as may be specified in
the notice;
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14.

15

16.

17,

1ot occu;jied by DOS; provided, however,

i, If the event of default is not time}y remedied, terminate this' Agreement
effective thirty (30) days after giving the other party notice of termination;
and

iii.  If the event of default is a failure to-make a payment required under this
Agreement, then the nan-defauitmg party may withhold from the next.
payment(s) due under this Agreement'to the: defaultmg party an amount
equal to the payment default,

¥ CU'MULATIVE NATURE_;' he e_remedles descrzbed in Secnon 12, b abave are

! ed to.DAS hereby 1o accup '}:and use that pom@n of the Premzses that 1s
that nio public ot private. enmy other than DASr '
or the Judicial Branich tay occupy-or use the Premises without the prior written.consent
of DOS, which conserit shall not be unteasonably withheld.

AMENDMENT: This Agreement may be amended only by-an instrument in writing
signed by the parties hereto upon approval by the Governor and Executive Council.
Under no circumstances shall a periodic adjustment of the fixed anniial highway fund
reimbursement payment pursuant to Section 3 of this Agreement be deemed to be an
amendment to this Agreement or otherwise require further approval by the Governor and
Executive Council in order to be effective,

SURRENDER OF PREMISES; EARLY TERMINATION: Upon the Termination Date,
or any amendment or extension thereof, DAS shall peacefully quit and deliver up the
Premises to DOS in good order and broom clean condition, reasonable wear, tear, and
obsolescence excepted, and shall surrender all improvements, alterations, or additions
made by DAS which cannot be removed without causing damage to the Premises. DAS
shall further remove all of its furnishings and personal property, failing which such



18,

1%

20.

property shall become property of DOS without compensation therefore. In the event
that either party elects to terminate the Agreement early, all improvements-to the
Premises shall be allocated or distributed, and all funding sources shall be reimbursed, in
accordance with then current law as in effect upon said early termination.

CONSTRUCTION OF AGREEMENT AND TERMS: This Agreement, which may be
executed ina number of counterparts, each of which shall have been deemed an original,
but all of which shall together constitute one and the same instrument, is to be coristrued

according to the laws of the State of New Hampshire and shall bind upon-and intire to the

benefit of the parties and their respective successor agencies. The captions are used only
as a matter of convenience and are fiot to be considered a part of this Agreement or'to be
used in deterniining the intent of the parties hereto.

ENTIRE AGREEMENT; This Agreement embedies the entire agreement. and
understanding between the parties hereto and supersedes all prior agreements and
uniderstandings relating to the subject matter hereof:

This Agreement shall become effective-only upon approval by the Governor-and
Executive Couneil

f'signatures appear-on next page]



IN WITNESS WHEREOF, the parties hereto have set their hands effective as of the
Effective Date set forth hereinabove.

HOST AGENCY:
NEW HAMPSHIRE DEPARTMENT OF SAFETY

TENANT AGENCY:

NEW HAMPSHIRE DEPARTMENT OF ADMINISTRATIVE SERVICES

By, izﬁ,/ f/f’%fﬂmw_

Vicki V Quiram, Commissioner

pOT hereby agrees to perform. the periodic reappraisal tasks contemplated by Sectmn 3
of this Agreement pursuant to-Section 4 of this Agréemient but is not otherwise o party to this
Agreement.

NEW HAMPSHIRE DEPARTMENT OF TRANSPORTATION

By:

Victoria Sheehan, Commissioner



IN WITNESS WHEREOQF, the parties hereto have set their hands effective as of the
Effective Date set forth hereinabove.

HOST AGENCY:
NEW HAMPSHIRE DEPARTMENT QF SAFETY

By

John Barthelmes, Commissionier

TENANT AGENCY:
NEW HAMPSHIRE DEPARTMENT OF ADM?NISTRATIVE SERVICES

By:

Vicki V. Quiram, Commissioner

DGT hereby agrees to perform the periodic reappraisal tasks conternplated by Section 3
of this Agreement pursuant to Section 4 of this Agreement but is not otherwise a party to this
Agreement,

NEW HAMPSHIRE DEPARTMENT OF TRANSPORTATION

By: l ‘Awkm

Victoria Shechan, Commmsmner




Description of Premises
4 Meadowbrook Drive, Milford, New Hamps}nre
(Tax Map. 7, Lot 29)

A certain parcel of land located at: 4 Meadowbrook Drive, Mﬂford New Hampshire; together
with all buildings and other improvements situated thereon, consisting of approximately 2.051
acres, more or less,. shown as “Lot 7-57-11" on a certain plan entitled “Subdivision Plan of Land,
Meadawbrook Industrial Park, Milford, N.H.” dated November 15, 1983, revised through
January 17, 1984, prepared by Thomas F. Moran, Tnc., recorded in the Hﬂlsbomugh County.-

- Registry of Deeds as Plan#: 16436 (the: “P}a.n”) said parcel being more particularly described as
'feilows '

'Begmmng at a gramte beund marked “NHHD” f@und on. the southerly sada of.

| ':northeast e:omer mf‘ the herem descmbed parcei

Thence South 17 e28°47" Hast a distance- of approxxmately 318,00 feei Hore or -
less; aiong the westerly side of said Bypass to an iron pm set, being the southeast
"'gmmer of" the herein described pateel;

'Thence South 89954° 8’ West 4 distarice of approximately 327.35 feet; niore rj;r :
Tess, to-an’ iron pm et-on the easterly side of Meadawbmok Drwc, bemg the
.sexzthwest comer of the herein described parcel

Thenge No'”"‘ v °32’40“ Basta dlstance of approximately 173 96 feet, more or
less, along said Meadowbrook Drive toa stone bound set;

' Thence along an arc curving to the left baving a radius of approximately 325.00
feet 4 distance of approxxmately 81.18 feet, more ot less, along said
Meadowbrook Drive 0 a stone bound set;

Thence North 12°46M40” West a distance of approximately 55.07 feet, more or
less, along said Meadowbrook Drive to a stone bound set;

Thenice along an arc curving to the right having a radius of approximately 30.00
feet a distance of approximately 37.09 feet, more or less, along said
Meadowbrook Drive to a stone bound set at the intersection of Meadowbrook
Drive and Phelan Road, being the northwest corner of the herein described parcel;

Thence South 81°18°50” East a distance of approximately 236.63 feet, more or
less, along the southerly side of said Phelan Road to the point of beginning.

MEANING AND INTENDING to describe the same premises conveyed to the State of New
Hampshire by Warranty Deed of James A. Forest, Q. Peter Nash, and Steven E. Krook dated



June 20, 1986, recorded in the Hillsborough Country Registry of Deeds at Book 3573, Page 789,
and by Warranty Deed of James A. Forest, Q. Peter Nash, and Steven E. Krook dated June 20,
1986, recorded in the Hillsborough Country Registry of Deeds at Book 3573, Page 790.

The first of two arc directions included in the property description provided herein has been

changed from that included in the referenced source deeds in order to correct an apparent
SCrivener error.

10



SCHEDULE B

Description/Depiction of Department of Safety Office Space
(to be affixed upon completion of construction of the new facility)

T
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4 Meadowbrook Drive
Milford, NH

Location Map
Google Maps



—

)

>

<

o

=

g ~ 2

+ =% =

[ o _—

] - o <

$25 &=
2 jom

g Pm
8 = =

s &= =

2 & o= ==

G"_HM 2]

dM P

= o -

o = ~

= & g

4 et

w

2

Mo

==

7 /]




& 4 Meadowbrook Drive
Milford, NH
(Tax Map 7, Lot 29)

Aerial View
(currently existing subject facility shown at center above)
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STATE OF NEW HAMPSHIRE
William L. Wrenn

PEPARTMENT OF CORRECTIONS Commissioner
DIVISION OF ADMINISTRATION
P.O, BOX 1806 Doreen- Wittenberg
CONCORD, NH (3302-1806 Director

603-271-5610 FAX: 603-271-5639
TDD Access: 1-800-735-2964

April 28, 2016

The Honorable, Gene Chandler, Chairman

Long Range Capital Planning and Utilization Committee
L.O.B.~Room 201

Concord, New Hampshire 03301

REOQUESTED ACTION

Pursuant to RSA 4:39-b, the NH Department of Corrections, Division of Field Services (the “Tenant™),
requests approval of the attached ten-year renewal lease agreement with Robat Holdings, LLC, P.O Box
397, Manchester, NH 03305 (the “Landlord”) for approximately 5,500 square feet of space located at 60
Rogers Street (2“‘§ floor suite), Manchester, NH 03103 for the period of June 1, 2016 to May 31, 2026, for
an amount not to exceed $857,796, subject to the schedule of annual rent and certain limited
improvements as specified.

EXPLANATION

The NH Hampshire Department of Corrections wishes to enter into the enclosed ten-year renewal lease
agreement. Approval of the proposed renewal lease will authorize continued use and occupancy of
Manchester District Probation and Parole Office located in a 2™ floor suite at 60 Rogers Street,
Manchester, NH 03103, The improvements provided under the terms of this agreement, at no additional
cost to the Tenant, will ensure the space continues to provide a secure, safe and efficient space for both
the Department’s employees and clients, and will improve barrier-free accessibility. Improvements to be
provided include but are not limited to: reconfiguration of the “wheelchair accessible™ parking spaces at
building entrance, re-carpeting of offices to eliminate hazardous rips and wrinkles, and repainting
throughout. Supportive of improving barrier-free accessibility the Department will implement provision
of assistive-listening devices at this location.

The square footage will remain the same at approximately 5,500 square feet. The renewal rate for year
one is $14.84 per square foot, $81,600.00 annually. The rate for every other year of the term shall
escalate 2% upon the anniversary date of “year two”, “year four”, “year six”, “year eight” and “year ten”,
These rates include the Landlord’s provision of heat, electricity, janitorial services, real estate taxes,
imsurance, snow plowing and removal and building and site maintenance. The ten-year renewal lease rate

structure is as follows:

Promoting Public Safety through Integrity, Respect, Professionalism, Collaboration and Accounfability
Page 1 of2



‘The Honorable Chandler, Chairman
Long Range Capital Planning and Utilization Committee
April, 2016

Rent Schedule for Tenant’s Ten Year Term:

¢,

Year Effective Dates Csfff?:r Annual Cost A%[:T%X(;S?q‘ A}% pcl::;'se/o

I June 1, 2016 - May 31,2017 | $6,800.00 $81,600.00 $14.84 0%

2 | June1,2017-May 31,2018 | $6,936.00 | $83,232.00 $15.13 2%

3 June 1,2018-May 31,2019 | $6,936.00 | $83,232.00 $15.13 0%

4 June 1,2019 - May 31,2020 | $7,074.75 | $84,897.00 $15.44 2%

5 June 1, 2020 - May 31,2021 | $7,074.75 | $84,897.00 $15.44 0%

6 | Junel,2021-May31,2022 | $7,216.25 | $86,595.00 $15.74 2%

7 | June 1,2022 - May 31,2023 | $7,216.25 |  $86,595.00  $15.74 0%

8 | Junel,2023-May 31,2024 | $7,360.50 |  $88,326.00 $16.06 2%

9 | June 1, 2024 - May 31,2025 | $7,360.50 |  $88.326.00 $16.06 0%

10 | June 1, 2025 - May 31,2026 | $7,508.00 |  $90,096.00 $16.38 2%
Ten Year Total $857,796.00

As required by Administrative Rule Adm. 610.06 “Public Notice,” the NH Department of Corrections
conducted a space search soliciting “letters of interest” for leased space through the publication of a
“Request for Proposal” for the Manchester, NH area for the use as a Probation and Parole reporting office
for either a five or ten year term. The space search produced only one proposal, the incumbent landlord,
Robat Holdings, L1.C who initially offered the State a fen-vear term for the current 5,500 square foot
location at 60 Rogers Street, Manchester, NH, with no escalation for “year one and two” at $14.84 per
square foot, $81,600.00 annually and a 3.0% escalation for “year three through ten™ for an approximate
total cost of $910,447.85. The State subsequently negotiated the proposed ten-year renewal down to
$857,798.00 with a 2% escalation every other year, providing a cost savings of $52,649.85 over the term.

This location has served the Department and its clients well for the past fifteen years; therefore your
favorable consideration of the enclosed agreement is requested.

This focation has served the Department and its client well for the past fifteen years; therefore your
favorable consideration of the enclosed ten-year agreement is requested.

Respectfully Submitted,

VT

William L. Wrenn
Cominissioner

Promotling Public Safety through mtegrity, Respect, Professionalism, Collaboration and Accountability
Page 2 of 2
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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:
This indenture of Lease is made this day of 2016 , by the following parties:

1.1 The Lessor (who is hereinafter referred to as the "Landlord™) is:

Name: _Robat Holdings, LLC
(individual or corporate name)

State of Incorporation: N/A

(if applicable)

Business Address: P.O, Box 397

Street Address (principal place of business)

Manchester : NH 03305-0397 {603] 493-2281
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: New Hampshire Department of Comrections

Address: 105 Pleasant Sireet, PO Box 1806

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

Concord NH 03302-1806 (603) 271-5600
City State Zip Telephone number
WITNESSETH THAT:

2. Demlse 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 following premises (hereinatter 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 leased: 60 Rogers Street (29 floor suite)
(street address, building name, floor on which the space is located, and unit/suite # of space)

Manchester NH 03103

City State Zip

The demise of the premises consists of: _5.500 square feet

(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
been provided which includes accurate floor plans depicting the Premises showing the extent of the space for the
Tenants’ exclusive use and all areas to be used in common with others, together with site plan showing all enfrance
1o the Premises and all 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 upen Commencement:
3.1 Effective Date: The effective dates of Agreement shall be:

Commencing on the 1st dayof  June ,intheyear. .2014 . and ending on the

31 day of May , in the year 2026 , unless sconer terminated
in accordance with the Provisions hereof.

Landlord Initials: 9/ )
Date: 4/, / /0
Page 1 of 21 -



3.2 Occupancy Term: Occupancy of the Premises and commencement of rentals payments shall be for a term
(hereinafter called the “Term™) of Jen {10] vear(s) commencing on the 1st dayof __June . in the
year. 2014, unless sooner terminated in accordance with the Provisions hereof. '

3.3 Delay in Occupancy and Rental Payment Commencement: In the event of the Effective Date of the
Agreement being prior to that which is set forth for Occupancy Term in 3.2. herein, commencement of the
Tenant’s occupancy of the Premises and payment of rent shall be delayed until construction and/or renovation of
the Premises is complete and a copy of the “Certificate of Occupancy™ (if said certificate is required by the local
code enforcement official having 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
“substantially completed”. “Substantial Completion™ is defined as no leasehold improvement deficiencies
that would unreasonably advetsely affect the Tenant’s occupancy 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 (number of options) _IN/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 term 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 Term, 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.

4, Rent:

4.1 Rent: During the Term hereof and any extended Term, the Tenant shall pay the Landlord annual rent
(hereinafier 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 year) June 1si, 2016
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
assessment(s) applicable to the Premises.
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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 all
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: Select one of the following standard clauses specifying the party(s} responsible for the provision of ufilities

O

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

utilities which the Landlord will provide with no reimbursement payment from the Tenant shall be listed in the space

below: ‘
Exceptions:

OR:
The Landlord shall at their own and sole expense furnish all utilities, the Tenant shall make no reimbursement., Any

. exceptions to the forgoing specifying certain utilities that the Tenant shall be responsﬂJle for arranging and making

direct payment to the provider thereof shall be listed in the space below:
Exceptions: Tenant shal be solely responsible for provision of telecommunications and data

services and for making direct payments related to such services directly to the provider.

6.1 General Provisions: The Landlord agrees to furnish heat, ventilation and air-conditioning to the Premises in -
accordance with current industry standards as set forth by the American Industrial Hygiene Association or ATHA
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 73° 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 g 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 aar—condmonmg or
humidity control the provisions set forth herein regarding these partlcular 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 incurred with provision of said services. All sewer and water services shall be provided and maintained in
conformance with all applicable regulatory laws and ordinances.
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6.3 Electrical and Lighting: The Landlord shall furnish all electrical power distribution, outlets and lighting in

compliance with the most current National Electrical Code standards, Lighting fixtures throughout the Premises
shall be capable of providing illumination levels in accordance with ANSIAES 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:

Department of Corrections, Division of Field Services district “Proboﬂon and Parole™
reporting office, :

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

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

8.2

8.3

8.4

8.5

good repair and condition, including any "common” building spaces such as parking areas, walkways, public
lobbies, and restrooms, and including all 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 jurisdiction, requested by the Tenant, or are dictated by reasonable and sound judgment, and include but are
not limited to: The repair, and if necessary the replacement of any existent roof, walls, floors, doors and entry
ways, interior finishes, foundations, 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 all pest control which may become
necessary within the Premises. Maintenance to areas or equipment which provide compliance with the Federal
"American's with Disabilities Act” (ADA) and/or any State or Municipal codes or ordinances specifying
requirements for architectural batrier-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 Breken 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 it is noticed or reported, and secure the opening and/or damaged area to the satisfaction of the
Tenant.

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

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

Srow Plowing and Removal: The Landlord shall make best efforts to provide for rapid and consistent ice and
snow plowing and/or removal from all steps, walkways, doorways, sidewalks, driveway entrances and parking lots,
including accessible parking spaces and their access aisles, providing sanding and/or salt application as needed.
Plowing and/or removal shall be provided prior to Tenant’s normal working hours, however, additional work shall
be provided as needed during the Tenant’s working hours if ice accumulates or if more than a 2” build-up of snow
ocours, Best efforts shall be made to provide and maintain bare pavement at all times. In addition to the
foregoing, the Landlord shalt provide plowing and/or ice and snow removal service with diligence sufficient to
maintain availability of the number of Tenant parking spaces designated in the Agreement herein for the Tenant’s
use, clearing said spaces within twelve (12) hours of snow and/or ice accumulations, The Landlord shail sweep
and remove winter sand and salt deposited in the above referenced areas by no later than June 1™ of each year.
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8.6 Parking Lot Maintenance: Landlord shall maintain and repair all parking lot areas, walks and access ways to the
parking lot; maintenance shall include paving, catch basins, curbs, and striping. Provision of parking lot
maintenance shall include but not be limited to the following:

A) Inspect pavement for cracks and heaves semi-annually. 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.

8.7 Site Mainterance: Landlord shall maintain and provide as follows:

A) The Landlord shall maintain all lawns, grass areas and shrubs, hedges or trees in a suitable, neat appearance and
keep all such 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 cleanabie/washable surfaces and repaint all painted surfaces,
including remarking painted lines and symbois in the parking lot and access lanes thereto, once every three
years, except where surfaces are in disrepair in advance of this time frame, which case it shall be required 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 of snow and ice build-up. Flashings and other roof accéssories
shall be observed for signs of deterioration with remedy provided prior to defect. If interior leaks are detected,
the cause shall be determined and a solution implemented as quickly as possible to prevent damage to interior
finishes and fixtures. Landlord shall inspect roof seams annually, especially at curbs, parapets, and other
places prone to leaks, investigate any ponding, etc. Al work on the roof shall be conducted so as to maintain
roof warranty.

8.8 Heating Ventilation and Air Conditioning (HVAC): The HVAC system in the Premises shall be maintained
regularly and with due diligence in order to ensure continunous compliance with the standards set forth by the State
of New Hampshire NH “Clean Indoor Air” act (RSA 10:B) and in accordance with current industry standards set
forth by the “American Industrial Hygiene Association” (AIHA) and the “American Society of Heating,
Refrigeration and Air-Conditioning Engineers, Inc.” (ASHRAE). All HVAC air filters shall be replaced on a
semi~annual basis; and the air filters 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 shail keep a written record of the dates the required semi-annual
HVAC maintenance is provided, submzttmg 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 reparred immediately, this
shall include the repair and/or replacement of any HVAC component which caused the incursion, and the
replacement of any and all interior surfaces which have become moisture ladened and cannot be dried in entirety to
prevent possible future growth of mold.

A) Maintenance of Air Quality Standards: In the event that the referenced statutory requirements for indoor air
quality are not met at any time during the term, the Landlord agrees to 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
indoor air quality issues. In the event of any issue not being resolved to the mutual satisfaction of either party
within thirty (30) days of such meeting, an independent qualified and licensed professional shall be retained to
prepare an 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 occupancy count or space uses by the Tenant from the time of initial occupancy, the cost of the
independent consultant shail be borne by the Tenant.
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C) In addition to other provisions of this section, the Landlord hereby agrees to make their best effort to replace
any and all malfunctioned HVAC systems or parts the same day that they are notified or observe the damage.
In the event that the Landlord is unable to procure and/or install the replacement part, section or unit within
said day, the Landlord must notify the Tenant in writing prior to the close of business that day to provide an
explanation as to the cause for the delay and the date the deficiencies will be corrected. In this case, the
Landlord shall provide temporary air circulation or heat to accommodate the Tenant until the deficiency is
remedied.

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

requirements of the National Fire Protection Agency (NFPA). Said systems and fire extinguishers shall be tested
as required and any deficiencies corrected. A report shall be maintained of all testing and corrections made, with

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

report.

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

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

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

OR:

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

8.12 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 Laundlord no steps to remedy the condition(s) specified have been initiated, the Tenant may, at their
option, and in addition to other rights and remedies of Tenant provided hereunder, confract to have such
condition{s) repaired, and the Landlord shall be liable for any and all expenses incurred by the Tenant resulting
from the Landlord's failure. Tenant shall submit documentation of the expenses incurted to the Landlord, who
shall reimburse the Tenant within thirty (30) days of receipt of said documentation of work. 1f the Landlord fails
to reimburse the Tenant within thirty (30) days, the Tenant shall withhold the amount of the expense from the
rental payment(s), reimbursing the Landlord only after the cost of any and all repair expenses have been
recovered from the Landlord.
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9. Manner of Work, Compliance with Laws and Regulations: All new construction, renovations and/or alterations
to existing buildings, hereinafter known as “work” shall conform to the following:
All work, whether undertaken as the Landlord’s or Tenant’s responsibility, shall be performed In a good
workmanlike manner, and when completed 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.

9.3 Barrier-Free Accessibility; No alteration shall be undertaken which decreases, or has the effect of

' decreasing, architecturally Bartier-free accessibility or the usability. of the building or facility below the
standards and codes in force and applicable to the alterations as of the date of the performance. If existing
elements, (such as millwork, signage, or ramps), spaces, or common areas are aitered, then each such
altered element, space, or common area shall be altered in a manner compliant with the Code for Barrier-
Free Degign (RSA 275 C:14, ABFD 300-303) and with all applicable provisions for the Americans with
Disabilities Act Standards for Accessible Design, Section 4.4.4 to 4.1.3 “Minimum Requirements” (for -
new construction).

9,2 Work Clean Up: The Landlord or Tenant, upon the oceasion of performing any alieration or repair work,
shall in a timely manner clean all affected space and surfaces, removing all dirt, debris, stains, soot or
other accumlation caused by such work.

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

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

9.5 Ownership, Removal of Alterations, 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, shall be the property of the Tenant at the termination of the Lease. This property may
be rémoved by the Tenant prior to the termination of the lease, or within ten (10) days afler 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.

1. New construction, Additions, Renovations or Improvements to the Premises:

The following provisions shail be applicable to the Agreement herein if new construction, m'lprovements or
renovations are provided by the Landlord: The Tenant and Landlord have agreed that prior to Tenant occupancy
and the commencement of rental payments the Landlord will complete certain new construction, additions,
alterations, or improvements to the Premises, (hereinafter collectively referred to as “lmprovements”) 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 shall 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 all review and permitting processes
required by the local code enforcement official having jurisdiction. In connection with these improvements the
Landlord warrants, represents, covenants and agrees as follows:
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11.

12.

10.1 Provision of Work, etc.: Unless expressly otherwise agreed by both parties, all improvements shall be made at

the Landlord's sole expense, with said provision amortized into the Rent set forth herein.

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

133 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 completed within the agreed time frame, the Tenant may at its'
option:
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
offset and withheld against the rent to be paid hereunder; or
D) Delay Occupancy;: The date for Tenant occupancy and commencement of rental payments set forth in
Section 3.2 herein, shall at the Tenant’s option, be postponed until possession of the Premises is
given. In such instance the “Schedule of Payments” set forth in Exhibit A herein shall be amended to
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 af least one week in
advance, to occur during a mutually agreeable time frame, and to be negotiated in good faith by both parties.
Notwithstanding the provisions of this section, the Tenant agrees and covenants that in the event of an emergency
requiring the Landlord fo gain immediate access to the Premises, access shall not be denied.

Signs: Tenant shall have the right to erect a sign or signs on the Premises identifying the Tenant, obtaining the
consent of the Landlord prior to the installation of the signs; such consent shall not be unreasonably denied. All
signs that have 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 Landiord. :
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13. 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, or 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.

14. 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 10 a government agency under the anspices of the Tenant without
Landiord's prior consent.

Deleted: standard provisions of Section 15. Insurance; see Exhibit D herein for text repiacing the
siandard prov;suons

+5: Insurance A

16. Indemuification: 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, Habilities or penalties asserted by, or on behaif
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 loss or damage to
propetrty, sustained or occurring, or which is claimed to have been sustained or to have occurred on or about
the Premises, on account of or based upon the act, omission, fault, negligence or misconduct of the Landlord
its agents, servants, contractors, or employees.

16.2 Landlord's Failure to Perform Obligations: On account of or resulting from, the failure of the Landlord to
perform and discharge any of its covenants and obligations under this Lease and, in respect to the foregoing
from and against all costs, expenses (including reasonable attorney's fees) and Habilities 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
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contained shall be deemed to constitute a waiver of the sovereign immunity of the State, which immunity is
hereby reserved to the State.

1. Fire, Damage and Eminent Domain: The Tenant and Landlord agree that in the event of fire or other damage to the
Premises, the party first discovering the damage shall give immediate notice to the other party. Should all or a portion
of the Premises, or the property to which they are a part, be substantially damaged by fire or other peril, or be taken by
eminent domain, the Landlord or the Tenant may elect to terminate this Lease. When such fire, damage or taking
renders the Premises substantially unsuitable for their intended use, 2 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 uge 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 afier 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 workmantike manner,
undertake and complete such repairs that are necessary to restore the Premises to its previous condition,

C) The Landlord may provide alternate temporary space for the Tenant until such time that the Premises are
restored to a condition that is substantially suitable for the Tenant’s intended use. Alternate temporary
space is subject to the acceptance of the Tenant., Should said temporary space provide less square
footage and/or limited services for the Tenant’s use, a proportionate abatement of the rent shall be made.

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

18. 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 installment 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, agreements, or obligations hereunder and such default is not
corrected within thirty {30) days of written notice by the Landlord to the Tenant specifying such default
and requiring it to be remedied then: The Landlord may serve ten (10) days written notice of
cancellation of this Lease upon the Tenant, and 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 shall cure such default within thirty (30) days of written notice or
within a reasonable aliernative 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 substitation for, any rights
or remedies granted herein to the parties, or any rights or remedies at law, or in equity.

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

20. Hazardous Sabstances:

20.1

Disclosure: The Landlord warrants that to their knowiedge 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, lead and/or mold.

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

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

20,3 Action to Remove/Remediate: The Landlord shall promptly take all actions that may be necessary to assess,

20.4

remove, and/or remediate Hazardous Substances that are on, or in the Premises or the building to which the
Premises is a part. Said action shall be to the fuil 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 Hazardcus 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 matena}s are identified, but which are not damaged, the Landlord
shall install an operations and maintenance program satisfactory to the Tenant which is designed to
periodicaily 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 ali air quality monitoring shall be provided to
the Tenant within 14 (fourteen) days of completion.

20,6 Materia! Safety Data Sheets (MSDS)

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

B) At time of occupancy by the Tenant, the Landlord shall provide the Tenant with MSDS for all products

" incorporated into the Work., This submittal shall be provided in duplicate form presented in three ring
binders, categorized in Construction Standards Institute (CSI) format,

Landlord Initiais: é) .
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. All claims, fees or commissions with any
broker or finder are the exclusive responsibility of the Landlord, who hereby agrees to exonerate and indemnify the
Tenant against any such claims. ' :

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 1 herein,

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

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

LANDLORD’S PROPERTY MANAGEMENT CONTACT:

Name; _Tom DeBlois

Title:  Member, Robat Holdings _
Address; P.Q. Box 397, Manchester, NH 03105 . Phone;_(603} 493-2281
Email Address: __tom@tokena.com

23.2 Tenant’s Contact Person: Notwithstanding the provisions of Section “22 Notice™, the Tenant shall employ
and/or identify a designated contact person who shall be responsible for conveying all facility concerns regarding
the Premises and/or teceiving 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; __Mike McAlister

Title:  Director, Division of Field Services

Address: 105 Pleasant Streetf, Concord NH 03301 Phone: (603} 271-5652
Email Address: _mmcgdlister@nhdoc.state.nh.us

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

25. Comptliance by Landlord with Laws and Regulations/Equal Empleyment Opportunity:

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

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

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

25.3 Funding Seurce: 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
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regulations. The Landlord further agrees to permit the State or United States access to any of the Landlord’s
books, records and accounts for the purpose of ascertaining compliance with all rules, regulations and orders,
and the covenants, terms and conditions of this Agreement.

26. Personnel:
The Landlord shall at its” own expense provide all personnel necessary to perform any and/or 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. Bankruptey and Insolvency: If the Landlord’s leasehold estate shall be taken in execution, or by other process of
law, or if any receiver or trustee shall be appointed for the business and property of the Landlord, and if such execution
or other process, receivership or trusteeship shall not be discharged or ordered removed within sixty (60) days after the-
Landlord shall receive actual notice thereof, or if Landlord shall be adjudicated a bankrupt, or if Landlord shall 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.

28. Miscellaneous: '

28.1 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 canceled, modified, or amended
only by a written instrument executed and approved by the Landlord and the Tenant.

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

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

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

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

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

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

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

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

28.10 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.

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

TENANT: The State of New Hampshire, acting through its' Departient of

DEPARTMENT OF CORRECTIONS

Authorized by: (fidll name and tile) William L. Wrenn, Commissioner

LANDLORD: (fidll name of corporation, LLC or individual) ~ Robat Holdings, LLC

Signature

Authorized by: (full name and title) \/Zﬁww ééﬁgj
{ N

print: Thomas DeBlols, Manager

Name & Title

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

OF:_NEW amfSle COUNTY OF: _ H 1L 5&€of ¢l

UPON THIS DATE (insert full date) Aol 5 26ig
me (print full name of notary) (7 [ &;ﬁ{ es - I Grres

T hetas j)e,g?o (S

appeared (insert Landlord’s signature)

, appeared before

the undersigned officer personally

who acknowledged him/herself to be (print officer’s title, and the name of the corporation s { g 4y 4 S ok

L i C

Ralost \QLetr (na S
37 Uy,

Officer, they are authorized to do so0, executed the foregoing instrument for the purposes therei REd by’ﬁg;ing
him/herself in the name of the corporation. §c;, ..'."{\,\E PE4 C@ %

R N
e

and that as such

21 STy P o
C~ C/\/ SEind’d’ EiT

_ 2N ey
APPROVALS: %, e NOTHR &5
Recommendation(s) regarding the approval of the Agreement herein issued by the “Archit w&ee Design

been attached hereto and made part of the Agreement herein by reference.
Approved by the Department of Justice as to form, substance and execution:

Approval date: (—1[ [‘Z_:z_,} '

e / T -
Approving Attorney: /’%J{ / i; . ,Q'/—\
I~ W P

Approved by the Governor and Executive Council:

Approval date:

Signature of the Deputy Secretary of State:
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The following Exhibits shail be included as part of this lease:

PartI:

Rent for %hé Prerhises, shall be due and payable in accordance with the rental schedule

EXHIBIT A

SCHEDULE OF PAYMENTS

Rental Schedule: Insert or attach hereto a schedule documenting all rental payments due during the initial
Term and during any extensions to the Term. Specify the annual rent due per year, the resulting approximate
cost per square 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.

below. The approximate cost per *Square Foot” {SF} documented below is based on the
5,500 square foot demise of the Premises located on the second floor of 60 Rodgers Street,

Manchester NH
10-YEAR RENTAL SCHEDULE
Year | EFFECTIVE DATES SQ.FI, | MONTHLY ANNUAL Approx. | Approx. %
COST COsT SF COST | INCREASE
June 1, 2016 — 5,500
1 May 31, 2017 $6,800 $81,600.00 $14.84 0%
June 1, 2017 - 5,500
2 May 31, 2018 $6,936.00 $83,232.00 $15.13 2%
June 1, 2018~ 5,500 ‘
3 May 31, 2019 $6,936.00 $83,232.00 $15.13 0%
' June 1, 2019 — 3,500
4 ‘May 31, 2020 $7.074.75 $84,897.00 $15.44 2%
June 1, 2020 - 5,500
5 May 31, 2021 ‘ §7.074.75 $84,897.00 $15.44 0%
June 1, 2021 — 3,500 . _
6 May 31, 2022 $7.216.25 $86,595.00 $15.74 2%
June 1, 2022 ~ 5,500 _
7 May 31, 2023 $7.216.25 $86,595.00 $15.74 0%
June 1, 2023 ~ 5,500 ' '
8 May 31, 2024 $7.360.50 $88,326.00 $16.06 | 2%
June 1, 2024 — 5,500
9 May 31, 2025 $7.360.50 $88,326.00 $16.06 0%
June 1, 2025 - 5,500
10 May 31, 2026 $7,508.00 $20,096.00 $16.38 2%
10 YEAR TOTAL: $857.796.00
Part II: Additional Costs: Disclose and specify any additional Tenant costs or payments which are not part of the

“rent” set forth in “Part I'" above but due and payable under the terms of the Agreement herein. Disclosure
fo 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 total additional payment,

N/A: no additional payments shall be due or payable during the term.
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EXHIBIT B

JANITORIAL SERVICES: 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.

Landlord's Scope of Duties: the Landiord or their service provider shall be responsible for provision
of ianitorial services to all areas of the Premises whether they are "common areas” or designated
for the Tenant's exclusive use. Landlords' schedule for provision of janitorial service to the Premises
shall be no less than the following:

1) . Once weekly {every Friday):

a} Clean ail restrooms, including thorough cleaning the toilet and sink and washing the
resilient surface flooring.

b) Supply and restock all "consumable” products such as toilet paper, paper towels
and soap. _

cj Vacuum all carpeted areas, providing intensive vacuuming in high traffic areas
when neseded.

d) Sweep and wash any resifient fliooring surface (including rest rooms).

e) Empty all refuse containers and dispose of contents removing them from the
Premises

f) Wash/clean all counter tops

a) Thoroughly clean reception area glass

h) Spot clean walls, doors and casing fo remove fingerprints and dirt.

i) Dust all horizontal surfaces within hand height, inclusive of window blinds and/or
drapes

i) Annudl Cleaning:

X) Shampoo/Clean all carpets

i} Clean the interior and exterior surfaces of all windows

2} The Tenant agrees that provision of janitorial services is subject to reasonable
interruptions due to the making of repdirs, alterations, improvements, or to causes beyond the
landlord's control.

3) Cleaning shall be scheduled to occur at mutually agreeable times as negotiate by
the Landiord and Tenant. Al cleaning supplies and eguipment shall be provided by the
Landlord or Landiord’s contractor.

4) The Janitorial Service provider selected or employed by the Landlord for cleaning of
the Premises shall not employ any person(s) offiiated with or having @ history of affiliation with
the State office of “Probatfion & Parole”, likewise no such employed person shall have o
criminal police record. Additionally, all persons employed for provisions of janitorial services in
the Premises shall be required to refuse entrance o the Premises by any person not authorized
by the Tenant, '

5) Recycling Services: Shall be provided as set forth in “Exhibit C Part V" of the
Agreement herein.

Landlord Initials:_{ éé/
Date: / b
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EXHIBIT C
Provisions for Architecturally Barrier — Free Accessibility, "Clean Air” compliance, Improvements and Recycling

Partl 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 alf recommendations set forth
by the State of New Hampskhire’s “Architectural Barrier-Free Design Commitiee” (AB Committee) in
their “Letter of Opinion” which has been attached hereto and made part of the Agreement herein by
reference.  Specify in text and/or illustrate the manner in which all renovations recommended by the AB
Committee will be provided at the Premises. Define which party, the Landlord or Tenant, shall be responsible
Jor providing and funding said renovations and the time frame allowed for completion.

1) Tengntshail:

a) Throughout the term pracfice good housekeeping and due diligence towards
maintaining conforming clearances at all doorways, haliways and rest rooms within the
Premises. ' : :

b) Remove storage cabinets and/or other furnishings from all rest rooms in order fo
consistently provide conforming wheelchair accessibility clearances.

c} Amrange and pay for interpreter services for any hearing or speech impaired clients

d} Provide signage at the reception fransaction window nofifying clients of available
special needs accommodations, such as large print materials, access to interpreters,
and access 1o assistive listening devices. ‘

e) Provide an “Assistive listening” system such as a “pocket tfalker” and store it in the
conference room for use by hard of hearing individuals. Staff shalt be fraining on how
the device is used and offer it o anyone in need.

Part H 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 berein, 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 ia
accordance with the requirements of the Agreement herein.  Specify which party — the Landlord or the
Tenant- shall schedule and pay for the required testing. In the event of testing results demonstrating the
Premises do not conform with all or part of the requirements of Chapter Env-4 2200, specify which party will
be responsible for providing and paying for the alterations and repairs necessary fo vemedy the non-
conformity, 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.

No later than thirty {30} days after commencement of the Term herein, the Tenant shall
have fhe Premises tested for compliance with “Clean Indoor Air" standards, for
performance of testing they shall hire technicians which meet the Siate of New
Hampshire Department of Environmental Services (NHDES} criteria of professiondal
accreditation o perform NHDES “Clean Indoor Air” fests in the Premises as set forth in
Administrative Rules Chapter Env - A2200. No more than five (5} days of receipt of the
air quality and lead tests results the Tenant shall submit a copy fo the Landlord, and a
notarized copy to NHDES, the copy addressed to NHDES shail be delivered to: “indoor
Alr 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 consuliant that performed the festing to
gain their recommendation of “best practice” for provision of remedy, and thereafter
implement provision of such remedy through repair/alteration to the Premises. Any and

Landlord Initials: (¥ &
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Part IV

ICC/ANSI A117.1-2003 and the guidelines set forth in ADAAG section 4.30.5: "the
characters and background of signs shall be eggshell, matte, or other non-glare
finish. Characters and symbols shail contrast with their background -~ either light
characters on a dark background or dark characters on a light background.”

g. Sign Installation Location: Per code requirements; all permanent room designation
signs shall be installed on the wall adjacent to the lafch side of the door. Where
there is no waill space fo the latch side of the door, signs shall be placed on the
nearest adjacent wail. Mounting height shali be 60" above the finish floor to the
top of the signs. Mountiing locations shall be such that o person may approach
within 3" of a sign without encountering protruding objects or standing within the
swing of the door. In reception areas, mount signs in compliance with the
dimensions given above, utilizing either side of the reception window as the
reference point.

h. Symbols of Accessibifity: {the wheelchair symbol) all elements {rest rooms for
instance) required to be identified as accessible fo persons with disabilifies shall
use the international symbol of accessibility.

i. Room numbers: See Tenant “Demise” plan for room suggested room number
assignments. Assignment of such numbers will be provided by Landlord and
coordinated with the Tenant during the Landlord'’s promulgation of consiruction
drawings, Tenant shail require alf rooms be designated with a room number, and
additional "designation” signs provided at the conference room, kifchen, exils,
mechanical and electrical rooms.

5. Parking Spaces located gdjacent to public enirance; not later than thirty (30) days df’fer
commencement of the Term the following shall be completed:

a. The “Van Accessible” parking space and conelafing painted lot surface shall be
changed to provide the layout shown in the agreed “DEMISE SITE SKETCH".

b. The “regular” reserved/accessible space shall be relocated fo start its 8" widih
where the existing 5' wide access disle [disle lines to be masked with black paint)
begins. Provision of 5" wide disle will no longer be needed for this space shall
share an access aisle with the “Van Accessible” (8" wide aisle) space.

i. The sign(s} designating the Van Accessible space {two separate signs are
currently provided, the" wheel chair” symbol and “van accessible”) shall
be relocated and installed directly in front of the appropriate space with
the lower edge of the sign at 60" above the ground. This shall require
either adhering the signs 1o the window or wall located in front of the
space or installing a post 1o mount the signs on.

c. Yan Access Aisle: the space adjacent to the Van Accessible parking space -
which shall serve both “accessible” spaces ~ shall be shipped with yeliow

. diagonal lines and designated "NO PARKING"” with a sign installed directly af the
end of the space; the lower edge of the sign shall be 60" above the ground.

6. Vestibule walk-off matt gt exterior public entrancge shall be secured 1o the floor fo

prevent potential #rip hazard. This task shall be completed no later than thirty (30) days
after commencement of the Term.

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

. The Landiord shali recycle waste products for which markets are available which will be

gathered by the Tenant — or the Tenant's janitorial provider - from the Premises.

a. The following products shall be included in recycling: mixed paper, including
boxboard, and corrugated cardboard and other containers such as plastic or
glass bottles, and tin or aluminum cans. Shredded paper shaill not be included; it
shail be recycled under the Tenant's separate conifract with a “document

destruction” vendar, ~
Landlord Initials; &
" Date: é
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2. The Tenant and/or the Tenant's janitorial provider shall bag and remove items for
recycling and deposit-them in an area the Landlord shall provide and maintain for such
use {which may be shared in common with others}; the Landiord shall collect these
products and convey them to community recycling centers.

3. Recycled products shall be collected by the Tenant in the following manner:

a. Approximately once {one time) per week the Tenant's janitorial service provider
("Provider") or staff members shall gather waste products for recycling from the
Premises, these items shall be properly sorted and deposited into garbage bags:

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

c. Upon each collection the Provider shall document via notation (“fick marks on @
clipboard will suffice] the number of bags collected per commodity and
whether the bags are full or partially full,

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

i. Ona Quarterly basis the Provider shall send the resulis of these monthly
volume tallies to the Tenant's “Contact Person” (listed in section 23.2
herein} in order to provide conformance with State of New Hampshire
recycling reporting requirements. '

Landlord Initials: AC/
Date: é
Page 20 of 21 _ .



New Hampshire
Governor's Commission on Disability

"Removing Barriers to Equality”

Margaraet Wood Hassan, Governor
Paul Van Blarigan, Chair
Charies J. Sala, Executive Director

To: Mr. Michael McAlister, Director
Department of Corrections

Date: Tuesday,April 19,2016

Re: LETTER OF OPINION,
Pursuant to the New Hampshire Co_de of Administrative Rules, ADM 610,16 {e) {3)

Location: Department of Corrections, 60 Rogers Street, Manchester NH 03103

~Term: 10 Year
Commencement Date, Effective Date, Occupancy Date: June 1, 2016

Expiration: May 31, 2026

Lessee: New Hampshire Department of Corrections, 105 Pleasant Street, PO Box 1806,
Concord NH 03302-0806

Lessor: .  Robat Holdings, LLC., PO Box 397, Manchester NH 03305

In accordance with the New Hampshire Code of Administrative Rules, codified in Adm. 610.16 (e) (3),
The Governor's Comunission on Disability’s (GCD) Architectural Barrier Free-Design Committee
{ABFDC) has opined. that the location referenced above and referred to herein, meets or wili meet
barrier free requirements, subject to the conditions listed below. The subject lease was reviewed during
the ABFDC’s April 19, 2016 meeting,

This Letter of Opinion, pursuant to ADM 610.16 (e} {3); The Administrative Rules of the Department of
Administrative Services; is issued with the following conditions referenced in EXHIBIT A, and is subject

to the {imitations stated herein.

Upon completion, all renovations specified in the Lease agreement any supportive Design-Build
Specifications and drawings or sketches; including but not limited to EXHIBIT B,C,D,E; demonstrated at
the ABFDC meeting on April 19, 2016, must comply with the provisions set forth in this letter and with
the applicable New Hampshire Code for Barrler-Free Design. Although no comment or opinion is
expressed regarding the New Hampshire State Building Code and the New Hampshire State Fire Code,
. and/or any other code; it is highly recommended, when applicable, relevant documentation be
submitted to the local or State authority having jurisdiction, for any necessary approvals,

Pagefof 8
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EXHIBIT A - CONDITIONS:

1. Accessible Parking Space: Parking Space is 84"and required to be 96" per ADAAG 502.2, and
- NH Code for Barrier Pree Design 303.01 (b) (1).
AGREED UPON :
To allow for improved access, lot will be re-striped with accessibie parking and access
alsles striped to appropriate dimensions per Ms. Belecz's proposed layout,
CONDITION TO BE SATISFIED PER EXHIBIT D, BY AUGUST 1, 2016, WITH PROOF IN
THE FORM OF PHOTOGRAPHS OR DOCUMENTATION SUBMITTED TO THE
GOVERNOR’S COMMISSION ON DISABILITY.
afer ihi for
Exhibit C for il
E itDfi s !

2. Vanaccessible parking space is measured at 96" at one end and tapers to
approximately 84" at the opposing end. Van accessible spaces are required tc be 96"
minimum per NH Code for Barrier Free Design 303.01 (b) (1).
AGREED UPON
To allow for improved access, lot will be re-striped with accessible parking and access
alsles striped to appropriate dimensions per Ms, Belecz's proposed layout. ‘
CONDITION TO BE SATISFIED PER EXHIBIT D, BY AUGUST 1, 2016, WITH PROOF IN
THE FORM OF PHOTOGRAPHS OR DOCUMENTATION SUBMITTED TO THE
GOVERNOR’S COMMISSION ON DISABILITY. '
Refer to Exhibit A and B for current photos,

efer to Exhibi ki 0

Ref Exhibi rpr r Bel

3. Van accessible space lacks access aisle as required by ADAAG 502.3.4, and NH Code for
Barrier Free Design 303.01 {(b) (1) {(b).

AGREED UPON .
To allow for improved access, lot will be re-striped with accessible parking and access
aisles striped to appropriate dimensions per Ms, Belecz's proposed layout.
CONDITION TO BE SATISFIED PER EXHIBIT D, BY AUGUST 1, 2016, WITH PROOF IN
THE FORM OF PHOTOGRAPHS OR DOCUMENTATION SUBMITTED TO THE
GOVERNOR'’S COMMISSION ON DISABILITY,
Refer to Exhibit A and B for current photos.

r xhibi rre rki

Refer to Exhibit D for proposed layout per Ms, Mary Belecz,

4. Exterior Main Entrance: Following the precedence of the prior ABFDC, who did not
recognize the need for an automatic door opener, the Department of Corrections has been
referred to the local building code inspector to review it's options.

Page 2 0f 8
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AGREED UPON: To allow for apprepriate program access, the Department of
Corrections will provide alternative forms of program access, which will include, but
is niot limited to, visiting clients in their homes. Proof of the various forms of program
access will be previded to the Governor's Commisslon on Disability (GCD) in the form
ofa letter by April 13,2016,

CONDITION TO BE SATISFIED BY MAY 1, 2016, WITH PROOF IN THE FORM OF
PHOTOGRAPHS OR DOCUMENTATION SUBMITTED TO THE GOVERNOR'S COMMISSION

ON DISABILITY,

Exterior Main Entrance: Per physical tour of space, the exterior pavement of the main
entrance appears to have a gap with some alterations in level.

AGREED UPON: Area will be restored to conform to the NH Code for Barrier Free
Design requirements/2010 Standards for Accessible Design 302.1 and 403.
CONDITION TO BE SATISFIED BY AUGUST 1, 2016, WITH PROOF IN THE FORM OF
PHOTOGRAPHS OR POCUMENTATION SUBMITTED TQ THE GOVERNOR'S COMMISSION

ON DISABILITY.

Interior Main Entrance: Per physical observation, interior vestibule contains “throw rug”.
AGREEN UPON: Throw rugs will be secured to provide a secure surface vla Agency’s or
landlord’s choice of adhesive and checked two or more times per year for stability per
NH Code for Barrier Free Design requirements/2010 Standards for Accessible Des;gn
302.1,

CONDITION TO BE SATISFIED BY APRIL 22, 2016, WITH PROOF IN THE FORM OF
PHOTOGRAPHS OR POCUMENTATION SUBMITTED TO THE GOVERNOR’S COMMISSION

ON DISABILITY,

Department lacks assistive listening system and services for individuals with additional
hearing needs.

AGREED UPON: Department of Correctlons will secure necessary eqmpment and
develop a policy or plan to educate staff on use of equipment and remote or onsite
interpreting services, for as needed use, per NH Code for Barvier Free Design/2010 -
ADA Standards for Accessible Design 706.

CONDITION TO BE SATISFIED BY MAY 1, 2016, WITH PROOF IN THE FORM OF
PHOTOGRAPHS OR DOCUMENTATION SUBMITTED TO THE GOVERNOR'S COMMISSION

ON DISABILITY.

Signage should be provided in locations specified by ADAAG 216 and using the technical
standards provided by ADAAG 703.

AGREED UPON: Department of Corrections will add additienal signage to notify
clientele of the ahove resources per NH Code for Barrier Free Des!gn /2010 ADA

- Standards for Accessible Design 703 and 216

Fage3of8 .
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CONDITION TO BE SATISFIED BY MAY 1, 2016, WITH PROOF IN THE FORM OF
PHOTOGRAPHS OR DOCUMENTATION SUBMITTED TO THE GOVERNOR'S COMMISSION

ON-DISABILITY,

9. Bathrooms: Items impede dccess to fixtures, including, but not limited to, access to the

paper towel dispenser, sink, etc.

AGREED UPON: Tenant will remove items that impede access per NH Code for Barrier
Free Design/2010 ADA Standards for Accessible Design 204.

CONDITION TO BE SATISFIED BY APRIL 22, 2016, WiTH PROOF IN THE FORM OF
PHOTOGRAPHS OR DOCUMENTATION SUBMITTED TO THE GOVERNOR'S COMMISSION

ON DISABILITY.

The Governor's Commission on Disability and/or the Architectural Barrier Free Design Committee
cannot survey all state leased properties for compliance with the New Hampshire Code for Barrier Free
Design or for compliance with the conditions stated in this Letter of Opinion. However, as a safeguard
for the State of New Hampshire, for the citizens of New Hampshire, and to assure access for persons
with disabilities; randem surveys may be performed on an as needed basis for compliance regarding

accessibility.

A representative for the Lessee or a designee of the Lessee must provide to the Governor’s Commission
on Disability proof of completion via photographs, invoices, or as culined above, for the items listed
above, and shall certify to the Governor’s Commission on Disability that the conditions outlined herein
and as set forth in the Lease Agreement and related attachments have been satisfied. Should the Lessee
not comply with the provisions of the Code for Barrier Free Design or the accessibility standards, or
default on the completion of conditions; the Lessee, will rectify immediately after due notification by the
Governor's Commission on Disabflity of the Architectural Barrier Free Design Committee.

This Letter of Opmmn is based upon a review of all provided documentation regarding the premises,
and this Letter of Opinion is based on the assurances of the Lessee for compliance therein. Future
review of existing and new documentation, as well as, future physical site visits may be conducted at the
discretion of the Govemcr s Commission on Disability and/or the Architectural Barrler Free Design

Committee,

Respectfully submitted and approved by the Architectural Barrier-Free Design Committee on this
day of Tuesday, April 19, 2016, ‘

Esie Guanel

Eric Brand, Acting Chawperson _
Architectural Barrier Free Design Commlttee

Cc:
Charies |. Sain, Esq., Exccutive Director
Governor’s Commission on Disability
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Department of Corrections EXHIBIT B

Probation and Parole CURRENT ACCESSIBLE PARKING SPACE

60 Rogers Street
Manchester Street, 03305

, Paga 50f 8
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Department of Corrections EXHIBIT C
Probation and Parole. CURRENT VAN ACCESSIBLE SPACE
60 Rogers Street

Manchester Street, 03305
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Department of Corrections

_ EXHIBIT D
Probation and Parole CURRENT PARKING LAYOUT PER MS, MARY BELECZ
60 Rogers Street

Manchester Street, 03305
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Department of Corrections
Probation and Parcle

- 60 Rogers Street
Manchester Street, 03305

EXHIBIT E
PROPOSED PARKING LAYOUT BY MS. MARY BELECZ
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State of Nefr Hampshire
Lepartment of State

CERTIFICATE

I, William. M.’_ Gardner, Secretary of State of the State of New Hampshire, do hereby
certify that ROBAT HOLDINGS, LLC is a New Hampshire limited liability company
formed on September 17, 1997, 1 further certify that it is in good standing as far as tizis
office is concerned, having filed the annual report(s) and paid the fees required by law;

and that & certificate of cancellation 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 4™ day of April, A.D. 2016

iy Bkl

William M. Gardner
Secretary of State




ROBAT HOLDINGS, L1LC
Special Meeting of the Member by Written Consent

The Undersigned, being the sole Member of Robat Holdings, LLC, a New Hampshire limited
liability company, hereby consents in writing to the following actions:

RESOLVED:

The Company is hereby authored to enter into a Lease Agreement with the State of New
Harmpshire, acting by and through its Commissioner of the Department of Corrections and pertaining to
leased spaced at 60 Rogers Street, Manchester, New Hampshire, and that the Manager, Thomas DeBlois,
on behalf of this Company, is authorized and directed to enter into the said Lease Agreement with the
State of New Hampshire, and that he is to take any and all such actions that may be deemed necessary,
desirable or appropriate on behalf of this Company in order to accomplish the same.

RESOLVED:

That the signature of the above authorized Manager of this Company, when affixed to any
instrument of document described in, or contemplated by, these resolutions, shall be conclusive evidence
of the authority of said Manager to bind this Company; thereby:

1. The foregoing resolutions have not been revoked, annulled, or amended in any manner
whatsoever, and remain in full force and effect as of the date hereof; and

2. The following person has been duly elected to and now occupies, the Office or Offices
indicated:

Manager: Thomas DeBlois

DATED this ft% day of April, 2016.

“7%7@3 e e

By: Thomas H. DeBlois, Trustee of the
Thomas H. DeBlois Revocable Trust, Sole
Member

Intended Effective Date:
Aprii 4, 2016

STATE OF NEW HAMPSHIRE
COUNTY OF HILLSBOROUGH

The foregoing instrument was acknowledged, before me, this 4™ day of April, 2016, by Thomas
H. DeBlois, Trustee of the Thomas H. DeBlois Revocable Trust, the duly authorized Member of Robat
Holdings, LL.C, a New Hampshire limited liability company, on behalf of the company.

Notzsy-Public/Justice of the Peace & @%%
My Commission Expires: £

g\d47000'4 7393 corporateiconsent 4-4+16.doc Emi
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CERTIFICATE OF LIABILITY INSURANCE

DATE (MMIDDIVYYY)
4/20/2018

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S}, AUTHORIZED

REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder Is an ADDITIONAL INSURED, the policy{les} must be endorsed. If SUBROGATION IS WAIVED, subject to
the terms and conditions of the policy, certain policies may reguire an endorsement. A statement on this certificate does not confer rights to the

certificate holder In lieu of such endorsement(s).

PRODUCER
Agpen Insurance Agency

ﬁg{gw Lyndsay Lee

PHONE _ . (603)647-0800 FAX Moy, (503)647-0330

P O Box 510 Sl g 1leelBaspen-insg. com
INSURER([S! AFFORDING COVERAGE NAIC &

Manchester NH 03105 iNSURER A Thea Cincinnati Casualty Compan
INSURED INSURER 8 : -
Robat Holdings LLC INSURER C :
PC Box 387 INSURER D ;

INSURER E 1
Manchester NH 03105 INSURERF :
COVERAGES CERTIFICATE NUMBER:CL1642009502 REVISION NUMBER:

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOGUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED. OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN 1S SUBJECT '?O ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCK POLICIES, LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

TBR ABBLEUEH] FOLICY BFF | POLICY EXP
LIR TYPE OF INSURANGE INSD [ WYD POLICY NUMBER (MMDDIYYYY) | (MMDDYYYY] LIMITS
¥ | COMMERCIAL GENERAL LIABILITY EACH OCCURRENCE 5 1,000,000
AAGE TO RENTED
A CLAMEMADE | X | OCCUR _ BAMWISES (o scturrence) | S 100,000
. EPP0129584 2/14/2015 | 2/14/2018 | MED EXP [Any one person) $ 10,000
' PERSONAL & ADV INJURY [ & 1,000,000
GEN1L AGGREGATE me" APPLIES PER: GENERAL AGGREGATE 5 2,000,000
X | roLicy & E Lo PRODUCTS - COMPIOP AGG | § 2,000,000
OTHER: Hired & Non-Ownad Auto $ 1,000,000
AUTOMOBILE LIABILITY f{-:%?'c?éﬁegns RELE LT $
|| Awy auto BODILY INJURY (Perparsan) |'§
ﬁlL,}L_.r gg\mm icmaour.w BODILY INJURY (Per accident)| §
] NON-OWNED PROPERTY DAMAGE
HIRED AUTOS AUTOR | (Por accident) 5
$
UMBRELLA LIAB OCCUR EACH GCCURRENCE $
EXCESS LIAB CLAIMS-MADE AGGREGATE $
DED RETENTION $ 5
WORKERS COMPENSATION PER 7 fafiss
AND EMPLOYERS LIABILITY YiN LSTATUTE ER
ANY PROPRIETCR/PARTNER/EXECUTIVE ”"”‘l E.L. EACH ACCIDENT $
OFFICER/MEMBER EXCLUDED? NiA
(Mandatory iy NH) & L. DISEASE - EA EMPLOYEE §
if yos, deseribe under
DESCRIPTICN OF OPERATIONS balow £ DISEASE - POLICY LIMIT | §

DESCRIPTION OF CPERATIONS / LOCATIONS / VEHICLES (ACORD 101, Additional Remarks Schedute, may be attached lf more space is required}

Lesgor's Risk
Log.

#1, Ialldg. #1: 60 Rogers Street, Manchester, N.H, 03103

CERTIFICATE HOLDER

CANCELLATION

Pepartment of Corrections
P.0. Box 1806
Concord, NH (3302

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS, .

AUTHORIZED REPRESENTATIVE

Lyndsay Lee/DIANA

ACORD 25 (2014/01)
INSO25 ontdnny

©1988-2014 ACORD CORPORATION. All rzghts reserved,

The ACORD name and logo are registered marks of ACORD




Y o ) ) DATE (MM/DDIYYYY}
ACORD CERTIFICATE OF PROPERTY INSURANCE 4/20/2016

THiS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

If this certificate Is being prepared for a party who has an insurable interest in the property, do not use tiis form. Use ACORD 27 or ACORD 28.

PRODUCER CONIACY romdsay Lee
Aspen Insurance Agency PHONE . (603} 647-0800 (A% Noy; (603) 6470330
P O Bex 510 ERTTYIN ; - —
: ) ADDREsg: Llealaspen-ins.com
: BROCUCER
Manchaster NH 03105 | CUSTOMER iD: 00006123 .
_ INSURER(S) AFFORDING COVERAGE NAIC #
INSURED . INSURER A ‘The Cincinnati Casualty Compan
Reobat Heldings LLC ’
INSURER B 3
PO Box 387
INSURER C ;
. INSURER D ;
Manchester NH 03105
INSURERE :
INSURERF;
COVERAGES CERTIFICATE NUMBER:CP1642002187 ) REVISION NUMBER:

LOCATION OF FREMISES | DESCRIPTION OF BROPERTY (Attach ACORD 101, Additional Remarks Scheduls, If more space is required)
Loc# 00001: 60 Rogers Street Manchester NE 03103

THIS 18 TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TC THE INSURED NAMED ABOVE FOR THE PCLICY PERIOD
INDICATED, NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WiTH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS,

INSR POLICY EFEECTIVE | POLICY EXPIRATION

N TYPE OF INSURANGE . POLICY NUMBER DATE (MMIODIYYY) | DATe (DO | - COVERED PROPERTY LTS

N}S_j PROPERTY | X | BUILDING 3 7 000,000
CAUSES OF LOSS | DEDUCTIBLES PERSONAL PROPERTY | ¢
magic | BUILDING ‘ | BUSINESS INCOME | g
BROAD - CON?ENT; 1000 ' | exrra expense s
A | X | SPECIAL EPP0128584 ' - 1 2/14/2015 | 2/14/2018 | | RENTALVALUE 3
EARTHQUAKE BLANKET BUIDING | g
Wit ' : | BLANKET PERS PROP | 5
FLOOD, | BLANKETBLOG&PP | ¢
n $
s
INLAND MARINE TYPE OF FOLICY $
| CAUSES OF LOSS T 5
| naMED PERLLS POLICY NUMBER | s
$
CRIME s
TYPE OF POLICY N $
$
BOILER & MACHINERY / s

EQUIFMENT BREAKDOWN : -

- 5
- 5
s

SPECIAL CONDITIONS / CTHER COVERAGES {(Attach ACORD 101, Additional Remarks Schadule, If more space is required)

CERTIFICATE HOLDER CANCELLATION

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREQF, NOTICE WILL BE DELIVERED IN

Department of Corrections .hCCDRDANCE WITH THE POLICY PROVISIONS.

P.O. Box 1806
Concord, NH 03302 ‘ T | AUTHORIZED REPRESENTATIVE

Lyndsay Lee/DIRNA

ACORD 24 {2008/09) © 1995-2009 ACORD CORPORATION. All rights reserved.
INS024 (200808 The ACORD name and logo are registered marks of ACORD



STATE OF NEW HAMPSHIRE  LReP 16-012
INTER-DEPARTMENT COMMUNICATION

g!
FROM: Charles R. Schmidt, PE DATE: April 18, 2016

Administrator _
AT: Dept. of Transportation
Bureau of Right-of-Way

SUBJECT: Sale of State Owned Land with Improvement in Windham
RSA 4:3%-¢c

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

REQUESTED ACTION

The Department of Transportafion, pursuant to RSA 4:39-c, requests authorization to
enter into a listing agreement for a term of one (1) year with NAI Norwood Group with the real
estate commission of 5% for the sale of a 3.6 +/- acre parcel of State owned land improved with a
single family residence located at 72 Range Road in the Town of Windham for $725,000.00,
assess an Administrative Fee ¢f $1,100.00, and allow negotiations within the Committee’s current
policy guidelines, subject to the conditions as specified in this request.

EXPLANATION

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

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

Conditions of the sale will include;

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

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

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
plan in the Rockingham County Regisiry of Deeds. The Department will use this
plan to prepare deeds for the sale of this parcel

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

in accordance with Tra 1000, “Process for Marketing and Sale of State Owned Property
Utilizing Real Estate Professionals,” and Tra 1003.03 (Selection Process), all pre-qualified Realtors
in Region 4 {Rockingham and Strafford Counties) were sent a request to submit a market analysis
for the subject property at a set real estate commission of 5%. Based on this request, the
Department received responses from seven (7} firms. Data from each market analysis is listed
below as follows: _
TAPROPMINGT\2016\Long Range\WindhamShelton0329.doc




NAI Norwood Group $686,500.00 -
116 South River Road $685,000.C0
Bedford NH 03110

"Berkshire Hathaway Verani Reaity $505,000.00
One Verani Way
Londonderry NH 030563

CB Richard Ellis/ New England $750,000.00
2 Wall Street, 2™ floor
Manchester NH 03101

$728,060.00

KW Commercial
168 South River Road
Bedford NH 03110

Shea Commercial Properties inc. $625.349.00
88 Stiles Road, Suite 204 ’
Salem NH 03879

Coldwell Banker Commercial $576,500.00-
4 Nashua Road $6851000.00
Londonderry NH 03038 '

Paul Mcinnis Inc. $475 000.00
1 Juniper Road '
North Hampton NH 03862

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

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

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

1. NH Housing Finance Authority
2. Town of Windham

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

In addition, the Department will assess an additional Administrative Fee of $1 ,100.0G fo the
purchase price..

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

CRS/PJIMI
ttachments

TAPROPMNGT\2016\Long Ranga\WindhamShelton(329.doc



Del orme Street Atlas USA® 2018

f
g

‘\%;‘”‘1-35

N

L.

fL

ZF
¥
-
bl

7

5

7 i

Data use subject o license,

© Delorme, Delorme Strest Atlas USA® 2015, ' e \T

ww dalorma.com

1" =2,00008 Data Zoom 13-1



SNERRGE DAILY TRAFFIC 2043
ANERAGE BAILY YRAFFIE 2025
FERCERT ©F TAULKS

OS5GN SPEED

LERGEH OF PADMECY

DESIGN DATA

o STATE OF NEW HAMPSHIRE ettt

KIERAGE OAILY YHAFFIS 20 13 14208

OESIGH SPEED
LENCTH BF PROJECY

DATL 0RSA3S2012
BETE BASDIAZO0R

ME ¥

CHEEKLE 8T L SF

P

BRIDGE #
DEO/BRR
{BUILT LINDER
15533-F}

AVERAGE DAILY TRAFFIC 2015

DEPARTHMENT OF TRANSPORTATION rencci or s e o e
' OES 100 SPEER

LENGTI GF PADJECT

1-53 Ha OFF SLIP RAMP,

CONSTRUCTION PLANS : ==

1-93 SALEM - MANCHESTER CORRIDOR WIDENING st

AYEAAGE DALY TRAFFIC 2035 5,209

{-83 NS ON RAMP

BI-ADDO(128)

MM, PROJECT NO. 13833-H ’ NERaGE oriLy e o
-93 NB, 1-93 NB OFF RAMP, [-23 NE ON RAMP, Seston svess.

LENGTH §F PRIJEET

1593 NE ON BLIP RAMP

MM RTE 111, NH RTE 111A, NH ROUTE {11A CONNEGCTOR

NHRTE 111
AVERAGE GAILY TRAFFIC 20 15 2F.:500
AVERAGE GAILY TRAFFIC 20735 TR
PLRCENT OF TAUCKS 5%
: : e Tt
VOLUME 1 OF 4 Y ——
SHEETS1-374 STA 1426+50
3 END ULTIMATE [-93 NB CONSTRUCTION e
c BEGIN INTERIM CONSTRUCTION o MR
stazons i _ MATCH fO FUTURE CONTRACT Ty \
B : | (Y OTHERS) -

BRIGGE #

1533‘?}%5:055{' : Fes < 3
i T £
Ex:asz:!.K) COBBETTS | ] S
FONG g .
28442 " aza
(BLILY UMBER: STAL 136830501
el et
1-8% 43 {alEAD)

CONSTRUCTION
STA, 565+05 [EASTBOUND) I T
STA. ET1+50 iWE STAOUND)  13333-G
MR

ERRTCH TO CONTRA

13923 (BY OTHERS)

£he

WSTA 1218+50 . X, = __PRIDGE S
BECN ULTIMATE 153 N&3 O Né‘s'\%UCTIN ; Rl /L -
T 0 A 2933- 13833:H;
(BY ng‘jﬂER. ) PO /
P afe e .%
R STA BE343D
R RGLUTE 117
\\ . - F"LIMIT OF WORK
> .

. g
\ 5 A 28

TOWNS OF SALEM & WINDMARM
COUNTY OF ROCGKINGHAR

TA,

-A,
1-53

STA, 1443480
‘i !_!m LI
o
oo
- .

RN
ME TAHEAD

SCALE: 71,0000

HIGHWAY DESIGH.
184

HiGHAAT DESIGH
]

1762 BGRALS
ity

TRAMSPORTAT I OGN
AECOMMENDED FOR APPROVALY
BHRESTON DY FALUTCT PRYSLOMGNT LiNT4
N RTE 111A . NHRTE 111A CONNECTOR
AVERAGE DAILY TAAFFIC 2035 AVERAGE DALY TRAFFIC 2015 . APPRUNED:
e AYERAZE DAWLY TANFFIC 20725, T LAYERAGE DAILY TRAFFIC 20035 -
w”:f::‘:’sf"s Syl z‘gzm’:?;‘::"”g FERCENT OF TRUCKS €27 IPEACENT OF TAUCKS il bl o il ol
" ® 141, 1245, L 188, BESITH SPEED A0 rol | [OESI6N SFEED L3t
V304 574, 577, 295,84 1383, 7433 LENGTH OF PROJECY - 31109 FE ILEHGTH OF ARAJEET Fanpp |- Bl e, ] bt e vo, § wees e T vt Sy
asa WAy . —— R T R T R000 1260 | 338358 1 T142




]

o

ERE
0l

£
==

LEGEND

Proposed
] Exiating R.O.W. (Right -of- Way)

Travel Way of Proposed Roadwy
Shoulser of Preposed Roadway

Propeoed Redued Traffic [adands

Froposed Painted faiand

Accozs Foits to Proposcd Roedway (Diives, #ic.}
Approximeis Limit of Stope Wk and Landscaping
Fropased Sidewalks

Proposed Beidge

Existing Pavomen? (Rosteays, Privon, e10.)
Toxisting Wetbmd

Witer (Rivezs, Sireamns, Lakes, ete}

Buiidings

Property Lines

Proposcd R.OW.

Haisting C.AR.0.W. (Controtied Accoss)
Propomd C.ARLOW,

Existing LA RO, W. (Limiied Access)
Proposed LARG.W.

Drapurtment of Trompovtation

NHDOT 193 IMPROVEMENTS
FINAL CONFIGURATION
QVERALL CORRIDOR

=0 ) 2 el

¥

Upnialnd by 27, 2091 Figirm T

1112211 Tscodds. metnatipdated FEIS Pionsgl bxiT OvERarl CORA SneatsT-1h. don




H= 111590, 27532 ¥

£= 1097122, 13867 7 ﬁ/ P

patres 21°36'35:3" 5 g}w
e b

e #E ¢
it ROUTE 1114 . pow 147 18°25.27 " s
P1= 138488, 38 Ta ¥6.30852° s 9‘:”\,@”
= 111734, 78241 g= 7.24850° . S e
‘ CURVE #5 £= $042088.52973 Lew 150863847 e )p!

WH ROUTE 1114 peldoes 2274573427 fic= 400. 00000 o ))p

pim 2947219 Dow &7 43'45.5" 43 ' Mp; \\

3 o,
w

1= 201, Ly

Hee 111964, 20288

CURVE m4 - £= 1081588, 23501 £ 20.08326° . .
HH RORFATE 1114 Heitaw 2?'45‘054' Lom 45727825 .
Pl T2E3T4. 33 105 (AR TAR RECK AR LLg Bew 4753570 .z o 1000, BOOCH’ -'k'\"'%
o §1G436. 05142 1s 320.3RE217 e300 - /
[ g 40, 405837 S . ’_p-"' g
Lew 627,26%12° / 8] = c(“ -
e t:\ s Goiove poiEiEHT °
% Y \ ‘J(.:( PLACE m:f:}x JETOT :1 %
- B :
pac STA. TASHL

£ iBTLAAE. 48284
pafta= sge2tt 8,87
o 10725 02,77
5 1= 292.330907 >
g 68,25898" ;e’}
»

W_ROUTE 1114
Ful STA, 18040
WAULTS DR .

N
N

~

fo= 1254, 0000

®

& w st Low 521.717261
o= 56. Co000"

e o s penm i e ey

e 2T 73
111,18 7 o Appf:”?.s —
s oLraning LHIE I, - Derax. fxiss.
. Blrmwr,.} N '“’r:‘f_gn”zcﬁ“‘;w& 8.
sore LIKE )
SN SHELIOH ALEX fIAY { o STAT IS0 p.-—:.uus o -
e FCHARD & JOM WikntaM. 11T \ PET ST, 500 GwHRIoH TGS CE
\ b Py ]
~F e o w . —
¥ % ) ] P
J,_.li-"‘"/ 2 ey g TN g T T B N e
oc T2EET. 1Y T £ T T .
frocs s - e
= - 137428,
AQ«C E/, . ) . foecl 2 FEOIE 0L
AT g /.4 W1 35,06 AT
A cryoppy DRALHACE.
S fcaman T HELLER g

- L

. PPS—

1897 _INUST
= A

p @ b
MEX RAY WAREN L fﬁm‘[l&f\%ﬁ

WiNbHa, LLE
sty ! \ 1597 ARUST

foutt YoM
WiriAR

HELLER
1997

gpisting 08
LT

=
‘chf”thmw :
s ‘AF £yt io -0

T M@’W(”
8 oaaggdd Py Eaiztion 40 My s b g1
i asg g 8! \
S ' N N RS SEITE 1
K &5
iﬁg nsy. CHENG-CiS 3

;
F7 0 kumoang

C O RpcHuoN
crrataare ASENE. LLES




e

o

G

T
vt

;m""fA‘; e
iy

e —

(T

e TR ey

e TR A S i

k- :
g S A
z? Sabem Town;
. Forest

Commercial Real Estate Services, Worldwide.

Prepared by:

Judy Niles-Simmons
judy@nainorwoodgroup.com

Chris Norwood
cnorwood@nainorwoodgroup.com

tel 603.668.7000

fax 803.647.4325.

116 South River Road
Bedford, NH 03110
nainorwoadgroup.com
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Property Description: The subject property, 70 & 72 Range Road, Windham, NH, aka Tax Map 17/
H/30 and recorded in the Rockingham Registry of Deeds as Book 4651/1888, is currently comprised with a
1,500+/- SF commercial building, which is to be torn down by the State of New Hampshire, along with a
~wood-framed, single family ranch style home, sited on a total of 3.55+/- acres per Phil Miles. The property
is serviced by a private septic and well and located in the Gateway Commercial District. Access fo the
property will be both from Range Road and the newly relocated RT 111A, which will have a raised concrete
median allowing a right-in, right-out access and egress. An existing driveway that accesses the rear section
of the site is a private driveway and is not a permitted access to this property. The State of New

Hampshire will maintain ownership of an area of the Range Road frontage as shown on the attached plan,
provided by the Department.
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General Information: Any property analysis involves a weighing of the various pluses and minuses
relating to selling a particular property.

The main negative of the property is that the ranch style home, in our opinion, will not appeal to residential
users because of its location to the relocated RT 111A. Even though the property will have frontage and
access from the newly rerouted RT 111A, it is not visible from 1-93. The site will need some leveling/fill and
may have a small wet area as well as some ledge. Access onto Range Road from the existing driveway is
dangerous because it is sited on a curve with limited visibility. Because the property, per Town records, is
serviced by private well and septic is a negative for commercial development. Also, the Department of
Transportation will require the Buyer fo do a survey on the site and the deed is to be prepared from said

completed survey. This will add some cost/expense to the Buyer. The property will be transferred by a
Quitclaim Deed.

However, the location is a positive for a commercial use, having visibility and access from the new
improved, relocated RT 111A, even though the parcel slightly slopes down from RT 111A. The existing
house could be converted into office space or possibly continue to be a residential rental. The subject
property is weil located near McDonalds and Klems, efc., near Exit 3, 1-93 and has good demographics.
The Town of Windham has changed the zoning to Gateway Commercial District, which in our opinion, is a
posmve Should DOT crop the ledge located on the Range Road frontage, the section of the property the
State p!ans to retain ownership on, will also improve the visibility of the site.- Once the commercial building
is removed by the State, it will open more available space for a new facility to be built.

- According to the Town assessment records, the property is currently assessed for a total of $808,600. in
speaking'_\)&ith the Tax Assessor, we were fold that the Town has just finished a revaluation and the ratio
will be over 86% for 2015. The current 2015 tax rate is $21.72/$1600 which equates to $17,563.00+/- real
estate taxes based on the 2014 assessed value. However, should the ratio be 96% the 2015 real

estate taxes may possibly be higher. The real estate taxes will be an additional expense to the
Buyer.

Sale Comparables: We have selected three sold properties that we feel represents market
comparables, even though some are more than a year old. Comparable properties for the subject property

are few and far between. (For more information on the properties, please see Fxhibit A attached).
of Route 111 and Route 128.
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22 Mammoth Road, Windham, NH: List price was $259,900 and it sold on April 20, 2015 for
$245,000/$159.51 PSF. The property consisted of a 1,536+/- SF house sited on 0.90+/- acre located in the
Commercial/NBD zone. The house was rented and located one lot off of the lighted intersection of Route
111 and Route 128.

41 Range Road, Windham, NH: List price was $1,250,000 and it sold for $1,250,000/$102.07 PSF, to
the exiting Tenant on 05/10/2013. Larger parcel and buildings but it was serviced by private well and septic
and was located in a split zone —PBD and Residential A. The zoning was somewhat of a negative and the
State had taken most of the front land area on the building located on Route 111. Property had greater
visibility and sold at a higher number because an owner/user purchased it.

43 Range Road, Windham, NH: List price was $850,000 and it sold on 10/19/2012/ for $740,000 or
$496,584 per acre. Even though the property had a small house on it, the value was the land and the
location. The site was 1.49+/- acres and located in the PBD zone.

Market Comparables: We have selected three properties that are currently on the market in

Windham that we feel represents market comparables. (For more information on the properties, please
see Exhibit A attached).

63 Rockingham Road, Windham, NH: Property consists of a 4,022+/- SF flex-space/ mixed use
building sited on a 30,492+/- SF acre, located on the corner of Route 28 and Roulston Road, in the CDA

zone. It is currently being marketed for $285,000/$70.86 PSF. Office on first level and a one bedroom
apartment on the lower level.

28 Iindian Rock Road, Route 111, Windham, NH: 3.20+/- acre development site, located in the Village
Center District (VCD) with frontage on Route 111, near Fire Department, Police Departiment and Nesmith
Library. It is currently on the market for $495,000/$154,688 per acre.

47A Rouision Rbad, Windham, NH: 2.14+/- acre site, located in the Commercial (CDA) zone, currently

being marketed for$199,000/$92,991 per acre. There is a pond on the site but apparently a 3000-5000 SF
building will work on the site.

Commercial Real Estate Services, Worldwide,



Highest and Best Use: As part of our marketing plan, as discussed below, we will work with a local civil
engineering firm to perform, at no cost to the State, a highest and best use potential development
scenarios. The potential for this site is that the existing house may not be the end use of the site, so we
believe that it is important to get some concepts as to what could go on the site and that can help remove
the mystery for a Buyer. Presently, it is difficult to determine who the Buyer will be, however we feel that
the best purchaser for this property will more than likely be a developer who will build a bank, restaurant or
another small retail property because of the visibility on Route 111A.

Opinion of Value: Because the actual acreage is unknown, we will determine the value based on
the 3.55+/- acres as noted in the Request for Proposal. We have included information on three comparable
properties that are currently on the market for sale as well as three properties that sold in the recent past.
As far as the ones that are currently on the market, building per square foot sale prices are in the $70.86
PSF range and land is selling in the range of $93,000 - $155,000 per acre on similar type properties.
Based on this information, the house 1,500+/- SF would equate o a price of $106,280 and the land would
be between $93,000 X3.56 acres =$330,150.00 and = $155,000 x 3.55 =$550,250 which equates to a
value between $436,440 and $$656,540.

in our dpinion, the marketing price should be in the range of $586,500 - $685,000, unless the actual
acreage turns out to be less than 3.55+/-, if so, then the price will need to be adjusted accordingly. These

prices are using a per acre price between $126,000 and $150,000. Hopefully, the property will sell in the
range between $553,550 and $638,750.

It should be noted that any Buyer will more than likely have a prolonged due diligence period in which they

would seek to gain entitlements on the land. In the absence of that time for due diligence they may seek a
discount to the purchase price.

Professional Fee: NAI Norwood Group will co-broke with other licensed real estate brokers who help
consummate the sale of the subject property. Our fee will be: First $500,000 of sales price, six (6%);
$501,001 to $1,000,000 of sales price will be five (5%) and said fee will be due and payable upon
transferring of the deed. The Seller shali pay the fee from the transaction funds.
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NAl Norwecod Group is an affiliate of NAl Global, the world's leading managed network of
_independently owned commercial real estate brokerage firms. Through this network of 325 offices
in 85 countries, NAl Norwood Group is able to leverage theilr strong local experience around the
world. Whether your commercial real estate needs require local expertise, or you need brokerage
consulfing around the world, the firm is here to help. With our extensive background and strong
local contacts, we are able to assist individual corporations in negotiating ieases, sales, business
brokerage, relocation, site selection and development.

Founded in 1968 by Karl Norwood, The Norwood Group became one of the largest real estate
firms in the State of New Hampshire. The company expanded into residential land development
and home construction in the seventies and formed Norwood Group International, focusing on
attracting foreign investors to form joint ventures in commercial real estate, primarily in the New
England marketplace. In 2008 NAl Norwood Group opened a second focation in Portsmouth, NH
vastly widening services into the seacoast area. NAlI Norwood Group has remained a viable leader
in the commercial real estate field and has continued to hone its skills in this evolving world of so-
phisticated clients who demand services in dealing with the comp!exuty of the current giobal mar-
ket.

NAI Norwood Group offers a fange of services to ciienis that Enc!ude iandiord representation,
tenant/buyer representation, business brokerage, consulting, and development. NA! Norwood
Group’s affiiation with NAI Global enhances the services by spanning resources on a woridwzde
level, :

NAI Norwood Group is actively involved in the New Hampshire Association of REALTORS and
;. company members have held numerous leadership positions within the organization. They are
= Charter Members of NH CIBOR (Commetrcial Investment Division of the New Hampshire
. Association of REALTORS), hold membership in CCIM (Certified Commercial investment
I Member), SIOR (Society of Industrial and Office REALTORS), NEBBA (New England Business
| Brokers Association), and CRE (Counselors of Real Estate). In addition the group subscribes to

. industry specific frade or-ganizations such as the ICSC (International Council of Shopping
i Centers).

, Since 2000, NAI Norwood Group has sold 1,500+ acres of land totaling more than $58 million. In
addition, we've assisted clients in the acquisition and disposition of 2.8+ million square feet
valued at $191 million, in addition to over 1 million square feet of self-storage space valued at
more than $55 million.

It is the goal of our firm to service the requirements of a wide spectrum of the community in which
we operate. This is why members of our firm routinely serve on boards and local civic
i organizations, from Chambers to Non-profits to real estate specific boards. Having been a
trademark in the community for 40 years, the team looks forward to an extraordinary future.

Commercial Real Estate Services, Worldwide.



Contact information

Judy Niles-Simmons
NAI Norwood Group -
direct 603 657 1926
office 603 688 7000
judy@nainorwoodgroup.com
nainorwoodgroup.com
116 South River Road
Bedford, NH 03110

Commercial Sales

Scope of Service :

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

Experience

Judy joined NAI Norwood Gmup in 1995. She has
exiensive experience in the development of land
and in selling commercial/industrial investment
properties, She also has experience in marketing
multi-family residential projects in New Hampshtre
and Massachusetts.

Juay was presented the 2011 Community' Service
Award by NHCIBOR Cares. She was instrumental

Jin the founding of this non-profit arm for NHCIBOR

and served as the first President and as a Director.
Judy continues to volunieer at Care-Givers and
New Horizon Soup Kitchen.

Professional Afiliations & Designations
Licensed Brokerin NH and MA.

Member of the NHCIBOR

Member of GRI

Significant Transactions
J Jill Group: Listing/selling agent, 81,820+/- SF
FCI: Selling agent for 49,000+/- SF/101 E.
Industrial Park Drive, Manchester, NH
Southern NH University: Listing agent for 405 +/-
acres/mixed development _
SMC Mgmi: Listing/selling Agent for 3 multi-
family complexes '
Home Depot: Joint ventured sale of a 200+/— acre
development
Dajec Realty, LLC; Selling/leasing agent for sale of
21,7268+/ §F/111 Zachary Rd, Manchester, NH
State of NH DOT: Listing/selling agent for sale of 11+/-
acres/41 Range Road, Windham, NH
State of NH DOT: Listing/selling agent for sale of .99+/-
Acres/247 Pleasant Street, Concord, NH
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resident

| Scope of Service

Chris Norwood’s primary focus is the sale and
leasing of real estate space in the Southern New
Hampshire market. He focuses exclusively on
commercial property. Chris is also very involved
with the overall strategic growth of the firm.

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

Professional Affiliations & Designations
Member of the ICSC .

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

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

Member NHAR, Public Policy

Significant Transactions

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

w2011 - Tenant Representation for 50,000+/- sf
flex space for Resonetic’s in Nashua, NH

« 2010 - Landlord Representation and

consultation of sales/leasing/condo conversion
of industrial space in Bow, NH.

= 2007 -  Redevelopment and  Seller

Representation of a 300,000+/-sf mill in
Ashland, NH

Volunteer Work
Member of the Manchester Community College
Advisory Counsel

Boa.rd Member of Boy Scouts of America Daniel
Webster Councll
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Marketing Strategy: NAI Norwood Group uses a blend of traditional and internet based advertising
methods.

Traditional: NAI Norwood Group will approach the abutters first to see if there is any interest in
purchasing the property.

Advertising wiil be placed in local and regional publications when and where deemed necessary to provide
maximum exposure and results. (New Hampshire Business Review and New England Real Estate Journal)
Signage is very important, and we will place a sign, size to be determined, on the property.

We will also potentially, hold a Broker Open House at the property for local brokers {o see the property and

what uses could work on the site. This is subject to whether the utilities are on in the house and the
restrooms are functional.

We will produce all in-house marketing flyers and packages to be distributed to interested parties and the
Brokerage community through our various nefworks. We will use these for good old fashioned hand
shaking and discussion with potential buyers, developers and brokers.

Weh Based:;
The property will be listed on NAI Norwood Group web page, LoopNet, New Hampshire Commercial
Property Exchange (NHCPE), Northern New England Real Estate Network (NNERN), Craig’s List and Co-

Star. From these sites the property will be distributed to over three dozen other sites including: WMUR,
Union Leader, Trulia, BizBuy, Sell, efc.

Social Media outlets such as Linked In and Facebook will have the property distributed.
NA| Norwood Group will send out a broadcast email to our active group of over 250 commercial real estate
brokers in the area to inform them that the property is available.

Marketing Period: It is our opinion that it will take 6 to 9 months to obtain a P&S on the subject
property. Should the Buyer be a developer, they will more than likely fook for 12-14 months to obtain all
permits and approvals and to close the fransaction. '
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Exhibit A

Comparable Sales and Sold Properties
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Prepared by Judy Niles-Simmons, NAI Norwoad Group B03-662-7000%-21810]  judy@nainorwaod group.com
Dec'l, 2015 on NECPE . Uicensed to practice Real Estate in New Hampshize

Gffice / Retail or 2 Family ,
63 Rockingham Rd, Windham, NH 0308/ - COMMERCIAL |

Listing I0: 20847224
Status: Aetive
Property Type: Office For Sale
Difice Type: Flex Space, Mixad tse
Gross Land Area: 0492 5F
Sale Prica: $285,000
Unit Price: £70,86 PSF
Sale Terms: Cash to Seller
Nearest MSA: Boston-Cambridge-Newton
Sounty: Rockingham
Ceiling: gt
Tax 10/APN: 8/C/35
Zoning: CDA
Investment, Vacant/Qwner-User,
Property Uise Type: Business
Class of Space: Class C
Gross Building Area: 4,022 5F
Building/Unit Size {RSF}: 4022 5F
Road Type: Highway
Property Visibikity: Exceilent
Ciose to Ri 93 af Exit 3 and Rt
Highway Accass: 111 on busy Rt 28 (Rockingham
Rd
Year Built: 1970
Construction/Siding: Woud Frame
Parking Ratio: 8 {per 1008 SF)
Parking Type: Surface
Qverview/Eommenis

Fantastic coraer [of on 8T 28 and Rowlsten Road in Windham. Large recently updated main Hoor, Bright and surny ideal for office and or retail. Showrooam.
targe 1 bedroom apartment downstairs with separate entrance. Big rooms bright and sunny...

Property Contacts

Bougias  Martin
KW Commmercial
603-770-5198 [M]
£03.836-2700 [0]
dougmartin@kw.com
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Prepared by Judy Nies-Simmons, NAl Norwood Group
Dec 1, 2015 on RECPE

603-658-70004-218 {0)  judv@nainorweadgraup.com
Licensed fo practice Real Estate in New Hampshire

Development Land

28 Indian Rock Road, Route 111, Windham, NH 03087

Listing 1D: . 29850264
Status: Active
Property Type: : Retait-Commersial For Sale
Retail-Commercial Type: See Agent
Gross Land Area: . 139,392 SF
Sale Price: $495,000
Unit Price: . $3.55 PSF
Sale Terms: Other
Nearest MSA; Boston-Cambridge-Newton
Sounty: Rechigham
Tax iD/APN: oo
Toning: ZONED VIELAGE CEN!ES
ISTRICT (vCD)
Property Use Type: - Vacant/Owner-User
Buitding/Unit Stae {RSF): 139,392 SF
Via Interstate Route 93 nosth te
. Exit-3, turn left oft ramp, and
Highway Access: proceed to property une?mite an
Bverview/Comments

3.204/- Acres or 138,392+/- Sq. FL. Development Eand — SALE PRICE: 495,000.00;
FEATURES: Excellent focation, Parcel is in Windham's Central Business, Bistrict abuts the
Town of Windham Fire Department, Police Station & Nesmith Library, Excellent Froniaga
Route 113, one-mile from Interstate 53, Exit-3. ACCESS: Interstate Route 93 north to
Exit-3, turn Jeft oif ramp, aad proceed to property ens-mile on the jeft.

-
B
=
B
]
=9

Property Contacts

'

(L

Harry Shea

Shea Commercial Properties
603-893-7653 {0}
hairy@sheacommeicial biz
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Prepared by Judy Niles-Simmans, KA Norwood Group 503.668-7000%-218 {01 judy@natnorwoodgroup.com
Dec 3, 2015 on NECPE Licensed fo practice Real Estate in New Hampshire

Commercial/Industrial Land
A7A Roulston Rd, Windham, NH 03087

COMMERC!A

Listing ID: : 29895774

Status: Active

Property Type: Yacant Lang For Sale
Possible Hses: Hospitality, Industriat
Gross Land Area: 2.14 Acres

Sale Price: $199,000

Unit Price: $93,164 Per Acre

Sale Terms: Cash o Seller

Nearest MSA: ‘ Boston-Cambridge-Newton
County: ’ Rockingham

Tax ID/APH: ) §-Co181

Zoning: COMMERCIAL CDA
Property Visibility: - Excellent

Highway Access: i?;;gg :‘Lz;it 3 in Vindhamis 3
Overview/Comments

Hare it 35.. 2.136 acres in Commercial Industrial Land in Windham NH. Recently surveyed
and ready for development. Thera is a pond on-the site but a geod building envelepe.

A 3000-5000 sq # building will work. Easy to show.. All marked gul. | have plot plan.
Wil need further engineering for final approvals.

Property Contacts

Douglas C Martin
KW Commercial
603-770-519% (Mi
£03.836-2700 [0]
dougmartin@kw.com
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Prepared by Judy Niles-Simmons, NAI Norwood Group §03-658-7000%-218 10]  judy@nainesweodgroup.com
Dec 3, 2015 on NECPE : Licensed fo practice Real £state in New Hampshire

99 Mammoth Rd o

22 Mammoth Rd, Windham, Ni 03087 | R T

Conymercial
Transaction iD: 2066903
Property Type: Retail-Commercial - SOLD
Retail-Commercial Type: gf::gﬂ:;n;;ﬁ;f; Free-
Gross Lend Area: 0.90 Actes
Archived Date: 42412915
Closing Date: 472012015
Asking Sale Price:  $259,900
Asking Unit Price; $168.21 PSF
Finat Sale Price: $245 000
Final Unit Price: $159.51 PSF
Zoning: COMMERCIAL; NBD
Days on Market: 2,129
Nearest MSA: - Boston-Cambridge-Cuincy
Couniy: “Reckingham '
Tax [D/APN: 14-4-1000
Property Use Type: {nvestment, Yacant/Owner-User
Property Status: Under Renovation
Gross Building Arsa: 1,536 5F
Building/Umit Size (RSF): 1,536 §F
Road Type: Highway
Property Visibility Excellent
Highway Accass: %;c:‘iﬁt; gipéliﬁx;mately 4.5 miles
Tenancy: Single Tenant
Year Buitt: 1950 @
Construction/Siding: Wood Frame =
Parking Type: Surface £l
Map data @2015 Google
fverview/Comments

Improved 902 acre lot with current rental income, There is a bome on fot that was rencvated in 2002, Lot is in commercial zone one lof off of lighted intersection of Route 111 and

Route 128, This area is ripe for development. Join existing convenience & gas next door. Major road batween exit 3, 1-93 and Hudson and Nashua. Land bank & collect rent i
capture future values or develgp parcel aow for new use. Conceptual drawing available.

*~Residential:Greal home for today, but with vaiue/investment for future! improved 802 acee lof with newly renovated homs, Flexible house with convenient location near Exit 3,
1-53 & convenient to Hudson/Mashea. Home is currently being rented, thus reatal couid continue or ended for you to move ia. It makes & nice residential ...

Property Contacts

Listing Broker

Scott Reiff

Berkshize Hathaway Yerani Realty
503-845-9972 1

soott reitf@verant.com

Pags 1
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Prapared by Judy Niles-Simmons, NA Rorwoad Group 503-668-7008X-218 (0]
Dec 3, 2015 on RECPE

judy@nainomwoodgroup.com
ticensed to practice Real Estate in New Hampshire

41 Range Road
41 Range Road, Windham, NH 03087

Transaction {D:
Preperty Tyge:

Retail-Commergial Type:

N i Norwood Group

1658460
Retail-Commercial — SOLD

Free-Standing Building, Garden
Center

Gross Land Area: 1170 Acres

Archived Date: 57168/2013

Closing Date: 51072013

Asking Sale Price: - $1,250,008

Asking Unit Price: -$102.07 PSF

Final Sale Price: $1,250,000

Final Unit Price: . $102.07 PSF

Toning: MI¥ED

Days on Market: 388

Nearest MSA: Beston-Cambridgs-Quincy

County: Rockingham .

Praperty Use Type: Investment, Yacant/Owner-User

Property Status: Existing '

Gross Building Area: 12,246 SF

Building/Unit Size {RSF): 12,248 SF

Year Buifl: 1975
Overview/Comments

Delahunty Garden Center currently ocoupies the property and they have a yearly lease
with the State. The site is mixed 20ning with the froat portion measuring 1,000 ' from the
center of Range Road is zoned Profeesional Business District ard the rear section is
zoned Residantial A, with frontage an Canobie Lake, (There are wetiands in the
residential partion). The property is serviced by on site wells and septic,

Property Contacts

Listing Broker

Judy Nifes-Simmons
HA| Norwaod Group
§03-658-7000X-218 10)
judy@naiasrwondgroup.com

Listing Agent

Chris Norwood

NA Morwood Group
603-668-7000 - 212 [0)
cnorwood@nalnorwoodgroup.com

Page 1
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Prepared by Judy Niles-Simmons, NA! Norwood Groap £603-668-7000X-218 10}  judy@nainorweodgroup.com
e 2, 2015 on NECPE Licensed to practice Real Estate in New Hampshize

43 Range Rd | ®
43 Range Rd, Windham, NH 03087 R

Transaction {D: 1586295

Property Type: Varant Land - SOLD
Possible Uses: Retail

Gross Land Area; 1.49 Acres

Archived Date: 10/18/2012

Clesing Date: 1041572012

Asking Sale Price: $853,000

Asking Unit Price: $13.10 PSF

Final Sale Price: $740,000 -
Final Unit Price: $11.40PSF

Days an Market: - 413

Nearest NSA: - _ . Boston-Cambridge-Guinty
County: : o " Rockingham
Overview/Comments

148 +/- acre lot located 2¢ intersection of Reute 111 (Range Road) and Delzhunty Read.
Property is currently utilized as a residential property with two fiving structures ard
varieus other cutbulldings/garages. The vaue is in the location o State highway and at
interstate 93 exit. Hoavy traffic counts. This Is 3 vary vibrant location with neighbers such
as McDonalds, Mobile on the Run and Citizen's bank.

Property Gonfacts
Listing Broker ) Setling Broker
Scott Reiff - Charlie Mchahon
Berkshire Hathaway Yerani Reaily . Coco, Eearly & Associates

603-845-9972 [0]
scott reiff@verani.com

_ Page |
© Copuyright New England Domaterciad Froperly Eschange, A Righs Reserved, The nformation presented herein ¢ providad 25 15, wihout warranty of any kind. Neither Naw England
Comsnercial Property Exchange nor Calylist Real Estate Sftaurs, o assume any Hability lor errors or omissions




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

MEMORANDUM
TO: Charles R. Schmudt, P.E., Bureau Administrator W
FROM: = Steve Bernard, Chief ROW Appraiser
DATE: March 18, 2016
RE: Market Value Estimate: 72 Range Road, Windham, NH

The purpose of this memorandum Is {o provide a market value estimate for the potential
sale of the subject property in Windham, NH. This memorandum is prepared as a Restricted Use
Report in accordance with USPAP (Uniform Standards for Professional Appraisal Practice,
SR#2-2c) based upon my review of an appraisal completed by appraiser supervisor Laura Davies.

Davies Appraisal Review Summary

I have completed a review of an appraisal dated January 15, 2016 with an effective date of valuation
of January 5, 2016 prepared for the Department of Transportation, Bureau of Right of Way by staff

appraiser supervisor Laura Davies. The purpose of the appraisal was to estimate the market value of
a surplus parcel of land located at 72 Range Road in Windham, NH

The subject of the appraisal is a 3.544 -acre parcel of land improved with a former dog kennel and
singte-family residence. The parcel is identified as being lot 17-H-30 on tax map 24 in the Town of
Windham assessor’s records and is located in the Gateway Commercial zoning district. The former
dog kennel building is scheduled to be demolished in the spring of 2016, prior to the eventual sale
of the subject property. The single-family residence was concluded to not have any contributory
value due to its location on the property, age and use. The residence could be used however, as an
interim use to help offset future demolition costs of the building,. '

The appraisal by Mrs. Davies was to estimate the market value of the subject property while
considering the highest and best use of the property. The concluded market value of the subject
property was estimated to be 81,350,000 as of January 5, 2016.

The market value estimate concluded in the Davies appraisal was based primarily on the market
data available at the time; enabling the use of the sales comparison approach. Mrs. Davies employed
the sales comparison approach in order to arrive at an estimated market value for the subject parcel,
as though vacant, taking into consideration that the single-family residence did not contribute to the
value of the property under the highest and best use. The appraiser researched and applied 4 land
sales in the Town of Windham for the approach to market value. One of those “sales” was a transfer
that was supposed to have taken place; however, the final offer was not accepted and the transaction
was never consummated. The Davies appraisal identified characteristics in the subject market that
warranted comparative adjustments to the subject property. The primary market characteristics that
the appraiser recognized as being most influential on market value were, the date of the sales, the
location, lot size, traffic counts, zoning and road frontage. The appraiser concluded that there were
measurable differences in market value when comparing the sales to the subject property. Although
the sales comparison approach to value is the only method that would be relevant for purposes of
this appraisal assignment, in my opinion, there are some significant comparative market
adjustments applied during the analysis that would result in a different market value conclusion.

Windham Review/Opinion



Market Value Analysis

No separate appraisal or land value appraisal has been prepared for this valuation analysis for the
proposed sale of the subject parcel. Ihave reviewed the previously mentioned appraisal and relied
on this appraisal and my own market research and sales investigations to arrive at a reasonable
conclusion of value. My research also included extensive conversations with the commercial real

estate broker who will eventually be marketing the subject property for sale. Points considered in
the Davies appraisal are as follows:

- The subject has approximately 3.537-acres in area and is located in the Gateway
Commercial zoning district,

- The subject has approximately 3.25 acres of land available for commercial development.

- The appraiser relied on the “grandfathered” status of the property — resulting in not
acknowledging the impact of the Canobie Lake Watershed District — estimating 70% lot
coverage would be possible.

- The appraiser concluded a significant increase in traffic patterns due to the proposed
developments in the immediate area. These developments were the Ledgeview at
Windham Center and Gateway Park.

- Large (25% -50%) adjustments were applied to the comparable sales for traffic counts and
location; again, based on the proposed developments mentioned above.

- The subject lot is somewhat triangular shaped, the comparables are for the most part,
rectangular — but no adjustment was applied.

- The appraiser did not have the opportunity to have an engineering firm plot out a
conceptual use for the parcel, which illustrated the impacts of the 30% impervious area
limitation set forth within the Canobie Lake Watershed District.

Additional Adjustments/Considerafion

The Davies appraisal arrived at a market value of $1,350,000 based primarily on the key factors
mentioned above. In my opinion, after further review of the appraisal, research into the current
market, and viewing the conceptual plan submifted by the commercial broker, the Davies appraisal
does appear to be overvalued. In my opinion, the following influences on the concluded value
should be reconsidered as to a more reasonable impact they may have on the market value of the
subject property.

- Due to the setbacks associated with wetlands and the restrictions of developing within
the Canobie Lake Watershed District, the estimated useable area of the subject is actually
approximately 2.5 acres compared to 3.25 acres in the appraisal.

- The conceptual commercial site plan has taken into account the limitations of the districts
and clearly indicates the reduced footprint of a commercial use due to the limitation of
permitting only 30% impermeable surface on the subject site. This seriously reduces the
potential utility of the subject site and is a significant difference from what was believed to
be possible in the Davies appraisal. This situation would reasonably account for at least
30% to 50% of the estimated market value.

- The Ledgeview at Windham Center and Gateway Park commercial developments that the
appraiser relied on so heavily for the location and traffic adjustments have stalled and may
not be constructed for years; if at all as proposed. In the appraisal the adjustments in the
market analysis for location and traffic counts were quite large, as stated before. Those
adjustments were anywhere from 25% to 50% depending on the comparable. This



difference in the commercial outlook for the subject property would support a reduction of
approximately 15-25% of the estimated market value.

- Lastly, the triangular shape of the subject parcel is not a positive characteristic when
developers are considering sites for commercial development. The shape is not as
conducive to interior traffic patterns or obtaining maximum build-out with the proposed
improvements. The comparable sales were somewhat rectangular in shape and therefore,
more appealing in the market for commercial development. The analysis did not take into
consideration the difference in parce! shape, which I believe is an important characteristic
when a relatively small commercial lot is being considered. After considering the other,
more critical comparison, it would be reasonable to expect that a difference in the market
for the shape of the subject would warrant an adjustment of say, 10%.

Based on this, it would be my opinion that due to the changes in the information available to
support a market value for the subject property, it would be reasonable to conclude that the
appraisal dated January 15, 2016 is approximately 50% to 60% over valued.

This brief memo is considered to be a restricted appraisal report uader the Uniform Standards for

Professional Appraisal Practice (USPAP) under standards rule #2-2¢. The NHDOT is the only
intended client for this restricted report.

Based on my review of the Davies appraisal and my independent research and analysis [ have
concluded the estimated market value of the subject property at 72 Range Road in Windham, NH to
be $675,000 to $750,000, as of March 18, 2016.

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

oo o)

Steve Bernard, NHCG #654
Chief ROW Appraiser




10.

Appraiser Certification

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

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

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

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

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

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

The appraisal conforms to the Code of Professional Ethics and Standards of Professional Practice and
the Uniform Standards of Professional Appraisal Practice adopted by the Appraisal Standards Board of

the Appraisal Foundation and the Uniform Appraisal Standards for Federal Land Acquisitions
(UASFLA).

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

I have not revealed the findings and results of the appraisal to anyone other than the property officials of
the State of New Hampshire Department of Transportation or officials of the Federal Highway
Administration and [ will not do so until so authorized by State officials, or until I am required to do so

by due process of law, or until  am released by th;s obligation by having publicly testified as to such
findings, and that;

The date of this memorandum report is March xx, 2016. Subject to the General Assumptions and
Limiting Conditions, the estimated market value of the subject property as described herein is $675,000
to $750,000. '

March 18, 2016

Steve Bernard, NHCG #654 Date




Appraisal Report

of

Surplus Parcels — W111 and W112
Land and Building at 72 Range Road (Route 111A), Windham, NH

Property Owner
State of New Hampsh;re

Prepared By:
Laura J. Davies, NHCG - 529
Appraiser Supervisor
NH Department of Transportation
7 Hazen Drive
PO Box 483
Concord, NH 03362-0483



FROM: Laura J. Davies, NHCG #: 529 DATE: January 15,2016
Appraiser Supervisor

Chief of Property Management Concord Office
THROUGH: Stephen Bernard, Chief Appraiser

SUBJECT: Market Value Estimate of a 3.537+ Acre Parcel Improved with a Single-family
Residence
Located at 72 Range Road (Route 111A), Windham, NH
Property Owner: State of New Hampshire

TO: Phillip J. Miles AT: NHDOT - Bureau of Right-of-Way

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 New Hampshire Department of Transportation, Bureau of Right
of Way.

The purpose of this appraisal is to estimate the market value of the fee simple interest in the
property located at 72 Range Road, Windham, NH that is owned by the State of New
Hampshire. This 3.5374 acre site was acquired by the Sfate via two transfers from the same
party on May 4, 2006. The existing single-family home was constructed in 1955 and is
currently vacant. A commercial building that had been used as a dog daycare facility will be
demolished by the State of New Hampshire prior to any sale. The property is identified by
the Town Assessor as Lot 17-H-30 on Tax Map 24. The subject is located in Windham’s
Gateway Commercial District. The effective date of value is January 5, 2016.

The appraised property consists of an irregularly shaped 3.537% acre lot with frontage on
Range Road, formerly Route 111A, and the soon to be relocated NH Route 111A. The
subject is improved with a 1,484 square foot, ranch style, wood-frame residence with an
attached two-car 576 square foot garage that has been converted to a finished family room for
a total finished area of 2,060 square feet. Electricity, telephone, cable TV, private well water
and septic are on site.

The parcel is being valued to assist the client-the New Hampshire Department of
Transportation, its officials, employees and agents in providing a reasonable and supportable
market value estimate of the real estate for possible transfer and/or redevelopment.

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 market value of the fee simple
interest of the property as of January 5, 2016: '

$1,350,000

File # 15-103, Approved Appraisal Report
72 Range Road, Windham, NH
Owned by State of New Hampshire



Photooranhs of the Subject Property
Taken January 5, 2016 by Laura Davies

Rear view of the subject facing south.

File # 13-103, Approved Appraisal Report
72 Range Road, Windham, NH
Cwned by State of New Hampshire



Photographs of the Subject Property

Taken January 5, 2016 by Laura Davies

View of Range Road faciﬁg S'c.authwlelst,: subject at ri ght.. The brid'g.é :oifer the former
northbound barrel of 1-93 has been removed. .

Pile # 15-103, Approved Appraisal Report
72 Range Road, Windham, NH
Owned by State of New Hampshire



Photographs of the Subject Property

Taken January 5, 2016 by Laura Davies

View of former Woof! Woof! Dog daycare facility, to be demolished by
the State of New Hampshire prior to sale.

File # 15-103, Approved Appraisal Report
72 Range Road, Windham, NH
Owned by State of New Hampshire



Photographs of the Subject Property
Taken January 5, 2016 by Laura Davies

View from interior of site toward future Route 111A, under construction.

File # 15-103, Approved Appraisal Report
72 Range Road, Windham, NH
Owned by State of New Hampshire



General Assumptions

For this report | have assumed:

]

-]

All maps, plans, and photographs [ 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 deeds and other legal information available aré 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.

This appraisal report values only the real estate. It does not value personal property,
computers, furniture, equipment, machinery, tools, business goodwill or inventory.

Extraordinary Assumptions and Hvpothetieal Conditions

This appraisal report assumes that the planned demolition of the former dog daycare building
is complete and that the area has been loamed and seeded.

Geperal Dimiting 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.

[ 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 ifs entirety. Neither all nor
any part of the contents (or copy) shall be conveyed to the public through advertising,
public relations, news, sales, or any other media without written consent and approval
of the State of New Hampshire. '

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

File # 15-103, Approved Appraisal Report

72 Range Road, Windham, NH
Owned by State of New Hampshire



Purpose of Appraisal

The purpose of the appraisal is to estimate the market 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).

Market Value

As referred to herein, the term Market Value is defined by The Uniform Appraisal Standards
for Federal Land Acquisitions, as follows:

Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in all
orobability 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.

Property Rights Appraised

The unencumbered fee simple interest in the property has been appraised. Fee Simple interest
is defined in the Dicrionary of Real Estate Appraisal, Sth 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

January 5, 2016.

Effective Date of Value

January 5, 2016.

Date of Report
January 15, 2016. '

Intended Use

The intended use of this report is to assist the client— the New Hampshire Department of
Transportation, and its officials, employees and agents in providing a reasonable and
supportable market value estimate of the real estate for possible transfer and/or
redevelopment.

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 Departments of Transportation.

File # 15-103, Approved Appraisal Report
72 Range Road, Windham, NH
Owned by State of New Hampshire



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 January 5, 2016. ] examined Town and County property records including
assessment data and taxes, zoning regulations, the availability of public utilities, access,
traffic counts. I researched the type and intensity of neighboring uses and reviewed
information from the files of the Windham Community Development Office regarding
proposed developments and from the New Hampshire Department of Transportation,

including highway plans for NH Project No. 13933H of the reconstruction of Interstate 93,
Exit 3.

I formed an opinion of the highest and best use of the subject site, as if vacant as well as for
the property as improved, based on its legal, physical, and neighborhood land use
characteristics, then determining the financially feasible and maximally productive uses for
the property. I conducted extensive search for comparable commercial land sales based on
my highest and best use conclusion, verified and analyzed the data selected for use in the
sales comparison approach, developed an opinion of the value of the property, and prepared
this 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 Town of
Windham, the Rockingham County Registry of Deeds, Northern New England Real Estate
Network (MLS), Real Data, and local real estate professionals.

Property Identification

The subject property is identified as 72 Range Road in Windham, NH, a 3,537+ acre parcel
located on the north side of Range Road, currently also known as Route 1114, and the south
side of the currently under construction future Route 111A, in Windham, Rockingharn
County that is owned by the State of New Hampshire. It 1s further identified by the Windham
Assessor as Lot 17-H-30 on Map 24.

Listing, Transfer, and Ownership History

The State of New Hampshire obtained title to both the subject parcels including the existing
improvements on May 4, 2006 for $850,000 from Richard Shelton and Joan E. Shelton. This
transaction is not considered an arm’s-length transaction. The legal descriptions are recorded
in Book 4651 Pages 1895 & 1896 in the Rockingham County Registry of Deeds and included
in the addendum to this report. To the best of my knowledge, the subject parcels are not yet
being marketed for sale or lease as of the date of value.

The 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, although it is the
State’s intention to offer the property for sale in the near future.
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Present Use

The property is currently vacant. The commereial building is slated for demolition by the
State. The single-family home will remain, as is.

Real Estate Tax Data

Property Assessment

. Town Property ID an ailding: otal
Map 24, Lot 17-H-30 $425,700 $181,700 $607.,400
Real Estate Tax
Assessed Value ‘ax rate/S1,600 - Real Estate Taxe
$607,400 £21.72 $13,192.73

Comments

The subject property is owned by the State of New Hampshire and is therefore tax exempt.
The State of New Hampshire, Department of Revenue currently estimates that assessed
values in the Town reflect approximately 93.4% of true market value resulting in an effective
tax rate of 2.03% of market value and an equalized assessed value of $650,321. 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 Bescription

The town of Windham is located in
southern Rockingham County and
encompasses 4 total of 26.8 square

miles of land area. The communities ST L otingrin 5
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east/west direction and connect with
Interstate 93 at Exit 3. This intersection is less than one-half mile north of the subject.

Easy access to 1-93, Massachusetts and nearby Salem, NH are primary factors contributing to
strong population growth in Windham. Windham is primarily a residential community with a
2013 population estimate of 13,777, according to the U.S. Census. This reflects a 53+%
increase from 1990 and a 27% increase from 2000. Windham is considered an affluent
bedroom community with median household income of $113,170 per the 2013 American
Community Survey. Despite this strong growth, Windham still has a low density of
development at 515.6 persons per square mile of land area as compared with the neighboring
community of Salem at 1,161.6 persons per square mile. The lack of municipal sewer and
the limited availability of water though a private water company contribute to the lower
density of development.

The town’s commercial base is located along Rockingham Road (NH Route 28) near the
Salem town line and along NH Route 111 from the intersection with Route 28 past the re-
configured 1-93 interchange and west to the town center. The extent of commercial
development in town had been limited, but the economic recovery coupled with the near
completion of the extensive construction related to the rebuilding of I-93 has resulted in a
burst of new commercial development activity. Completed retail developments include two
adjacent centers, a national drug store, a Shaw’s Supermarket, a couple of national fast food
restaurants and a number of service commercial uses. There are several office uses located in
the same area including a recently completed development that houses a cafg, retail space,
office space and an urgent care facility. Windham also has a growing industrial/office park
located off of Range Road. Two large scale new mixed use developments are in the approval
process, located on either side of the subject site. To the west, across the new Route 111A
from the subject a $25 million, 30= acre hotel/retail development is proposed and is currently
seeking the variances needed for building height and impervious surfaces. To the northeast,
along Range Road, a 30+ acre mixed use development is going before the planning board at
this writing. Near the village center preparations are underway and recent transactions have
occurred for a mixed use, village style development involving several developers.
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Area Map
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The subject neighborhood is defined as those commercially developed areas within the
community as described above and extending along Route 111A (Range Road) past the
subject property west to the Common Man restaurant by I-93. Range Road is a paved two
lane state highway connecting with Lowell Road in Windham and continuing south through
Pelham before connecting with Route 128. Traffic counts in the neighborhood were 80,000
on 1-93 between Exits 2 and 3 in 2012, 25,000 on Route 111 west of Route 111A in 2009 and
9,100 on Route 111A south of Route 111 in 2013.

The subject neighborhood has been impacted significantly by the redesign of Interstate 93 in
the Exit 3 area. The area is seeing a spurt of new development after a pause due to the
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recession and the changing highway design plans. Construction to re-route Route 111A along
the subject property’s northern boundary is on-going.

Existing uses 1n the vicinity of the subject include vacant land, residential subdivisions across
Range Road from the subject, Nault’s Honda, multi-tenant office and retail developments, a
branch bank, a McDonald’s restaurant and Mobil gas station, , a new Dunkin Donuts, two
full service restaurants, a former driving range in the planning stages for a new mixed use
development and a greenhouse/nursery. There are numerous commercial properties currently

on the market. As the construction on I-93 nears completion, the neighborhood is poised for
commercial growth,

Neighborhood Map
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ZONING

The subject property is located in Windham’s Gateway Commercial District. Permitted uses
are subject to site plan approval and include retail and wholesale establishments (excluding
wholesale warehouse distribution centers); eating and drinking establishments where
consumption is primarily intended to be on the premises; medical and professional offices;
business services; banks; civic, public, and institutional facilities; schools; day care facilities;
personal and professional services and accessory buildings and uses.

There is no minimum lot size in this district. However the Applicant must demonstrate, to
the satisfaction of the Planning Board, that there are adequate utilities, parking, water supply,
and sewage disposal capacity — either on-site or available to the site — to safely support the
use(s) proposed for the subject site. The minimum lot frontage is 50 feet. There shall be no
front, side or rear lot line setback requirements except that there shall be a 20-foot setback
‘from the Route 111 rzght—of ~way, and the Route 111A right-of-way. The maximum buﬂdmg
helght is 35 feet and the max1mum buzldmg coverage is 70%.

The mixed use of buildmgs is encouraged. Open squares or plazas, and pedestrian walkways,
shall be provided. All utilities shall be located underground, except where specifically
exempted by the Planning Board. The Planning Board will review each proposal for

compliance with the stated purpose of the district to promote a mixture of comphmentary
land uses. :
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PROPERTY DESCRIPTION - SUBJECT

Site Description - The subject property is a roughly triangular shaped site consisting of an
estimated 3.837 acres less a (.30 acre strip along the Range Road frontage at the western end
that is being retained by the State of New Hampshire for the under-construction relocated
Route 111A right-of-way, resulting in a net site area of 3.537 acres or 154,072 square feet,
more or {ess. The town of Windham identifies the property on their tax maps as Lot 17-H-30

on Map 24. The property is further identified as 72 Range Road (Route 111A) in Windham,
New Hampshire.

The property was formerly identified as two separate parcels and had operated as two
separate uses. The portion that fronts on and is accessed via Range Road is improved with a
2,060 SF ranch style single-family home, recently rented. The rear portion, formerly
accessed by a shared driveway off of Range Road, had been rented to Belinda Sinclair d/b/a

Woofl Woofl Professional Dog Services, a dog daycare facility, dating back to the previous
OWIErS.

Based on the I-93 right-of-way Impact Plans (subject to change) submitted to the Right of
Way Bureau on 6/1/2012, the subject site will have approximately 599° of frontage on Range
Road, identified on the plan as the Route 111 A Connector, which will no longer be a State
Route in this section, and 634’ of frontage on the proposed Route 111A (formerty the north-
bound lane of I-93 and the off-ramp for Exit 3}, The plans call for “no control of access”
along the subject’s frontage on the proposed Route 111A. This means that the site would
likely be developed with a new curb cut on the proposed Route 111A should the use change
to a new commercial use. The site currently enjoys average exposure along Range Road, also
referred to as the proposed Route 111A Connector, and that will continue after the
reconfiguration of Route 111A to the northwestern side of the site.

The exposure to [-93 northbound has been removed due to the highway reconfiguration. The

current exposure from Range Road will be less important as Range Road in that section will
become a local road.

The W111 portion of the site had been accessed by a drive that cut across the frontage of the
abutting parcel to the east for 380 feet before crossing the subject’s easterly boundary and
running westerly another 300 feet. In the Warranty Deed this drive is described as the former
Range Road, discontinued in 1964, This paved right-of-way occupied 0.64 acre of the total
land area of the subject parcel and has been discontinued.

The parcel is mostly wooded with a mix of hardwoods and mature white pine trees. There
are lawn areas around the existing residence. The terrain is level to gently rolling and there is
- exposed ledge visible along the southwestern boundary with Range Road in the vicinity of
the area to be retained by the State to be added to the right-of-way. The majority of the parcel
is at grade with Range Road, although there are raised areas of exposed ledge just outside the
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southern and western boundaries and a low area of delineated wetlands just east of the eastern
boundary.

A previous appraisal prepared by this office dated December 29, 2006 imcluded part of a
conceptual plan prepared for an abutter that indicates a small area of wetlands in the
southwestern corner of the subject site that were not noted during the site inspection or in the
more recent right-of-way plans, which include delineated wetlands elsewhere. Based on this
partial conceptual plan, the usable area of the subject site was calculated at 2.5% acres for the
2006 appraisal. My personal observations during an October 2012 inspection and the more
comprehensive and recent right-of-way plans lead to a much greater estimated usable area.
The portion of the subject site that falls within 100 feet of the delineated wetlands noted on
the abutting site also includes the former shared drive, the to-be-razed commercial building
and associated parking lot. These site and building improvements would likely be considered
grandfathered, resulting in a minimal impact on usable area from the Wetlands and
Watershed Protection District (WWPD), where new building construction is restricted by the
Town of Windham. The WWPD could reduce the usable area of the subject site slightly
even though there are no delineated wetlands on the site. The entire subject site can be used

to meet setback requirements or coverage ratios. The usable area of the site is very roughly
estimated at 3.25 acres.

Soils on the subject parcel are primarily Canton gravelly fine sandy loams on 3-8% slopes
and Chatfield Hollis Canton complex on 8-15% slopes. Although well drained, the soils are
typically focated in areas of bedrock and some wetlands.

The site is serviced by on-site well and septic systems as well as telephone, electric and cable.
Service is also available in this location from a private water company. A single-pole
electrical service runs northerly along the subject’s western boundary for approximately 250
feet and then turns east to service both the subject’s existing improvements.

Aerial View

SUBJECT
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Flood Hazard Status — According to Flood Insurance Rate Map (FIRM) #33015C0545E dated
5/17/2003, the subject parcels are not located in a Zone A flood hazard (100 year flood). The

subject is located in Zone X, an area of minimal flooding.
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Map Unit Legend
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Improvements Bescription — The currently vacant single-family residence was built in 1955
per the tax card and 1960 per previous appraisals. I consists of a 1,484+ SF three bedroom,
one and three quarter bath ranch style home with a 576+ SF attached two car garage,
originally partially finished as a photography studio and more recently utilized as a family
room, for a total of 2,060+ SF. The home has a full concrete block basement, partially
finished but damp. There is a sump pump in the unfinished portion. The home also includes
an unfinished, walk-up attic - currently boarded up, a fireplace, a rear deck, and a finished
breezeway area. ‘

The home appears not to have received comprehensive maintenance for some time. The roof
appears to be at or near the end of its economic life, the exterior siding, window trim, corner
and fascia boards have numerous areas of serious rot, and the exterior paint is peeling. The
finished garage has a wall mounted propane fired hot air heater that is no longer in working
order. In addition, some of the interior finishes are quite dated and worn, particularly the
kitchen and bathrooms. The quality and condition of the home is somewhat inferior to the
typical housing stock in the town of Windham. The home would have to be offered ata
discount from typical comparable homes in the community in order to attract a buyer willing
to invest in the necessary repairs and improvements.

The commercial building was built in 1985 per the tax card but previous appraisals report
that the building was built in the 1960s and renovated and added to in 1985, The building
was reportedly built to serve as a commercial repair garage with some fuel stored and
dispensed on-site, but then was converted to photo studio, a dance studio and a music café
before the most recent use as a dog daycare facility. The building is currently vacant. The
low cost conerete block building is slated for demolition by the State prior to the sale of the
property. ' '

Highest and Best Use

Highest and best use is that physically pbssible, 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 futare.

As I Vacant - The subject parcels constitute a 3.537 acre site located in the Gateway
Commercial District. The layout of Route 111A is in the process of being moved from the
southern boundary of the subject site to the northwestern boundary of the site. This will
result in the subject having 1,233 feet of road frontage on two of its three sides and access
points on both roads. In addition there is a large amount of commercial development
proposed for the subject’s immediate area, on either side of the subject site. These factors,
coupled with Windham’s favorable income characteristic, make the subject site a very
attractive commercial development parcel.

Based on the preceding analysis and the analysis of comparable commercial land sales to
follow, the Highest and Best Use of the subject parcel is as a site for commercial
development.
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As Improved —The subject site is improved with a 1955-1960 buiit, ranch-style single-family
residence and a separate commercial building slated for demolition. Both of the
improvements are currently vacant.

The residence consists of 2,060 SF of above grade living area including the attached semi-
finished garage. The home appears not to have received regular maintenance for some time.
The finished garage has a wall mounted propane fired hot air heater that is no longer in
working order. The roof appears to be at or near the end of its economic life, the exterior
siding, window trim, comer and fascia boards have numerous areas of serious rot, and the
exterior paint 1s peeling. In addition, the interior finishes are quite dated and worn,
particularly in the kitchen and baths.

The quality and condition of the home is inferior to the typical housing stock in the town of
Windham. The home would have to be offered at a discount from typical comparable homes
in the community in order to attract a buyer willing to invest in the necessary repairs and
improvements. Given the commercial zoning and the strong neighborhood trend toward

increased commercial development, a change in use is considered quite likely in the near
future.

Comparable single-family home sales were researched to derive a value range for the existing
residential component of the property. Sales of homes in the 1,500 to 2,500 SF size range
and built between 1925 and 1980 within the town of Windham from 2014 and 2016 were
considered. The search yielded 19 sales in the $249,900 to $425,000 range for homes in
superior condition, based on photos. Based on the comparable sales and the subject
residence’s condition, a value range of $200,000 to §300,000 appears reasonable for

continued use as a residence. This is well below the value of the property as a commercial
development site.

Based on the above factors the highest and best use of the subject as improved is concluded
to be for demolition of the existing building and redevelopment to a commercial use
permitted by right or by special exception, with a continuation of the existing residential use
as arental property on an interim basis through the marketing and planning stages of the use
change process, estimated at 1 to 2 years.
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VALUATION

The three traditional approaches to value are the Income Approach, Sales Comparison
Approach, and Cost Approach. Based on the Highest and Best Use conclusion, this analysis
considers the market value of the subject’s 3.537 acre site. The Sales Comparison Approach
is the most applicable method of valuation. The Cost Approach was not utilized as the
subject 1s being valued as vacant land, with no improvements considered. The Income
Approach was also not utilized as the subject site, as vacant, would not be income generating.
Typically commercial sites are only viable for land lease situations if there is some degree of
approvals in place and more infrastructure in place, such as a cleared site with curb cuts and
utilities in place, etc. The Sales Comparison Approach typically provides the best indication

of value for undeveloped land. 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. Sales of sites
suitable for commercial development of a permitted use in the Gateway Commercial District
were researched for use in this analysis. The subject neighborhood has been in a process of
transition from a low intensity commercial/residential neighborhood to a higher intensity
commercial area. The comparable sales are from the subject neighborhood, thus reflecting
this transition. A sufficient number of available commercial land transactions were found to
develop this approach. In addition, an offer to purchase a high exposure commercial site that
was recently declined for reasons other than price was also included as a recent indicator of
commercial land values. All of the sales included in the analysis are from within the
communities of Windham. Each sale is detailed on the subsequent pages.
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Summarv of Comparable Land Sale 1

LOCATION: 64 Range Road, (Route 111A), Windham, NH
GRANTOR: Crucius Irrevocable Trust
GRANTEE: Karen L. Heller 1997 Trust
SALEPRICE:  $400,000

SALE DATE: Mazrch 24, 2011

DATE RECORDED: March 31, 2011
BOOK/PAGE:  Rockingham County - 5205/512
RIGHTS CONVEYED: Fee Simple
CONDITIONS OF SALE:  Abutter Purchase
FINANCING: None recorded

MAP/LOT: 17-H/20

SITE AREA: 1.46 Acres

UNITPRICE:  8273,973. per Acre

ZONING: Gateway Commercial

ROAD FRONTAGE: 206” on Range Road (Route 111A)

SHAPE: Rectangular

TOPOGRAPHY/GRADE:  Gently sloping/Slightly below

UTILITIES: Private well & Septic, Public water is accessible

EASEMENTS: None noted or disclosed

CONFIRMATION: Grantee, inspection and public records, by K. Madden

COMMENTS:  The buyer is the owner of the abutting motorcycle and recreational vehicle
-sales facility. He purchased this site without approvals in place to allow
for the expansion of his facility at some future date. He reports paying a
premium above what the market would bear at that time for the site, which
had been on the market for several years. The original listing price is
reported to have been in excess of $600,000. There have been no other
transfers of this property within the past 5 years. A common access drive
serving this property and several other lots to the northeast will provide
access from the new 111A and be built by NHDOT.
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Summary of Comparable Land Sale 2:

LOCATION: 15 Rockingham Road, (Route 28), Windham, NH
GRANTOR: CRBE, LLC

GRANTEE: A gas station developer

SALEPRICE:  $625,0004 written offer

SALE DATE:  July 2015

DATE RECORDED: N/A

BOOK/PAGE:  Rockingham County - N/A

RIGHTS TO BE CONVEYED: Fee Simple
CONDITIONS OF SALE:  Arm’s-length

FINANCING: N/A

MAP/LOT: 13-A/10

SITE AREA: 1.49 Acres

UNITPRICE:  $419,463. per Acre

ZONING: Commercial Business A
ROAD FRONTAGE: 338.76° on Route 28
SHAPE: Roughly square

TOPOGRAPHY/GRADE:  Gently sloping/Above

UTILITIES: Private well & Septic needed

EASEMENTS: Slope easement along Route 28

CONFIRMATION: Public records, DOT ROW plans and broker, by L. Davies

COMMENTS:  The prospective buyer is a developer of gas stations. The seller also owns
the abutting lot to the south and has decided to seil the two parcels
together, refusing the above offer. This parcel was improved. It was
impacted in 2004 by a highway improvement project that reguired the
demolition of the two buildings and a take of 0.32 acres. The vacant
parcel has a single access point on Route 28. The approximate traffic
count from 2014 on this portion of Route 28 is 16,000 VPD.

205
Site sketch: =
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LOCATION:
GRANTOR:

GRANTEE:

SALE PRICE:

SALE DATE:

DATE RECORDED:
BOOK/PAGE:

RIGHTS CONVEYED:
CONDITIONS OF SALE:
FINANCING:

MAP/LOT:

SITE AREA:

UNIT PRICE:

ZONING:

ROAD FRONTAGE:
SHAPE:
TOPOGRAPHY/GRADE:
UTILITIES:
EASEMENTS:
CONFIRMATION:
COMMENTS:

Site Sketch:

Summarv of Comparable Land Sale 3:

43 Range Road, (Route 111), Windham, NH

Janet A. Weigel, Judith E. Kaufman, Jennifer R, Huston &
Jetfrey P. Bohne

Cafua Realty Trust LIV, LL.C

$740,000

October 15,2012

October 15, 2012

Rockingham County - 5366/2047

Fee Simple

Arm’s-length

None recorded

18-1./450

1.49 Acres, 1.494 Usable Acres

$496,644. per Acre

Professional Business

588" on Range Road (Route 111) and Delahunty Road
Roughly Rectangular

Level/At

Private well & Septic, Public water is accessible
None noted or disclosed

Broker, inspection and public records, by L. Davies

Was improved with two residential buildings. The buyer put

the property under contract and sought approvals to redevelop

with a 9,000 sf building to house a Dunkin Donuts and
additional retail/office space. This plan was denied in July
2012. The decision was appealed and the buyer decided to

close on the site without approvals in place. The three unit
retai] office building is completed and occupied. There have
been no other transfers of this property within the past 5 years.
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LOCATION:
GRANTOR:
GRANTEE:

SALE PRICE:

SALE DATE:

DATE RECORDED:
BOOK/PAGE:
RIGHTS CONVEYED:

CONDITIONS OF SALE:

FINANCING:
MAP/LOT:

SITE AREA:

UNIT PRICE:
ZONING:

ROAD FRONTAGE:
SHAPE:

TOPOGRAPHY/GRADE:

UTILITIES:
EASEMENTS:
CONFIRMATION:
COMMENTS:

Site Sketch:

. Summary of Comparable Land Sale 4:

67 Range Road, (currently Route 111A), Windham, NH

Stop & Shop Supermarket Co.

Duck Pond RT, Deepak Sharma, Trustee

$550,000

Qctober 21,2015

October 23, 20125

Rockingham County - 5664/2261

Fee Simple

Abutter purchase

None recorded

18-L/201

2.89 Acres,

$190,311. per Acre

Professional Business

379.4 on Range Road

Rectanguiar

Level/At

Private well & Septic

None noted or disclosed

Broker, buyer and public records, by L. Davies

The buyer needed a second point of access in order to develop
a 29+ acre parcel he had recently purchased. This parcel will
provide the second access point onto Range Road in a section
that will soon be going from a State Route to a town road, thus
reducing the traffic volume significantly. The buyer has a large
scale mixed use development in the approval process for the
agsembled parcels.
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Sales Location Map

Ofer 2

15 Rockingham Rd
Windham

Sale 1 ==

64 Range Rd Sale 3

Windham o 64 Range Rd
Windham

Sale 4

67 Range Rd
Windham
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Commercial Land Sales Analvsis

Commercial sites are typically marketed and sold on a per acre basis. As a result, the subject
site and the comparable sales are analyzed on a price per acre basis.

All of the comparable sales involved the transfer of the fee simple interest and were cash

transactions or used conventional financing so no adjustments for property rights or financing
were required.

Buyer/Seller Motivation
Sales 1 and 3 were purchased by the owners of abutting property. Both transactions were
examined for atypical buyer/seller motivation. The buyer of Sale 1 is the owner of the
abutting motorcycle and recreational vehicle sales facility. He purchased this site without
approvals in place to allow for the expansion of his facility at some future date. He reports
paying a premium above what the market would bear at that time for the site, which had been
on the market for several years. This sale is adjusted down by 5% for the above average
buyer motivation. Sale 4 was also purchased by the owner of an abutting 29.53 acre parcel to
assemble the lots and provide a second access point to allow for a large scale mixed use
development currently in the approval process. The buyer reports that he paid an abutter
premium because he needed the second access point. This sale 1s adjusted down by 10%

based on the interview with the buyer and the broker, who felt the transaction reflected
market vajue.

Expenditures Immediately Following Sale
Sale 1 is improved with an antique colonial residence that wiil be moved to an adjacent site at
no expense to the buyer. No adjustment for the cost of dealing with the existing
improvements is warranted. Land Sale 3 also was sold with two small residences that were
demolished to allow for commercial development. Sale 3 is adjusted by the estimated
demolition cost of $10,000.

Each of the sales are compared to the subject site and adjusted for the following factors: date
of sale, site size, location, projected traffic count once the reconfiguration of the roads around
Exit 3 is complete, zoning, road frontage, and utilities. 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 15
superior to, or more favorable than, the subject, a negative (-) adjustment is made thus,
reducing the indicated value for the subject site; if 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.

Date of Sale
The sales presented occurred between March 2011 and October 2015. There has not been
sufficient commercial development land sales that are straight-forward enough to yield a
clear indication of the trend in the values of this property type. However, there has been an
increase in the volume of commercial land sales activity locally, and in the number and scale
of proposed commercial development projects in the immediate area to support an

28
File # 15-103, Approved Appraisal Report

72 Range Road, Windham, NH
Owned by $tate of New Hampshire



appreciation adjustment beginning in J aﬁuary 2012. Therefore, the sales have been adjusted
for changes in market conditions by a modest 3% per vear or 0.25% per month from January

2012 to the date of value. The offer that Sale 2 represents has not been adjusted for date of
sale. '

Site Size
The subject site is 3.537 acres. Lot size tends to have an inverse relationship with price per
acre. Sale 4 1s relatively similar to the subject in site size and is not adjusted. Sales 1, 2 and
3 are all just under 1.5 acres and warrant an adjustment for their smaller site size of -15%.

Location
Location is an important factor affecting property values. The subject property is a cormner site
with good visibility, direct access and frontage on two streets, one of which is a State Route.
Sales 2 and 3 are both located on State Routes and are at or very near a corner, offering
heightened visibility. These sales are roughly comparable to the subject in location and not
adjusted. Sales 1 and 4 are interior lots, lacking the exposure of a corner location and are
adjusted up by 20% and 25%, respectively.

Projected Traffic Count »
The subject is at the intersection of Range Road and the future layout of the relocated Route
111A with a projected traffic count of 10,900 vpd upon completion. Much of that traffic is
currently traveling along Range Road, which is currently also known as Route 111A. Range
Road is projected to have a traffic count of 2,300 vpd once the course of Route 111A is
changed, for a total projected traffic count of 13,200 vpd past the subject site.

Three of the comparable sales also front on State Routes within the subject neighberhood.
Their actual or projected traffic counts were compared to the subject’s as a basis for
adjustment. Sale 1, although it will not have frontage on the relocated Route 111A, will be
served by an access drive that NHDOT will construct to provide access to several lots
fronting on the new 111A in an area of controlled access near the signalized intersection with
Route 111. The result will be exposure to roughly the same traffic as the subject site,

requiring no adjustment.

Sale 2 is located very near the corner of Routes 111 and 28 but only has visibility and access
from Route 28, with a 2014 traffic count of 16,000 vpd. This sale has been adjusted down by
15% for its superior traffic count.

Sale 3 is on Route 111 in an area with a 2014 traffic count of 12,018 vpd. This is quite
similar to the subject’s projected traffic count and has not been adjusted.

Sale 4 has frontage on Range Road in the area projected to have a traffic count of 2,300 vpd
once the course of Route 111A is changed. This is a low level of exposure to traffic for a
commercial use. This sale has been adjusted up by 50% for its inferior projected traffic
count. This adjustment is based on a paired sales analysis with the average of Sales 1 and 2
after all adjustments were applied. The analysis indicated the net adjustments warranted
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totaled 115%. This was scaled back to 95% based on the appraiser’s judgment and then
allocated between the differing factors.

Road Frontage
The subject site will have 1,233 feet of frontage on two streets offering excellent exposure
to passing traffic. Sale 3 is a corner lot and also offers extensive, although much less,
frontage. This Sale has not been adjusted. Sales 1, 2 and 4 have less road frontage and are
adjusted up by 20%, 10% and 10%, respectively.

Utilities
The subject site and Sales 1and 3 benefit from access to municipal water, while Sales 2 and
4, require on-site wells. The cost associated with the installation of these wells, 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 based on the typical costs for installing a well as well
as the additional site area required to accommodate the necessary well radius. Both sales
have been adjusted up by 10%.

The sales comparison grid on the next page iflustrates the comparable sales and outlines the
application of the adjustments
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Subject Property

e B
Comparable Sale 1

Comparable Sale 2

SRR

Comparable Sale 3

Bl S s

Comparable Sale 4

67 Range Road

Price Per Acre

Data Source

Location Parcels W1i11 & W112 64 Range Road 15 Rogkingham Road 43 Range Road
70-72 Range Road Route 111A Connector Routes 111 & 28 Route 111 Current Route 111A
Windham Windham Windham Windham Windham
Grantor Crucius Irrevocable Trust CRBE, LIC Janet A, Weigel, et a Stop & Shop Supermarket
Grantee Karen L. Heller 1997 Trust Gas Station Developer Cafua Realty Trust LIV, LLC Duck Pond RT, e al
Recerded Book/Page RORD 5205/512 Offer that was not accepted RORD 536612047 RCRD 5664/2261
Sales Price Estimate i o $740,000 $550,000

ublic Recosds/]

File # 15-103, Draft Appraisal Report
72 Range Road, Windham, NH
Owned by State of New Hampshire

Motivation Abutter premium 5% ength Arm's-lengih v
Expenditures immediately
Foliowing Sale Est. Demolition Cost + % 10,000
Date of Sale
& Market Conditions Adj. 32412011 +12.25% Offer 712015 +0% 100162012 +9.75% 19/21/2015 +03.75%
Adjusted Price per Acre $292,158 $419,463 $552,433 $172,565
Total Site Area (Acres) 3.537 1.46 -15% 1.49 -15% 149 -15% 2.89
Location Goodfcorer Si. Inferiorfinterior lot +20% Goodfnear comer Good/comer Inferiorfinterior lot +25%
Projected Trafiic Count 13,200 13,200 16,600 -15% 12,018 2,300 +50%
Zoning Gateway Commercial Gateway Commercial Commercial Business A Professionai Business Professional Business
Road Frontage 1233 on Z Streets 206" +20% 338.76" +16% 588' 379.4 +10%
Utilities Private Septic with access pri . . .
fo Public Water rivate Septic w/ Private Septic w/

access to Public Water Private Wall & Septic +10% access to Public Water Private Wall & Septic +40%
Net Adj. {Totaf) +25% ~-10% -155% +85%
indicated Price per Acre $365 197 $377.517 $469,568 $336,502

Low High Mean
$336,502 £469,568 $387,196
31



Recenciliation

In this analysis, the indicated values range from $336,502 to $469,568 per acre with a mean
of $387,196. All of the sales used in the analysis are considered to be useful indicators of
value for the subject property. Sale 2 is given the least weight in this analysis because it
represents an offer rather than a closed sale. Sale 1 is the least recent transaction and Sale 4
is least similar to the subject site in regard to exposure. For this reason Sale 3 is considered
to be the best indicator of value for the subject site. Sale 3 forms the high end of the value
range and is 25£% higher than the next highest indicator. There is no reason that the
appraiser has been able to identify for Sale 3°s much higher value indication. Because the

difference cannot be explained, the appraiser will reconcile near the mean of the four value
indicators.

Based on the preceding research and analysis, it is concluded that the subject site, due to its
location near Exit 3 and between two large scale commercial development proposals and its
extensive frontage, warrants a value opinion via the sales comparison approach nearer the
mean of the indicated values, or $385,000 per acre: The market value of the subject property
as of January 5, 2016 is calculated as follows:

$385,000 per Acre X 3.537 Acres = §1,361,745
Rounded....... $1,350,600

It is appropriate to also consider if there is any contributory value attributable to the existing
residence on an interim basis. In the Highest and Best Use section it was concluded that the
typical buyer would rent the existing residence on an interim basis through the marketing and
planning stages of the use change process, estimated at 1 to 2 years. Any income generated
by the rental would off-set the cost of demolishing the home to make way for commercial
development.
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Avppraisal Certification

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

A s Jf i

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 performed valuation or any other services at the subject property in the last
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 vaiue 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.

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.

January 15,2016

Laura J. Davies, NHCG #529 Date
Appraisal Supervisor

33

File # 15-103, Draft Appraisal Report

72 Range Road, Windham, NH
Owned by State of New Hampshire



Legal Description

Safer~Man - (4(BC Fawe] Wil

B 4654 PE4895

‘ | - C@N\/EYMCE OUT

026911

w SED

THAT We, Richard Sht.:!ioa and Jgan E. Sheitan, mnur}, of 72 Range Road, Windhem 03087 of Rex
Counity, Stete of New Hompshire, fr considerntion faid, grant 16-te State o{ MNew HBampshire, whose address is PG Box 483, 7
. Hazen Drive, Cfou;ord, Newﬁ:hgwhirz 03’02-0453 with, WARRAN’I‘Y cOVETANRIE,

Trect 3 Acmampame!eflnnd.vmhhmdxxggs:hmw,mmy,shwaul’mﬂa on“PImoiLmdeindimn.NH a8
drawn for Robert G, Amustrong, Scale 1"=50%, November, 19627 and bemg more particulerly described as follows!

Beginning st ty :ammnnn of n stope Sl ond the Baw.ﬂybomdary of Intergtate Route 93; thance along the Essterly

boundury of Inlerstatc Routo §3, Three Hundred Stxi-Five 365} foet, oore or leas, to an jron pipe and land of Dors E.

Boulger, fiencs in 4 Scrheasterly direction by said Boulger land, spertipn of whizh i bounded by & sone wall, Two Hundred

Minety- Sua{2§6) foet, mare ot [e5S, 1041 irdh pips atthe end of said stone wall, thence'in % general Westerly direction as shown

on saié pih, Three Fundred Trirty-Eipht (338) fest, mbre ne ]ms, ago:tson of which distmes, tocluding the lzey pamcn. i
Douindsc by a stone wall to the point of beginning. -

znq_sw 4 PU 317

Dontainiog Ons end Wineterm: Hendredéss (1.19) s or e s a

Annstrox'.g, Segke =50, ?\uvsmber, 962" unﬁ bemg more particeiarly described as follows;

the intergestion of B stone wailined the Enstuly boundnzy of Interstate Rouie 93; thence nmnmgalm&gihe Faginsly
fy BF Tuterstuele Rosws 93, One Hundred Sevenesn (1147) foot, s of leas, & b point &f the Northwestéily fomer of
ﬂwncemningandnmmaion;thobﬁomly"ﬁmuﬂm!%” distnce of Fowr Hundrod Thisesn |
, in past by b stone wall to &-puint st Jand now:oe fomwrlyufDoraE.BMgc:.ﬁm turning and run
o By lsnd now ar fomriy of Do E. Bou&gcr -distance ef!“!ﬂy-ﬂzx (30 Toet, Todirt of loes, 5 0 o
eniligtiiSomthonsterty mmcroffarcci “a", ﬁmw: wining zad rupsing along the Southerly line of Parcel “B" in gare by a stone

Contaiting Snxty Four Himdredits (B £4) of an Acre, toore or less.

Comtlidngin nﬂ O hundsed Ezgﬁty’ﬂmﬂundmdtbs (1 83) Acres , mote or less, and being oIl st resﬂ estate
reporded Cetober 3, 1984, stmeknckmﬁmm County Registry of Deeds uzBouk 2514, Page 654. &

ROCKINGHAM COUNTY

BEGISTRY OF DFEDS

Sgidt parcel bcmg acqisredf !'m- :he Saiem-Mmmm T IR 93. 1{I74}0. H418-C, projecton file in ihemords of the
New Hampshirs Dcparﬂumt o.f’!'mxspamsbn 2nd to B roborded inthe Rn:bunghxm Connty Reglstry of Desds,

s hmhymadu pu’t of il bafore mentioned consideration and A :.ondm:m 2 this instrument t‘m zhepmpmy
taxes ar¢ tobepro-mied usnfﬂu:da:e ofaxxuuuﬂnafdus ingtrumepit, :

Exscried this ifﬂ!‘ &ayof May

STATE OF NEW HAMPSHIRE,  Rockingham ss Ay Y 4 p.200s

Fersonally nppaa.red bcfcrn ma e ubmcnxtwd Richard Shelton and Joan E. Shelton, ach:owle&lged. dxe fatcgamg
ws!mmem 10 be :hen- woluntery actanddeed N )

AL g2 /o2

féﬂy .6’ grms(ﬂm

164 1R 9.00C

File # 15-103, Draft Appraisal Report
72 Range Road, Windham, NH
Owned by State of New Hampshire



1962 Plan of Land
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Appraiser Qualifications
LAURA J. DAVIES
Certified General Appraiser No. NHCG-529
Background Summary

Over 30 years experience in commercial/industrial real estate and 28 years experience in the appraisal industry,
valuing all property types and interests ranging from unimproved land, subdivisions, commercial, residential,
industrial, conservation easements, eminent domain and special-purpose properties for a wide variety of clients
including federal, state and municipal governments, universities, lending institutions, major corporations, law
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, ete.

Education

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

The Appraisal Institute
Course 1A-1: Real Estate Appraisal Principles
Course 1A-2: Basic Valuation Procedures
Course 1B-A: Capitalization Theory & Techniques, Part A
Course 1B-B: Capitalization Theory & Techniques, Part B
Course SPP: Standards of Professional Practice, Parts A & B

Appreaising Environmentally Contaminated Properties
Condemmation 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 -
Online Detrimental Conditions in Real Estate

Nationat Association of Realtors

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

Magsachusetts Board of Real Ectate 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 ~ Federai 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 2013 - 2014
Certified Public Manager Program — 2014 - 2015
Qualified Expert Witness

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

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

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

2011t02012: Due Biligence Consultant, Boston Capital, Boston, MA

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

1988 - 2010: Commercial Appraiser, Crafis 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 Zoning Board of Adjustment
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(3244-45)

STATE OF NEW HAMPSHIRE o-014
INTER-DEPARTMENT COMMUNICATION LRGP L0~

Notea L ?@aﬁd&&\
FROM: gt Charles chmidt, PE DATE: May 2, 2016

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

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

REQUESTED ACTION

The Department of Transportation, pursuant to RSA 4:39-c, requests authorization to sell
a 1,813 +/- square foot parcel of State owned land located on the easterly side of Frank Bean
Road in the Town of Laconia directly to the City of Laconia for $1,500.00 which includes a
$1,100.00 Administrafive Fee, subject to the conditions as specified in this request.

EXPLANATION

The Department has received a reguest from The City of Laconia, who has requested to
acquire a 1,813 +/- square foot parcel of State owned land located on the easterly side of Frank
Bean Road in the City of Laconia.

The City of Laconia has been required by the New Hampshire Depariment of
Environmenial Services-Waste Management Division {0 accomplish remedial action on this
parcel along with other parcels along Frank Bean Road. This remedial action involves “capping”
{with clean fiff) land that was impacted by a long-closed solid waste burn dump facility that
operated-in this area in the 1803 thru 1850 era.

The parcel was acquired by the Department in 1963 and is the combination of the
remnant of a larger parcel acquived in connection with the construction of Frank Bean Road as
well as the underlying fee of the discontinued portion of Morin Road.

The State will reserve the slope easements as shown on the highway plan.

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

A staff appraiser from this Department completed an opinion of value for the subject
property for the purpose of establishing a value for this 1,813 +/- square foot parcel. Based upon
analysis of the parcel and sales in the area, it was felt that a reasonable value for the subject as
of November 20, 2015 to be $400.00. '

The Department proposes to offer the sale of this parcel o the City of Laconia for
$1,500.00, which includes an Administrative Fee of $1,100.00.

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

CRS/PJIM/I
Aftachments

TAPROPMNGT 201 6\Long Range\LaconiaCityofLaconiab427.doc



Delorme Street Atlas USA® 2015

Data use subject to license,

™ Scale 1. 46,875

[y P L e
© Deborme. Delorme Street Atlas USA® 2015, W 14,890 T . foeam e i e
www.delorme.com 1"=30063#

Data Zoom 12-1



STATE OF NEW HAMPSHIRE
DEPARTMENT OF REVENUE
ADMINISTRATION

MOSAIC PARCEL
MAP SHARING
POOL

‘This map wa

s compiled using data believed o be accurate; however, a degree of error is inherent in all maps, This map was distributed "AS-IS" without warranties of any
kind, either expressed or implied, inclading but not fimited to warranties of suitability to a pariicutar purpose or use, No attempt has been made in either the design or

production of the maps to define the fimits or jurisdiction of any federal, state, or local government. Detailed on-the-ground surveys and historical analyses of sites may differ
from the maps.
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ETV O™ ’?’HE LAKES

April 26, 2016

Me. Philip J. Miles

Chief of Property Management

State of NH — Department of Transportation
J. O. Morton Building — Room 100

7 Hazen Drive, PO Box 0483

Concord, NH 03302-0483

Re: Saie of State Owned Property in Laconia
Laconia-Gilford, F 031-1(1), P-3962-A

Dear Mr. Miles:

l.am writing in response to your letter dated March 23, 2016 to confirm that the figure of
$ 1,500. - ($ 400. Value of Parcel + $ 1,100. Administrative Fee) - is acceptable to the
City and ask that you proceed to submit our request (copy of request letter attached) to
the Long Range Capital Planning and Utilization Committee {(LRCP&UC) to have the
City of Laconia take over ownership of this parcel.

If you have other questions or concerns, please do not hesitate to call me at the City
Manager's Office (527-1270) or Paul Moynshan Director of Public Wcrks at his office
number (528-6379) or his cell number (520-78%94).

Thank you for’ your assistance with the property transfer.

Sn)cere[y,
M\//
; Scott Myers :
City Manager”™

ce: Paui Moynihan, Director of Public Works, Laconia

K ' 45 BEACON ST. EAST, LACONIA » NEW HAMPSHIRE 03246-3472




Real Esta praisalepoﬂ

OF

A 1,800+ SQUARE FOOT SURPLUS PARCEL
FRANK BEAN ROAD, LACONIA
(TAX MAP - NOT A LOT OF RECORD}
LACONIA, NEW HAMPSHIRE

PROPERTY OF
STATE OF NEW HAMPSHIR
DBEPARPMENT OF TRANSPORTATON

Prepared For:
Phillip J. Miles
Chief of Property Management
Bureau of Right of Way
New Hampshire Department of Transportation
7 Hazen Drive, Cencord, NH (3302

: Prepared By:
Thomas P. Hughes, NHCG #875

Right-of-Way Appraiser
Bureau of Right-of-Way
New Hampshire Department of Transportation
7 Hazen Drive, Concord, NH 03362
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THE STATE OF NEW HAMPSHIRE
DEPARTMENT OF TRANSPORTATION

Bureau of Right-of-Way

Department af Tronsportation

" Victoria F. Sheehan William Cass, P.E.
Commissioner Assistant Conunissioner
Mz, Phillip J. Miles - December 9, 2015

Chief of Property Management

Bureau of Right of Way

New Hampshire Department of Transportation.
7 Hazen Drive

Concord, NH 03302

RE: 1,800+ Square Foot Surplus Parcel on Frank Bean Road, Laconia

Dear Mr. Miles:

As requested, I have prepared an appraisal report on the 1,800+ square foot, surplas parcel of land, on
Frank Bean Road, Laconia. The parcel is comprised of a remnant created when the western end of
Frank Bean Road was relocated, as part of Laconia-Gilford Project # P3962-A and an adjacent section
of Old Morin Road that was discontinued and returned to the abutting owners. It is located on the
southeastern side of Frank Bean Road; abutting the southwestern corner of 89-113 Frank Bean Road
(Tax Map 476 - 351, Lot 5). The purpose of the appraisal is to estimate the value of the fee simple
interest of the subject property, for the purpose of sale.

The report is presented in an Appraisal Report format. Items of significance presented within this report
include setting forth the factual data pertaining to the subject property, the value analysis, and the final
value estimate. The valuation is predicated on the General Assumptions, Limiting Conditions and the
Certification of the Appraiser that are stated within this report.

I certify that 1 have no present, contemplated, or future personal interest in the subject property
appraised; and that I have not knowingly failed to consider any facts deemed important, nor have I
omitted any pertinent data. I also certify that the report has been prepared in conformance with the
Uniform Standards of Professional Appraisal Practice (USPAP).

On the basis of my investigations research, market study, and analysis as set forth in this appraisal
report [ am of the opinion that, as of November 20, 2013, the date of the filing of condemnation, the
subject property has an estimated nominal value of 5400

Respectfully Submitted,

Thomas Hughes, NHCG #875

15-93 - Approved Appraisal - 12-04-2015 Frank Bean Rd, Laconia.Docx 2
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SUBJECT PROPERTY IDENTIFICATION
The subject property is owned by State of New Hampshire — Department of Transportation and is
located on the southeastern side of Frank Bean Road; abutting the southwestern corner of 89-113 Frank
Bean Road (Tax Map 476 - 351, Lot 5). It is not recognized by the City of Laconia as a legal lot of
record. It is comprised of a portion of the recorded lots described on the attached Book 432 Page 499 &
Book 1079, Page 20. It is further identified, as “Subjeet”, on the attached site plan titled “Subject
Property Site Plan”,

SUMMARY OF APPRAISAL PROBLEM
The subject is an 1,800+ square-foot, triangular-shaped parcel of land that appears to be an uneconomic
remnant, comprised of a remnant created when the western end of Frank Bean Road was relocated, as
part of Laconia-Gilford Project # P3962-A and an adjacent section of Old Morin Road that was
discontinued and returned to the abutting owners. It is located on the southeastern side of Frank Bean
Road; abutting the southwestern corner of 89-113 Frank Bean Road (Tax Map 476 - 351, Lot 3).

An analysis of the subject parcel indicates that due to its size, location, zoning restrictions and other
factors such as contamination it has no recognized, independent or dependent, highest and best use. A
property with no highest and best use is not marketable and as a result has no Market value. After
careful consideration, it was determined that the only value that could be derived for the subj ect property
would be a Nominal value.

As detailed in the balance of this report, I estimate the subject to have a nominal value of $468.

VALUE SOUGHT
The value sought 1s Market Value, however my analysis has determined that the subject property has
no recognized, independent or dependent, highest and best use. A property with no highest and best use
is not marketable and as a result has no Market Value. Therefore it was necessary to ascertain and
derive an alternative value. After careful consideration, it was determined that the only value that could
be derived for the subject property would be a Nominal Value,

The Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA), Section A-9, defines
Market Value as:  “The amount in cash, or on terms reasonably equivalent to cash, for wiich 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 consideraiion to all available economic uses of the properiy at the time of the
appraisal.”

The Dictionary of Real Estate Appraisai — 4™ Edition, Appraisal Institute, Chicago, IL - 2002, defines
Nominal Value as: “That amount of money necessary to effect a transfer of title to property where
that property has no recognized independent use.”

PROPERTY RIGHTS APPRAISED
Fee Simple interest is defined 1 the Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal
Institute, 2010), as: “Absolute ownership unencumbered by any other interest or estate, subject only
to the limitations imposed by governmental powers of taxation, eminent domain, police power, and
escheat.” :

15-93 - Draft Appraisal - 12-04-2015 Frank Bean Rd, Laconia.Docx 4



GENERAL ASSUMPTIONS

For this report [ have also assumed that:

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

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

The parcel area given to me has been properly calculated;

Broker and assessor information is reliable and correct;

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

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

There are no hidden or unapparent conditions on the property, other than those described within
the report

9. All personal property is excluded; and

10. All non-compensable items are excluded.

b A

LiMITING CONDITIONS

This report is bound by the following limiting conditions:

1. No opinion as to title is rendered. I have relied upon the abstract of title and other legal
information provided to me by the client and I assume the information to be correct.

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

3. 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.

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

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

15-93 - Draft Appraisal - 12-04-2015 Frank Bean Rd, Laconia.Docx 5



SCOPE OF WORK
The scope of work identifies the type and extent of research and analyses in an assignment. The scope
of this for this assignment includes an exterior inspection, from the right-of-way, on November 20,
2015, a review of an amended highway plan for Laconia-Gilford Project # P3962-A, a review of
pertinent assessing and zoning data. [ formed an opinion of the subject’s highest and best use based on
legal, physical, and neighborhood land use characteristics. I compiled comparable land sales data and
analyzed the data to aid in estimating the value of the subject site, and prepared this appraisal report to
summarize and convey my findings, the market data, and the analyses used. I prepared this appraisal
report in compliance with USPAP SR 2-2(a) governing Appraisal Reports.

Property data was collected and compiled from multiple sources, including the City of Laconia and
surrounding towns; the Belknap County Registries of Deeds; the Northern New England Real Estate

Ntk aite INNE . P S S e SR, : NI # SR S - T Myasn
Network site (NNEREN); the New England Commercial Property Exchange (NECPE), and Real Data.

LISTING, TRANSFER, AND OWNERSHIP HISTORY
The subject property is owned by the State of New Hampshire. The most recent transfers of the
property was May 24, 1963, as part of Laconia-Gilford Project # P3962-A and on October 31, 1988
when an adjacent section of Old Morin Road that was discontinued and returned to the abutting owners.
The legal descriptions are included in the addendum.

According to the owner and the local listing services, the subject property has not been listed for sale or
lease within 12 months prior to the effective date of this report.

PRESENT USE
At the time of inspection, a portion of the subject property was being used as slope tie-in, for drainage of
Frank Bean Road. The majority of this area along with the remainder of the parcel appears to be
maintained by the abutter to the east, as the grass on the abutter’s lawn was indistinguishable from that
on the subject parcel.

NEIGHBORHOOD CHARACTERISTICS

The City of Laconia is situated in what is known as the Lakes Region of New Hampshire and has water
frontage on two of the State’s largest lakes. The city is the major employment center for the surrounding
area. The area is a year round tourist destination and is best known for Lake Winnipesaukee and its
water sports, Gunstock Ski Mountain and its recreational activities, and other natural attractions.

Laconia is located approximately 45 miles northeast of Manchester, NH, 89 miles northwest of Portland,
ME, and 95 miles north of Boston, MA. Its nearest interstate highway access, Interstate 93, Exit 20 1s
located approximately 8 miles away. ‘

The subject property is located in the southeastern section of the city, on the southeastern side of Frank
Bean Road; abutting the southwestern corner of 89-113 Frank Bean Road (Tax Map 476 - 351, Lot 5).

The subject property’s immediate neighborhood consists mainly of an aufo salvage yard abutting to the
east, residential properties to the north/northeast, a mix of light industrial, service, recreational facilities
to the southwest, and a gravel yard to the west/southwest. The NH Route 3/11 Bypass is located about
0.5 miles to the northwest and downtown Laconia is located about 1.5 miles to the northwest.

15-93 - Draft Appraisal - 12-04-2015 Frank Bean Rd, Laconia.Docx 6



The mix of uses is not unusual for the area.

Certain areas, including the subject parcel, in the subject’s immediate neighborhood have been identified
by the New Hampshire Department of Environmental Services (NHDES) as hazardous waste sites. All
of these areas were once part of a larger site that was used by the City of Laconia as a burn dump, from
the 1920°s to the 1950°s. NHDES is requiring the City to remediate the areas by capping them with
either soil or pavement. It has been determined that the subject property has no marketability; therefore
it is outside the scope of this assignment to determine the effect that these hazardous waste areas have on
the neighborhood market conditions. However it is reasonable to assume that once remediated, their
affect would be, at best, neutral.

No other adverse or unusual conditions were noted or considered with respect to location, values or
mgrketahﬂi‘h

A MUAJ&LJr-

Neighborhood Map

SUBJECT
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: ZONING
The subject property is focated in an Industrial Park District. It is not a lot of record and it does not
conform to the current regulations, therefore it has no legally permitted uses.

The Industrial Park District encourages the development of industries that have operations which are
primarily within a building, minimal outside storage and abundant off-street parking facilities. The
minimum lot size in this district is 60,000 square-feet, with a minimum 200 feet of road frontage. The
minimum front and side setbacks are 35 feet and the rear setback 1525 feet.

Zoning Map

ASSESSMEN T DATA
The subject parcel is net recognized by the town as a lot of record, therefore there is no assessment data.

15-93 - Draft Appraisal - 12-04-2015 Frank Bean Rd, Laconia.Docx | 8



PROPERTY DESCRIPTION

The parcel is 1,800+ square-feet, triangular in shape and has 106 feet of frontage on Frank Bean Road
and 23 feet at the end of Old Morin Road.

Shape / Size: Triangle shaped. 1,800+ square-feet : \ljé,
| Q
Frontage: 1064 feet along Frank Bean Road and <
23+ feet along Old Morin Road 8
Zoning/Conformance: Town does not have the subject recorded as a lot of 2
record / Non-Conforming - based on current zoning ““éﬂ
Available Utilities: None — Un-Site ; E
Q
- Topography: The parcel slopes downward from its midpoint down
towards the right of way.
Easements: There are no known easements on the parcel; however I:aconia—(}iiford

Project # P3962-A project plans indicate that the western half of the parcel is subject to a slope
requirement related to drainage on Frank Bean Road. If the parcel were sold, it would most likely be
sold subject to a slope easement over this area,

View / Comments: The subject parcel was once part of a larger site that was used by the City

b L
of Laconia a5 a burn dump, from the 1920°s to the 1950°s. It has since been identified by the New

Hampshire Department of Environmental Services (NHDES) as a hazardous waste site. NHDES is
requiring the City to remediate the area by capping it with either soil or pavement.

Excerpt of Attached Site Plan
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SUBJECT PHOTOGRAPHS
{Taken by Tom Hughes on November 20, 20135)

Frank Bean Road — Facing Northeast — Subject Property on Right -
Begins at Closest Utility Pole and Runs Approximately Halfway Down the Front of Building

e e iz T iz b \ G ¢ 5 : o

Frank Bean Road — Facing South — Subject Property on Left
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BHi1GHEST AND BEST USE
The Appraisal of Real Estate”, 14™ edition, defines Highesf and Best Use as:
"The reasonably probable use of property that results in the highest value.”

The text goes on to state that to be reasonably probable, a use must first meet certain conditions. It must

be; legally permissible, physically possible; and financially feasible. Of the uses that meet these criteria,
~ the one that 1s maximaily productive, or produces the highest value, is the highest and best use.

The subject property is a 1,800 square-foot parcel of land that is comprised of a remnant created when
the western end of Frank Bean Road was relocated, as part of Laconia-Gilford Project # P3962-A and an
adjacent section of Old Morin Road that was discontinued and returned to the abutting owners. The
parcel is not a legal lot of record. Its small size and triangular shape, severely limit the number of uses
that are physically possible. Consequently, due to its size and dimensions, the application of current
zoning setback requirements would create overlapping setbacks and thus preclude it from being used for
any of the uses allowed in the Industrial Park District. '

A parcel of land created in this unintentional manner and that has negligible economic utility or value is
commonly referred to as uneconomic remnant. In most cases the only practical use for an uneconomic

remnant 15 assemblage to an abutter parcel. In this case, the only abutter with any practical assemblage
potential is the abutter to the east. The abutting lot to the eastis a 1.67 acre lot that is currently being

used as an auto-salvage yard; a use permitted by special exception. Assemblage with the subject parcel
would increase the frontage of the abutting lot and allow for control of the area between the existing lot
and the right-of-way. During my exterior inspection, it appeared that the abutter was maintaining the
subiect parcel as an extension of their front lawn,

As part of my analysis, [ researched recent sales and listings of industrial land in the subject’s market
area that are similar to the abutter parcel and found that four similar properties sold for an average of
$0.32 per square foot and seven similar properties are currently listed for an average of $0.49 per square

foot. The results of applying these unadjusted, unit prices to the subject parcel’s 1,800 square-feet are
$574 and $823.

The value above should not be considered a value range, but rather a starting point for estimating
confributory value or more likely an upper limit of value for the subject parcel, as the subject parcel is
known to be contaminated with hazardous waste and if sold would most likely be subject to slope
easement.

As noted in the Property Description section, the area has been environmentally assessed and NHDES 1s
requiring the City of Laconia to remediate the area by capping it with either soil or pavement. The
contamination and responsible party have been identified and the remediation plan has been developed.
The area is currently between the remediation phases of assessment and repair, Until the area is repaired
it is subject to the risk involved with the timing of the repair and to a complete loss of utility. After
repairs are completed the subject parcel will be restricted from subsurface use and subject to the risk of
potential market resistance related to contamination. Without developing an exact figure it is reasonable
to conclude that the risks associated with the contamination at this point in the remediation process,
along with the known current and future use restrictions, far outweigh any benefit that ownership of the

15-93 - Draft Appraisal - 12-04-2015 Frank Bean Rd, Laconia.Docx 11



subject parcel would provide. Therefore, the subject parcel has no assemblage potential, as assemblage
with the abutting lot would not result in any plottage.

My analysis indicates that the subject parcel is an uneconomic remnant, with no assemblage potential
and as such 1t has no highest and best use.

VALUATION
The five generally recognized methods to valuing a vacant parcel are: sales comparison approach;
abstraction (allocation); land residual technique; income approach (direct capitalization of ground rent);
and cost of development (land development) method. However, all of these methods are based on the
supposition that there is a competitive market for the parcel and therefore it has a market value.

As previously concluded the subject parcel has no highest and best use and therefore no market value. It
has only a nominal value and by definition there is only one approach for deriving nominal value. The
approach is to calculate the amount of money necessary to effect a transfer of title to the property or to
put it more succinctly, the cost of transfer.

I have therefore relied exclusively on the cost of transfer approach, as it is'the only relevant approach, as
well as the most in line with the client’s intended use.

_ COST APPROACH
Cost of Transfer:

* Land and Community Heritage Investment Program (LCHIP)

FINAL VALUE CONCLUSION

I estimate the nominal value of the subject parcel, as of November 20, 2013, the date of the filing of
condemnation, to be $400 (rounded). '

4 Mé December 9, 2015

"

Thomas P. Hughes, NHCG #875 Date
Staff Appraiser, NHDOT
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APPRAISAL CERTIFICATION

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

4

4

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

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

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

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

I have not provided any valuation services for the subject property within the last 3 years.
My engagement in this assignment was not contingent upon develop;ng or reporting
predetermined results;

Neither my compensation nor my employment is contingent upon the reporting of a
predetermined value or direction in value that favors the cause of my employer, the amount
of the value estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event,

1 will not directly or indirectly benefit from the disposition of such property appraised;

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP), and the
appropriate State laws, regulations, policies, and procedurss applicable to appraisal of right
of way for these purposes;

I have personally made an inspection of the property that is the subject of this repoit;

No one provided significant professional assistance to me in the preparation of this report;

" I have not revealed the findings and results of this appraisal to airyone other than the proper

officials of the Department of Transportation and other Departments of the State of New
Hampshire and I will not do so until so authorized by State officials, or until I am either
required to do so by due process of law or until I am released of this obligation by having
publicly testified as to such findings.

December 9, 2015

Thomas P. Hughe§, NHCG #875 Date
Staff Appraiser, NHDOT
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LEGAL DESCRIPTION

E‘,{‘_%Z ﬁ A7
£ 5281963

pPEED O0F HARRARTY

‘ i ORI, STHCLE
of, JACONTL DELKNAP County, State of New Hampshire, fer considera-

tion paid, grent to The Stute of New Hampehire, with WARRANTY covenants,

small parcel of land in the City of Leconia, County of Belknap,
The Si:a‘beﬁo;m;:ew gamps‘nire, sitvated oun the Wesierly side of F::am: Bean Foad,
somcalled, near Station 12 + C0 of the Frank Bean Road relocation Center Live,
&s shown on a plan of LACONIA-GIIFORD F 03L~1{1) = P—3?62:—A Project gn 'i‘i}.c
in the records of the New Hampshire Department of Public Works am‘i~ Higlweys
and Lo be recorded in the Bellmap County Registry of Deeds, describved ss
Tollows:

RTOR that 1 ine thet is
All the land of the GRANTOR that lles Basterly of & l:.z‘m the
twenty-five feet {25') Westerly of and perallel to the Center Line wounded on
the South by land nov or fommerly of ELODORE TARRIVER; bounded on the Horth
by other land of the GRANTOR uear Station 1+ 00,

Containing in a3l two tenths (0.2) acre.

It is hereby' made o copdition of this instrument tb_%.‘t the owner
must move trailer off the right-cf-wey prior to Auwgust 1, 1903.

AD zhe Graneor does hereby convey te The State of New Hampshire the right ro
extend and msintein such slopes 2ad cmbenkments beyond the Liwivs of the Land hereby
conveyed &8 may bo accessary te canstruct slopes and ewbankments 2t sueh «n sngle as
will hold the materisl of s2id slopc in repose sguninst ordinary erovion:r together
with the right to construct and maintain on other Isnd of the Graator pipes or dicches
incidental to the construction,

3 P. HMORIY
T, HORAN 225 BINGLE wife (husbend)}, rclease to the snid Graatee
all rights of dower (curtesmy) and Homescead and other imtercsca therein.

w5 b e,
WITNESSmallVonhand  ond  seal  chisfb i day of, -”)/);I(‘{:'d?f’ A D, 1883
1,

WITHESS: s -
. i - Rl -
T //M{swmy {2 %0%-‘4
Ny

(smAL)

STATE OF B LAHMPSHIRE
County of_ DELKNAP

T 1
On this che S hiz dzy of v‘)?"@r‘:fw , 1% €3 ; before me,
the undecaigied sfficer, p:rlnn’ﬂly BPPE 2Ty smmerisr———
HORMAN T, MORTH : + known to me to
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RETURN OF UISCONTIRUANCE OF
& PORTION OF

036760 QLD MORIN ROAD™

LACOMEA, NEW HAMPSHIRE

On Octeber 31, 1988, the City Council for the City of Laconia, upen petition
acd afyer public hearing. voted to discunziaue a pornion of Qld Horin Rosd, so-
called, situwated in the Oty of Laconia, County of Belkpap and State of New
Hampehire, said portien of 0id Morin Road se discontinued being wore parsicularly
deseribed ag follews:

That periien of 0id Morin Read which iieg north of the following
deseribed line: ‘lq’h

Beginning &t s,-’ ¥ 5% jron pipe ser at the southwesterly corner of
tand now or formerly of Raymond Reed ps shown on a site plan for Raymond Reed,
Bpane Roed, Laconia, New Hampshire, dated Apeil, 1988, prepared by Fred O,
Wheeler, Jr., Buzveyer, which plon is recoxdgd in the office of the Laconia
Planming Department; ibhence running North 67 217 27Y Yest to the eazverly
sidelineg of Beane Road gs shown on the Stave of New Hampshirs Highway Layeut for
Relodated Beane Road, which plan is on file in the New Harmpshire Department of
Trensportation, project #F-031-1 (1), Shest 453,

The City Gouncilis acsioen reserved unto the City of Laconia ell ne2cessary
utvility assements now in place or to be constructed in the furure in or ovar
thet poreion of the 0ld Morin Road, 30 shandoned.

Ho dzmegse ro sburiinmg cwnerg were awarded.

The setion did not zifevr in any way the interest of sburiing ownars to the
fee underlying 01d Morin Read, so abandoned. In po wey ¢id the sbandonment
effect the fifny footr right-of-way of Beans Rosd.

A copy of 81l notiges and proceedings sra attachad berevo.

; : ‘. . )
Deced this QEE day of _ Alvew Soe , 1988, =t Laconia, Wew
Rampshire.
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QUALIFICATIONS OF THOMAS P. HUGHES
CERTIFICATIONS
Certified General Appraiser (NH - # NHGR-875)

Certified Public Accountant (JL —# 99626)
Certified Public Supervisor (NH)

EDUCATION

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

Bachelors of Science in Business Administration: Accounting

UI\H"W;RSM Y OF MASSACHUSETTS - Lowell, MA

Associates in Engineering
WENTWORTH INSTITUTE OF TECHNOLOGY - Boston, MA

TESTIMONY
New Hampshire Board of Tax & Land Appeals

PROFESSIONAL EXPERIENCE

NH DEPARTMENT OF TRANSPORTATION, BUREAU OF ROW (May, 2012 td Present)

Right of Way Appraiser

AMOSKEAG APPRAISAL COMPANY (2002 to 2012)
Real Estate Appraiser

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

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

Accountant - Investments

Internal Auditor (Intern)

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

AFFILIATIONS / VOLUNTEER
Town of Meredith ~ Planning Board — Alternate Member

American Legion — New Hampshire Post # 1 - Member
Kidworks Learning Center — Board of Directors — Past Advisor
Lakes Region Board of Realtors — Affiliate Committee — Past Chair
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STATE OF NEW HAMPSHIRE b - 0t 5
INTER-DEPARTMENT COMMUNICATION tﬁﬁ? i

FROM: @:Chmchz, PE
Administrator

DATE: May 2, 2016

AT: Dept of Transportaticn
Bureau of Right-of-Way
SUBJECT: Sale of State Owned Land in Surry
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 authorization to sell
3 parcel of State owned land consisting of 0.2 +/- of an acre parcel located on the westerly side of
NH Route 12A in the Town of Surry to Nancy Balla for $2,400.00, which includes a $1,100.00
Administrative Fee, subiect to the conditions as specified in this request.

EXPLANATION

The Department has received a request from the abutter; Nancy Balla concerning the
opportunity to purchase a parcel of State owned vacant land located on the westerly side of NH
Route 12A in the Town of Surry.

The parcel, consisting of approximately 0.2 +/- of an acre is the remainder of a larger
parcel acquired by the Departmeant in 1940 in conjunction with the construction of NH Route 12A
through the area. :

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

An appraiser from the Department completed an opinion of value for the subject property
to determine its contributory value to an abutting property owner. The appraiser used three sales
in Surry and the surrounding area as comparables. Based upon the analysis and adjustments of
those sales, it was felt that a reasonable contributory value for the subject as of January 26, 2016
is $1,300.00.

The highest and best use of the subject is to the abutter. The Department proposes to
offer the sale of this parcel to Nancy Balla for $2,400.00, which includes an Administrative Fee of
$1,100.00.

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

CRS/PJIM/H
Attachments

THPROPMNGT\2016\Long Range'SurryNancyBella0428. doc
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STATE OF NEW HAMPSHIRE - MOSAIC PARCEL
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Appraisal Report

Of

A 0.2% Acre Parcel — Map 4B, Lot 39-A located on
the West Side of Route 124, Surry, NH

77 Property Owner:
.+ State of New Hampshire

Prepared By:
Sandra L. Gromoshak, NHCR #846
Staff Appraiser
NH Department of Transportation
7 Hazen Drive
P.G. Box 483
Concord, NH 03302-0483




FROM: - Sandra L. Gromoshak; NHCR #846  DATE OF March 16, 2016

TGO:

Staff Appraiser REPORT:

EFFECTIVE  january 26, 2016
DATE:

Cynthia A. Poole AT: NHDOT - Bureau of Right-Of-Way
Right-Of-Way Agent : Concord, NH Office

THROUGH: Steve Bernard, Chief ROW

[P,

SUBJECT: - Surplus Property Contributory Value Estimate of a 0.2+ Acre Parcel

Located on the westerly side of Route 12A, south of Merriam Brook, northwest of Surry
Mountain Lake, Surry, NH

Project: formerly Surry FCP-2-B (Flood control plan) from 1940

Property Owner: State of New Hampshire

VALUE: $1,300.00

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 New Hampshire 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
property located on the westerly side of Route 12A, south of Merriam Brook, northwest of Surry
Mountain Lake, Surry, NH that is owned by the State of New Hampshire. The property is
identified by the Town Assessor as Lot 39-A on Tax Map 4B. The subject is valued as a low-

utility, unbutldable parcel located in Surry’s Village Residential District (VR). The effective date
of value is January 26, 2016.

The appraised property consists of a 0.2+ acre, vacant triangular-shaped parcel located on the
westerly side of State Route 12A, south of Merriam Brook, northwest of Surry Mountain Lake, a
2-lane route running north to south connecting the towns of Alstead, Surry, and Keene with the
town of Alstead being located north of Surry and the city of Keene being located to Surry’s south.
The subject lot is located across from Crain Road, a side road on the easterly side of Route 12A.
The subject land area contains approximately 200° of frontage on Route 12A. It is a wooded
uphill sloping parcel, rising sharply, that is well above the grade of Route 12A (12-20+ feet).
Route 12A is the abutment to the subject parcel’s east. The parcel is primarily wooded with a mix

of hardwoods and softwoods as well as some low-lying vegetation. The parcel is a remnant that
was created when Route 12A was redesigned and Crain Road was constructed.

Along with Route 12A, the property also abuts Lot 4B-39 to the west and Lot 4B-39-1 to the
south (both of these abutting parcels are owned by Nancy Balla, the requestor of this land
purchase.) Although the subject parcel has very limited utility under any circumstances, due to it

15-97 Surplus Property Valuation -
(.2 Acre on Route 12A in Surry, NH
Owned by the State of New Hamipshire




being steep, rocky, and not a legally buildable lot, Nancy Balla and the State are the only likely
parties for whom the parcel holds any utility. The parcel could be considered to support Ms.
Balla’s adjacent holdings. The subject parcel does not constitute a conforming lot and could not

support any building improvements. It is unimproved. Electricity, telephone and cable are
available at the street.

The parcel is being valued 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 value estimate of the real estate for possible disposition, financial planning and
decision making.

This 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 January 26, 2016 is:

$1,300.00

3.
15-87 Surpius Property Valvation ~
0.2+ Acre on Route 12A in Surry, NH
Owned by the State of New Hampshire
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Photographs of the 0.2+/- acre parcel - Taken January 26, 2016 by Sandra L.. Gromoshak’

The following four views are taken from Crain Road, facing the 0.2+ acre parcel, demonstrating
progressive movement from the southeast to the northeast corners of the lot.

15-97 Surplus Property Valuation
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Photographs of the 6.14+/- acre parcel - Taken Januarv 26, 2016 by Sandra L. Gromoshak

The following four views are taken from Crain Road, facing the 6,14+ acre parcel, demonstrating
progressive movement from the southeast to the northeast corners of the lot.

15-97 Surpius Property Valuation ~
0.2+ Acre on Route 12A in Surry, NH
Owned by the State of New Hampshire



15-97 Surplus Property Valuation —
0.2+ Acre on Route 124 in Surry, NH
Owned by the State of New Hampshire



View of the parcel(s) frontage and Route 12A (looking south),
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General Assumptions

For this report I have assumed:
o  All maps, plans, and photographs I used are reliable and correct.
o The legal interpretations and decisions of others are correct and valid.
e The parcel areas given to me have been properly calculated.
e Broker and assessor information are reliable and correct.
e The abstracts of title and other legal information available are accurate.
o Information from all sources is reliable and correct unless otherwise stated.

e 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,

¢ This summary appraisal report values only the real estate. It does not value personal property,
computers, furniture, equipment, machinery, tools, business goodwill or inventory.

Extraordinary Assumpiions

The subject’s site size is taken from Assessor’s records and the enclosed tax map. For purposes of this
appraisal, the appraiser has employed an extraordinary asswmption that the site size of 0.2+ acres is
reliable. Per USPAP, an extraordinary assumption is defined as an assumption, directly related to a
specific assignment, as of the effective date of the assignment results, which, if found to be false, could
alter the appraiser’s opinions or conclusions.

Hypothetical Conditions

None.

General Limiting Conditions

This report is bound by the following limiting conditions:

e Sketches and photographs in this report are included to assist the reader in visualizing the

property. [ 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.

e 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

10
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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.

s 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 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) (AKA Yellow Book), and Umform
Standards of Professional Appraisal Practice (USPAP).

Contributory Value
As referred to herein, the term Contributory Value is defined in the chrzonary of Real Estaie
Appraisal, 5th edition, (The Appraisal Institute, 2010), as follows:

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

Market Value
As referred to herein, the term Market Value is defined by The Uniform Appraisal Standards for
Federal Land Acquisitions, as follows:
Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in all
probability the property would have sold on the effective date of the appraisal, after a reasonable
exposure time on the open competitive market, from a willing and reasonably knowledgeable seller to a
willing and reasonably knowledgeable buyer, with neither acting under any compulsion to buy or sell,
giving due consideration to all available economic uses of the property at the time of the appraisal. *

Exposure Time

A required analysis performed by an appraiser, in an assignment where market value is the value being
sought, is the determination of estimated exposure time for the parcel being appraised. Exposure time is
defined by USPAP 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. Because market value is not the value sought in this appraisal assignment
since a market for such a property does not exist (with the exception of the interested abutter), the
concept of exposure time in this scenario is not valid. Thus no specific exposure time determination has
been reported.

11
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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

Fifective Date of Value
January 26, 2016.
Date of Report
March 16, 2016,
Intended Use

The intended use of thig 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 real estate for possible disposition, financial planning and
decision making.

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
January 26, 2016. I examined Town and County property records including assessment data and taxes,
zoning regulations, the availability of public utilities, and access. 1 researched the type and intensity of
neighboring uses and reviewed information from the files of the New Hampshire Department of
Transportation.

i2
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I formed an opinion of the highest and best use of the subject site based on its legal, physical, and
neighborhood land use characteristics. [ compiled comparable land sales data for the abutting property,
verified and analyzed the data, developed an opinion of the market value of the abutting property that
was the basis for the pro-rata analysis by which the subject’s contributory value was estimated. 1

prepared this 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 Surry,
Chesterfield (and its community of Spofford), Swanzey, Sullivan and Alstead, the Cheshire County
Registries of Deeds, New England Real Estate Network (MLS), Real Data, and local real estate
professionals. The scope of this analysis also included an inspection of the site, records, maps, satellite

images, zoning data, and the MOSAIC GIS database.

Property Identification

The surplus property is identified as a 0.2+ acre parcel located on the westerly side of Route 12A, Surry,
Cheshire County that is owned by the State of New Hampshire. It is further identified by the Surry
Assessor as Lot 39-A on Map 4B.

I isting, Transfer, and Ownership History

The State of New Hampshire currently owns the subject parcel. It acquired the property by a warranty
deed recorded on July 12, 1940 at the Cheshire County Registry of Deeds in Book 487, Page 541 in
conjunction with the Surry FCP-2-B (Flood control plan) from 1940. The subject parcel is a remnant
from a larger lot that was created when Route 12A was built.

The property is not currently offered for sale, has not been listed for sale in the past 12 months and, to
the best of the appraiser’s knowledge, it is not under contract or option. The abutting property owner,
Nancy Balla, is reportedly interested in purchasing the subject property. The parcel could be considered
to support Ms. Balla’s adjacent holdings.

Present Use

The property remains undeveloped. It is above grade and has very limited utility under any
circumstances, due to its size, its configuration, its setbacks, and the fact that it is steep and rocky.

13
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Real Estate Tax Data

Property Assessment

Town Property ID- Land ~Total
Map 4B, Lot 39-A $13,500 $13.500
Real Estate Tax

$13.500 $335.07

Comments

The subject property is owned by the State of New Hampshire and is therefore tax exempt. The State of
New Hampshire Department of Revenue currently estimates that assessed values in Surry reflect
approximately 99.3% of true market value resulting in an equalized assessed value of $13,595.17.
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.

: 14
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Area/Neighborhood Description

Surry is located in the northeentral portion of Cheshire county with Alstead to its north, Gilsum to its
east, Keene to its south, Westmoreland to its southwest, and Walpole to its northwest. Manchester, the
state’s largest city is located approximately 70 miles to the east. The area is relatively rural and not
very accessible to the State’s Interstate highway system.

According to the United States Census Bureau, the town has a total area of 15.9 square miles, of which
15.6 square miles is land and 0.3 square miles is water, comprising 2.01% of the town. The highest
point in Surry is along the town's western border, on the upper slopes of Derry Hill, where the elevation
reaches 1,555 feet above sea level. Surry Dam on the Ashuelot River is in the south central part of
town. It holds back the Surry Reservoir which functions as a recreational site. A waterfall locally
known as 40 Foot Falis can be seen from Joslin Road on Merriam Brook.

VERMONT BORDER

During the years of 2009-2013, it was reported that
372 housing units existed with 357 being single-
family units, 3 being 2-4 unit dwellings, and 12
being mobile home units (or other).

The immediate neighborhood consists of residences,
a volunteer fire department, farmiand, an automobile
service center, a school, a church, and some
undeveloped land.

As of the census of 2000, there were 673 people, 268
households, and 206 families residing in the town.
The population density was 43.2 people per square
mile. There were 282 housing units at an average
density of 18.1 per square mile. The racial makeup
of the town was 98.07% White, 0.59% Native -
American, 0.30% Asian, 0.15% from other races, and 0.89% from two or more races. Hlspamc or
Latino of any race were 1.49% of the population.

As of 2013, the total population was 802 people with 369 being male and 433 being female. The
majority of the population was 35 years of age to 64 years of age. The median age was 51.8 years.

The median income for a household in the town was 375,385 (as 0f 2013), and the median income for a
family was $78,854 (as of 2013). Per 2013 data, males had a median income of $54,375 versus $42,000
for females. The per capita income for the town was $40,095. About 4.5% of the population was below
the poverty level.

Surry is governed by a Board of Selectmen. Students grades K through 8 attend an elementary school
in town with a total enrollment of 97 students. Grades 9 — 12 attend in Keene (SAU 91). There is very
little business or industry in the town. The majority of residents are employed in the private industry
sector.
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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 continued to
drop gradually during the past year. The most recent statistics, available from the NH Department of
Labor, report unemployment rates in January 2016 to be: 2.8% in the Keene NH MicroNECTA. Labor
Market Area, which includes Surry; 3.3% in Hillsborough County; 3.2% in New Hampshire; 4.4% in
New England (December 2015), and 5.3% in the United States. '

In summary, Surry is a picturesque rural town with fair access to the regional highway system, minimal
commercial activity and virtually no industry. The subject neighborhood enjoys good accessibility
along Route 12A and lies north of the Keene town line. The neighborhood has an extensive network of
streams and brooks; Surry Mountain Lake is fully within the boundaries of Surry. Much of the land is
undeveloped and the existing development is older and residential/agricultural in nature. There is very
little new development taking place in town. There are a few nearby low to medium traffic commercial

uses to the south in Keene. The village of Surry is located just east of the subject property and Keene’s
downtown is approximately 7 miles to the scuth.
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Zoning

The subject parcel is located in Surry’s Village Residential District (VR), a district which ensures that
the Village area provides the mix of public and private land uses and arrangements typical of a
traditional New Hampshire village. To this end, the regulations are intended to: (1) create a clearly-
defined Village area within which residents can walk to facilities; and (2) allow for the establishment of
the types of uses that are considered typical for a traditional Village. The VR district permits single-
family dwellings, municipal facilities, public utilities, religious, governmental, educational or cultural
facilities, retail establishments, forestry, cottage industries, and non-commercial recreational uses such

A XXX AR WA EAE & el ol t 200 B £ 0 SO0 8

as playgrounds. A wider array of uses, such as two-family dwellings, are permitted by special
exception.

In this district, the minimum lot size is 1.00 acre; the minimum lot width requirement is 150.00’; the

- minimum lot depth is 200.00” the front setback is 30.00"; the side and rear setbacks are each 10.00°; and

the minimum road frontage is 150.00°.

Due to the subject’s size, steepness, and configuration it is limited in its use as only supplemental land
for one of the two abutting lots. Since the lot does not meet the lot size and depth requirements, it is not
a legally buildable lot. Article VII D outlines requirements for sanitation and sewage facilities that also
could not be met on the subject site.

Propertv Description — Subiect

The appraised property consists of a 0.2+ acre, vacant friangular-shaped parcel located on the westerly
side of State Route 12A, south of Merriam Brook, northwest of Surry Mountain Lalke, a 2-lane route
running north to south connecting the towns of Alstead, Surry, and Keene with the town of Alstead
being located north of Surry and the city of Keene being located to Surry’s south. The subject lot is
located across from Crain Road, a side road located on the easterly side of Route 12A. The subject land
area contains approximately 200° of frontage on Route 12A. It is a wooded uphill sloping parcel, rising
sharply, that is well above the grade of Route 12A (12-20+ feet). Route 12A is the abutment to the
subject parcel’s east. The parcel is primarily wooded with a mix of hardwoods and softwoods as well as

some low-lying vegetation. The parcel was created when Route 12A was redesigned and Crain Road
was constructed.

Utilities available at the street include electricity, telephone and cable. Any development would require
on-site well and septic, which almost certainly could not be supported on the subject site.
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Highest 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.

The VR district permits single-family dwellings, municipal facilities, public utilities, religious,
governmental, educational or cultural facilities, retail establishments, forestry, cottage industries, and
non-commercial recreational uses such as playgrounds. A wider array of uses, such as two-family
dwellings, are permitted by special exception. The size, terrain, configuration, grade and access of the -
site place severe limits on its use. The subject does not represent a buildable parcel on its own and
would add minimal utility to the adjacent right-of-way or its only abutter. The location is an area that
has experienced little growth over the last 15 to 20 years and much of the property in the vicinity
consists of undeveloped land with residential homes of various ages, styles and sizes. There are some
low to medium visibility commercial uses to the south in Keene.

The market for small unbuildable parcels is always quite limited, usuaily restricted to abutting property
owners for a variety of uses, such as additional buffer or to keep ancther party from acquiring a parcel.
The parcel has little to no utility to the State for right-of-way purposes as it has been declared surplus.
The maximally productive use is as supplemental land for one of the two abutting lots. Based on the
above factors and analysis, the highest and best use of the subject is concluded to be for assemblage

with its only abutter for use as additional buffer and to provide a more regular configuration to the
abutting parcel.

- Yaluation

In order to determine the value of the subject parcel, the appraiser employed the Principle of
Contribution, an appraisal principle which states that the value of a particular component is measured in
terms of its contribution to the value of the whole property or as the amount that its absence would
detract from the value of the whole. The Principle is further explained that the value of a component
part of a property depends upon how much it contributes to the value of the whole. The term
“contributory value” is defined as the change in the value of a property as a whole, whether positive or
negative, resulting from the addition or deletion of a property component. Since the subject parcel both
abuts Lot 4B-39 and diminishes its road frontage, Lot 4B-39 was the site analyzed when determining if
the subject parcel contributes any value to it. Lot 4B-39 is, per the enclosed map immediately below,
6.14+ acres. Therefore similarly sized parcels were researched and analyzed.
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6.14 act abutting lot
(Lot 4B-39)

To determine value, a Before and After analysis would typically be performed. However, in this case, a
Before and After approach would indicate subdivision potential. This is considered to be speculative,

potentially distorting the value of the subject. Therefore, it was determined that the pro rata would be
used.

The three traditional approaches to value are the Income Approach, Sales Comparison Approach, and
Cost Approach. Ihave relied on the Sales Comparison Approach exclusively. The other methods of
valuation are not applicable given the nature of the subject, the nature of this assignment, or the market
data available.

Fourteen similar land sales between February 2013 and January 2016 located in the towns of Surry,
Alstead, Fitzwilliam, Jaffrey, Chesterfield, Swanzey, Dublin, Sullivan, Hinsdale, Stoddard, and
Marlborough were found. Of that grouping, the three most comparable were analyzed in the sales
comparison grid below.

Sales Comparison Approach

The three comparables shown in the following grid were the most comparable sales known to me. The
description includes percentage adjustments reflecting market reaction to those items of significant
variation between the subject and comparable properties. If a significant item in the comparable
property is superior to, or more favorable than, the subject site, a negative (-) adjustment is made, thus
reducing the indicated value for the subject; if a significant item in the comparable property is inferior
to, or less favorable than, the subiect site, a positive () adjustment is made, thus increasing the ‘
indicated value for the subject.

Single family residential lots are traded on a whole lot basis. The analysis below is using the whole lot
valuation.
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Location / Address:

Grantor > Grantee:

Registry Reference:

Sale Price / Date:
Site Area:

Unit Value:
Frontage:

Awvailable utilities:

Zoning / Map Ref.:

Conf. Source / By:

H & B Use at Sale:

Comments:

Summary of Comparable Land Sale 1

Lot 5B-371 Pond Road, Surry, NH

Matthew W, Prigge and Kristin M. Drake > Andrew & Deborah Dugrenier
CCRD Book 2890, Page 634

$49,950 / December 12, 2014

6.10 acres

$8,185/acre

437.00° on Pond Road

Electricity, telephone, cable

Rural Residential zone / Map 5B, Lot 37-1

Broker, Public Records / S, Gromoshak

Residential lot

This is an irregular-shaped vacant residential rolling lot containing primarily
mixed woods with some open areas. The property also boasts a small pond.
Per current zoning requirements, this lot has the potential of being
subdividable however, the following deed restrictions must be considered: no
manufactured housing, no unregistered vehicles or equipment is sight, no

commercial motor vehicles, and an area that is restricted from cufting. This
restricted area is 25” wide and runs parallel to the northern boundary.
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Location / Address:

Grantor > Qrantee;

Registry Reference:

Sale Price / Date:
Site Area:

Unit Value:
Frontage:

Available ufilities:

Zoning / Map Ref.:

Conf. Source / By:

H & B Use at Sale:

Comments:

Semmarv of Comparable Land Sale 2

Lot 24A-A6 Corner Route 63 & Crowningshield Road, Chesterfield, NH
Harlan J. Denny and Kevin R. Denny > Stephanie Pratt and Gregory Pratt
CCRD Book 2913, Page 287

$30,000 / July 28, 2015

- 4.03 acres

$7.444/acre

630.00° on Route 63 and Crowningshield Road

Eleciricify, telephone, cable

Rural/Agricultural zone / Map 24 A, Lot A6

Broker, Public Records / S. Gromoshak

Residentiél fot

This is a primarily rectangular vacant residential rolling lot that is wooded and
without any clearing. It is a corner lot fronting on State Route 63 and a dead

end street named Crowningshield Road. Per current zoning requirements, this
lot does not have the potential of being subdividable.
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Location / Address:

Grantor > Grantee:

Registry Reference:

Sale Price / Date:
Site Area:

Unit Value:
Frontage:

Available utilities:

Zoning / Map Ref.:

Conf. Source/ By:

H & B Use at Sale:

Comments:

Summary of Comparable Land Sale 3

Lot 59-12 Gilsum Mine Road, Alstead, NH

LLS Capital Management, LLC > Shawn Massoni and Margot Massoni
CCRD Book 2922, Page 123

$38,000 / October 7, 2015

7.15 acres

$5,315/acre

194.00° on Gilsum Mine Road

Electricity, telephone, cable

Rural Residential zone / Map 59, Lot 12

Broker, Public Records / S. Gromoshak

Residential lot

This is a primarily rectangular vacant residential rolling lot that is wooded
with some clearing, A driveway is roughed in but somewhat overgrown. Per

current zoning requitements, this lot does not have the potential of being
subdividable.
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Analysis:

NOTE: The adjustments made to Sales 2 and 3 in the enclosed grid were primarily determined via a
paired sales analysis of those comparables against Sale 1. Those adjustments have been explained in
detail below. The Indicated Price Per Usable Acre in Sale 1 was compared to the actual sale prices of
the second and third sales to determine respective percentage differentials which were rounded to the
nearest 5, i.e. +35% and +5%. Based on the appraiser’s experience in the market, those percentage

differentials were then justly divided among the line items in Sales 2 and 3 which necessitated
adjustments.

Property Rights Conveyed and Seller Concessions
All of the comparabies are Fee Simple and none involved seller concessions.

Buver/Seller Motivation

No obvious motivations on the part of either the buyer or the seller were apparent for any of the
comparables.

Date of Sale/Time Adjustment

Because the sales are recent and the market has remained stable, none of the comparables required a
Time adjustment.

Site Size
The analyzed abutting lot and Sale 1 are relatively similar in size and utility so a Site Size adjustment
was not necessary for Sale 1.

However, in order to recognize the greater size of Sale 3, a negative 5% adjustment was applied while a
positive 10% adjustment was necessary for Sale 2 because of its smaller size.

Street Location :
Residential properties fronting on main routes, as is the abutting lot’s case, are typically deemed to be
inferior locations when compared to residences on side streets. To account for the superiority of the
side streets on which Sales 1 and 3 are located, a negative 10% adjustment was applied to each.

Because the second sale has frontage on two roads, one a main route and the other a side street, it was
reduced by only 5%.

Geographic Location
The abutting lot and all three of the comparable sales are considered to be rural but two of the three
sales are considerably distant from Keene which is known to be Cheshire county’s destination city for
an abundance of shopping, eateries, and entertainment. To reflect the distance Sales 2 and 3 have from
Keene, positive 20% adjustments were necessary. '

Zoning ,
All of the comparables are in zones which allow for residential uses therefore no adjustments were
necessary.
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Site Characteristics

Since Sale 1 contains a water feature, a negative 10% adjustment was determined to be adequate to
account for this superiority.

Because no portion of Sale 2°s land was cleared it, when compared to the analyzed abutting lot, is
considered to be inferior thus a positive 10% adjustment was warranted.

Sale 3°s site characteristics replicate those of Lot 4B-39 therefore an adjustment was not needed for this
sale.

Utilities
The analyzed abutting lot, as vacant, would require a well and a septic system, as would all of the sales,
therefore no Utilities adjustments were necessary.

Conclusion of Value:

After adjustments, the comparables resulted in Indicated Prices ranging from $39,900 - $40,500. Each
of the comparables was selected because of their similar uses in residential zones in similar locations
within Cheshire county, Sale 1 was specifically used because it is located in the subject town of Surry.
In order to include a comparable with frontage on a main route, the appraiser included Sale 2. The third
sale offered specifics such as similar site characteristics and it best bracketed the analyzed abutting lot’s
site size. Because Sale 1 is located in Surry, it was emphasized. This sale happens to represent the
median adjusted price. Considering the rounded Indicated Price of Sale 1, it was concluded that the
analyzed abutting lot warrants a market value opinion, as though vacant, via the sales comparison
approach of:

$40,000

In order to allocate a value of the contribution that the 0.2+ acres would make to the abutting site, the
appraiser utilized the following equation: $40,000/6.14+ acres = $6,514.66/acre X 0.2+ acres =
$1,302.93 rounded to $1,300.00.

Based upon the above described research and analysis, it is my opinion that the contributory value of
the subject site’s fee simple interest is $1,300.00 for the subject 0.2+ acre area.
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Appraisal Certification

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

&

The statements of {act 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 s

180 s ;
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personal interest with respect to the parties involved.
I appraised the subject property as of January 26, 2016 in a report dated February 3, 2016.

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.

a4 Liid (23RS Y

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.

My analyses, opinions and conclusions were developed, and this report has been prepared in

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

No one provided significant real property appraisal assistance to me.

March 16, 2016

Sandra L. Gromoshak, NHCR #846 Date
Staff Appraiser
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Appraiser Qualifications
Sandra L . Gromoshak, Certified Residential Appraiser, NHCR #3846

Profile

A business development professional and entrepreneur with 23 years of professional experience involving:
Residential Appraisals, Business Start-Ups, Sales, Marketing, Contract Negotiations, and Training &
Development. My real estate appraisal experience spans 13 years of which I have valued developed properties
and vacant land for various purposes including financing, tax abatement, estate work, divorce settlements, ¢te.

for clientele ranging from the NH Department of Transportation to lending institutions, attorneys, and private
homeowners.

From 2005 — 2015 I owned and operated a successful appraisal firm in southern New Hampshire.

Appraisal Education 2002 - 2015

LeMay School of Real Estate: 2016 — 2017 USPAP Update, 7 Credit Hours

The Appraisal Institute: General Appraiser Site Valuation & Cost Approach, 30 Credit Hours
International Right of Way Association (IRWA): Easement Valuation

Brooks Real Estate Academy: Collateral Underwriter & Report Writing, 7 Credit Hours

The Appraisal Institute: Reaching Escape Velocity; Breaking Free of the Great Recession, 2 Credit Hours
Brooks Real Estate Academy: Green Construction, 7 Credit Hours

Brooks Real Estate Academy: Report Writing: Emphasis on FHA, 7 Credit Hours

Brooks Real Estate Academy: 2014 — 2015 USPAP Update, 7 Credit Hours

Brooks Real Estate Academy: Construction, 7 Credit Hours

Brooks Real Estate Academy: Overview of the Uniform Mortgage Data Program, 3.5 Credit Hours
Brooks Real Estate Academy: Home Construction, 3.5 Credit hours

Brooks Real Estate Academy: Appraising Green Construction, 7 Credit Hours

New England School of Real Estate: Real Estate Salesperson Course, 40 hours

" Brooks Real Estate Academy: USPAP 2012, 15 Credit Hours

Brooks Real Estate Academy: USPAP 2010, 15 Credit Hours

Massachusetts Board of Real Estate Appraisers: Mastering Unique & Complex Property Appraisal, 20 Credit

Hours

Massachusetts Board of Real Estate Appraisers: Appraisal Review Crammer
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IMB Real Estate ‘Academy: Advanced Residential Application and Case Studies, 15 Credit Hours
Brooks Real Estate Services: Abatement Appraising, Continuing Ed.

Brooks Real Estate Services: USPAP 2008, Continuing Ed.

JMB Real Estate Academy: FHA & VA Appraising, Continuing Ed.

McKﬁssock Real Estate & Appraisal School: Appraising the Oddball, Continuing Ed.

Massachusetts Board of Real Estate Appraisers: Residential Appraisal Probiem Solving Seminar Il, Continuing
Ed.

The Appraisal Institute: FHA & The Appraisal Process, Continuing Ed.

.The Lee Institute: USPAP 2006, Continuing Ed.

American Real Estate Academy: USPAP 2005, Continving Ed.

Trans-American Institute: Appraisal Exam Prep & Review Course, Continuing Ed.
Career Web School: URAR Course, 15 Credit Hours

Brooks Real Estate Academy: USPAP 2003, 15 Credit Hours

Brooks Real Estate Academy: Income Property Appraisal, 32 Credit Hours

JMB Real Estate Academy: Fundamentals of Real Estate Appraisal, 30 Credit Hours

Daniel Webster College: Probability & Statistics

Coliege Education

1988 - 1992 Daniel Webster College Nashua, NH
B.S., Business & Aviation Management

Professional Affiliations

Certified Residential Appraiser — New Hampshire

Certified Measurer & Lister — New Hampshire

Professional Avocations

Contributor to the creation of “Understanding NH Property Taxes” manual
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STATE OF NEW HAMPSHIRE LRGP 16-01f
DEPARTMENT of RESOURCES and ECONOMIC DEVELOPMENT

~ DIVISION OF FORESTS AND LANDS
172 Pembroke Road, Concord, New Hampshire 03301

603-271-2214
FAX: 603-271-6488
www.nhdfl.org

Rep. Gene Chandler, Chairman March 28, 2016
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 sell a 20 foot wide utility easement over Davisville State Forest
in Warner, NH for the appraised value of $35,000 to Eversource Energy, and pursuant to
RSA 4:40, HlI-A, set the administrative fee at $1,100.

2. Pursuant to RSA 4:40, authorize DRED to sell a three-acre portion of Davisville State
Forest in Warner, NH to Richard George for $57,100, and pursuant to RSA 4:40,lil-A,
set the administrative fee at $1,100.

Explanation

The three acre parcel is too small to effectively manage it for timber production. In
addition, DRED recognizes the importance of electric power to the abutting business-
Madgetech, and wishes to convey a permanent utility easement. Richard George was
the highest of three bids received as shown on the attached bid synopsis. A recent
appraisal valued the three-acre parcel at $55,000 and the easement at $35,000.
Pursuant to RSA 227-G:5, Itb, DRED will deposit the $35,000, $57,100, and $2,200 into
the Forest Improvement Fund (Total deposit $94,300).

These two (2) surplus actions were approved on January 14, 2016 by the Council on Resources
and Development.

Your approval is respectfully requested. Please contact Bili Carpenter at 271-2214 with any
questions.

Approved by,

Jeffrey J “Rdse, Commissioner

Department of Resources and
Economic Development

Altachments

TDD ACCESS: RELAY NH 1-800-735-2964 @ recycied paper
DIVISION OF FORESTS AND LANDS 603-271-2214
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Davisville State Forest Bid List

First Name Last Name Mailing Town final bid
Kevin |

Windham $56,000
0

Concord $57.00



New Hampshire Council on
Resources and Development

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

TDD Access: Relay N
1-800-735-2004

MEMORANDUM

TO: Commissioner Jeffrey J, Rose
Department of Resources and Economic Development

o o
FROM; Susan Slack, Principal Pianner 7 ¢oeis 48EE
NH Office of Energy and Planning

DATE: January 22, 2016

SUBJECT: Surplus Land Review, SLR 15006 WARNER

On January 14, 2016, the Council on Resources and Development (CORD) took action on the
following Surplus Land Review application from the Departiment of Resources and FEconomic
Development;

Request to convey by competitive bid & portion of the Davisville State Forest
totaling approximately 3 acres, which is encumbered by a utility casement,

CORD members voted to RECOMMEND APPROVAL OF SLR 15-607-WARNER.
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PURCHASE AND SALE AGREEMENT é%é?

The State of New Hampshire, by its Department of Resocurces and
Economic Development, of 172 Pembroke Road, Concord, New Hampshire
03301 ("SELLER"™} agrees to sell, and Richard M. George, 97 Roby
Road, Webster, NH 03303-7404 (BUYER"} agrees to purchase certain
property on the terms and conditions set forth below:

1. PROPERTY: The “PROPERTY” to be conveyed is a certain tract
or parcel of approximately 3 acres of undeveloped forestland
{source of title to SELLER: Warranty Deed Bk. 423, Pg. 199) being a
portion of state~owned land known :as “Davisville State Forest”,
further identified as being all of Warner Tax Map 3, Lot #33, and
is bounded scutherly, westerly, and northerly, by land of Warner
Road Holding, LLC, and bounded easterly by a Class V highway known
as “Warner Road”. The PROPERTY 1is depicted on a survey plan
entitled “Davisville State Forest, Warner NH”, dated DNovember
2002, revised September, 2009, attached as EXHIBIT A.

2. Purchase Price: The Purchase Price {"PURCHASE PRICE")
shall be Fifty Seven Thousand and One Hundred Dollars ($57,100.00),
to be paid by the BUYER to the SELLER by Certified bank check at
the closing. In addition to the PURCHASE PRICE and pursuant to NH
RSA 4:40(III-a), the BUYER agrees to pay the SELLER at the closing
an administration fee of Eleven Hundred Dollars ($1,100.00).

3. Title and BDeed: The SELLER shall convey the PROPERTY to
the BUYER by quitclaim deed, conveying gocd and clear record and
marketable title thereto, free and c¢lear from all Iiens ang
encumbrances except usual public utilities serving the PROPERTY.

SUBJECT TO: The BUYER acknowledges that title to the Property
presently is subject to a 20-foot wide power line utility as
depicted on EXHIBIT B, to be recorded nearly herewith.

4. Closing: A Quitclaim deed shall be delivered and exclusive
possession shall be given to the BUYER, and the BUYER shall tender -
the Purchase Price to the SELLER, no later than December 16, 2016.
The date, time and location of the closing shall be mutually agreed
to by the SELLER and the BUYER.

5. Real PRCPERTY and Transfer Taxes: The SELLER 1s exempt
from the real estate transfer. tax under RSA 78-B.

6. Examination of Title: If the BUYER desires an examination
of title, it shall bear the cost therefor. If, upon examination of
title, it is found that title is not marketable, this Purchase and

Davisville P&S Agreement
2/24/2016 Pg 1 of 7 Pys




Sale Agreement (“AGREEMENT”) may be rescinded at the opticn of the
BUYER. ‘

7. Conditions Precedent: The SELLER's obligations under the
AGREEMENT, including its obligation to sell the PROPERTY, are
subject to the following condition, which run to the SELLER's
exclusive benefit:

al On or before December 1, 2016, the SELLER must obtain
approvals from the Council on Resources and Development,
the Liong Range Capital Planning and Utilization
Committes, and Governor and Executive Council to sell the
PROPERTY.

9. Risk of Loss: Risk of loss relative to any damage or loss
to the PROPERTY shall be on the SELLER until closing. In case of
loss, any sums recoverable from insurance shall be paid or assigned
at the Closing to the BUYER.

10. Time: Time is of the essence for all dates and time
periods in the Agreement.

11. Default: If either party defaults hereunder, then the
other party shall have available to it all rights provided under
law and in equity.

12. Notices: All notices shall be sent to the parties at
their addresses set forth above. Any press release regarding this
transaction shall be first approved by the SELLER.

13. Merger: All representations, statements and agreements
made by and between the BUYER and the SELLER are merged in the
Agreement which alone fully and completely expresses their
respective rights and obligations.

14. Governing Law: The Agreement is made in accordance with
New Hampshire law and shall be interpreted, governed and enforced
under New Hampshire law.

15. Counterparts: The Agreement may be executed in two (2)
or more counterparts, all of which shall constitute but one (1)
Agreement.

IN WITNESS WHEREOF the parties have caused this instrument Lo
be executed this 25th day of February , 2016.

Davisville P&S Agreement
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NH Department 'of Resources and
Economic Development

Bt Lop s _ Mo N@e  2/35/l6

Witness JeffreW J. Rose, Commissioner
' Duly authorized

.‘/‘-\"

|

¥ g
Witness

Approved as to form, substance and execution by the Office of the
Attorney General.

3/3/16 _An B

Date Brian Bucdnamano
Assoclate Attorney General

Davisville P&S Agreement
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Eversource Energy

PO BOX 330 %@@*
- Ve

Manchester, NH (03105-0330
CORRECTIVE EASEMENT DEED

KNOW ALL MEN BY THESE PRESENTS that The STATE OF NEW HAMPSHIRE through
the Department of Resources and FEconomic Development, having an
address of 172 Pembroke Road, Concord, NH, 03301, hereinafter called
the GRANTCR, for <consideration of Thirty Five Thousand Dellars
($35,000.00) paid, grants to Public Service Company of New Hampshire,
d/b/a Eversource Energy, a New Hampshire corporation duly established
by law, with an address of 780 North Commercial St., P.0O. Box 330,
Manchester, New Hampshire 03105, and to Merrimack County Telephone
Company, d/b/a TDS Telecom, a New Hampshire corporation duly
established by law, with an address of 3 Kearsarge Avenue, Contococook,
New Hampshire 03229, hereinafter called the GRANTEES, and their
successors and assigns forever, as tenants in common, with QUITCLAIM
covenants, a 20 foot wide utility easement (the EASEMENT) for the
follewing purposes: to install, construct, reconstiruct, operate,
maintain, repair, replace, patrol and remove aboveground lines which
may consist of wires, markers, poles, and towers together with
foundations, c¢ross-arms, Dbraces, anchors, guys, grounds and other
eguipment, for transmitting electric current and/or communications and
intelligence, and to do the necessary cutting and trimming of trees
and brush within the EASEMENT, over and across land owned by the
GRANTOR off Warner Road in the Town of Warner, County of Merrimack,
State of New Hampshire.

Said EASEMENT will be located within the following described limits:

Beginning at a point on the GRANTOR's easterly boundary at Warner
Road, said point being across from PSNH pole numbered 11/23X, thence
extending aboveground in a westerly direction two hundred (200} feet,
more or less, to pole numbered 11/23X-1, then continuing aboveground
as required to provide service to the abutter’s property identified as
Warner Tax Parcel Map 3, Lot 34. The width of the aboveground EASEMENT
shall be 20 feet; ten feet either side of the center line of the
distribution lines as constructed.

Davisville P&S Agreement
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The EASEMENT grants the right for guying and anchoring facilities
outside the 20 foot wide strip (but not to exceed more than 20 feet to
either side of the centerline), together with the right to install,
construct, reconstruct, operate, maintain, repair, replace and remove
any service cables and related equipment within the EASEMENT and
extending to any @ buildings @ or structures on GRANTOR'S land
(identified as Warner Tax Parcel Map 3, Lot 33) in order to provide
electric or telephone service and/or communications and intelligence
thereto. This conveyance shall include the right of access from other
iand of the GRANTOR for all purposes in connection with the exercise
of the. within granted EASEMENT, and the right to go upon adjoining
iand when working on said lines and assoclated equipment.

The GRANTOR, for itself and its successors and assigns, covenants and
agrees that it will not erect or maintain, or permit to be erected or
maintained, any building, structure or obstruction of any kind or
nature upon the land over said EASEMENT, and that it will not plant or
permit to be planted any trees on said EASEMENT.

MEANING and INTENDING: tc correct an Easement Deed erroneously
executed by Warner Road Holdings, LLC. to Public Service of New
Hampshire {(Merrimack County Registry of Deeds Book 3349, Page 483},
and intending to convey a utility easement over property owned by the
GRANTOR on the west side of Warner Road, the EASEMENT being a portion
of the property conveyed to the State of New Hampshire by a deed dated
August 24, 1915 and recorded in Merrimack County Registry of Deeds at
Book 423, Page 199.

THE STATE OF NEW HAMPSHIRE
DEPARTMENT OF RESOURCES
AND ECONOMIC DEVELOP

By:'

Jeffrey J. Rose, ComafiSsioner
Duly Authorized '

STATE OF NEW HAMPSHIRE
COUNTY OF MERRIMACK, ss

On this ~day of _ ; 2016 Jeffrey J. Rose, Commissioner
of the Department of Resources and Economic Development of the State
of New Hampshire, known to me or satisfactorily proven to be the
person described in the foregoing instrument, and acknowledged that he

Davisville P&S Agreement
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was duly authorized and executed the same in the capacity therein“é&ﬁ%@
stated and for the purposes therein contained. @%*4}

Justice of the Peace/Notary Public
My Commission Expires:

(seal or stamp)

Approved as to form, substance and execution by the Office of the
Attorney General:

Date: , 2016

Brian Bucnamano
Senior Assistant Attorney General
of the State of New Hampshire

This conveyance by the State of New Hampshire was authorized by vote
of New Hampshire Governor and Executive Council at a meeting held in
Executive Council Chambers, Concord, New Hampshire on

, Agenda Item No.

Davisville P&S Agreement
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