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The Long Range Capital Planning and Utilization Committee, as establishing by RSA 17-
M, of which you are a member, will hold a regular business meeting on Tuesday, April 15, 
2014, at 2:00 p.m. in Room 201 of the Legislative Office Building. 

Please fine attached information to be discussed at this meeting 

Legislative Budget Assistant 
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LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
AGENDA

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

(1) Acceptance of Minutes of the March 4, 2014 meeting

(2) Old Business:

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

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

(3) New Business:

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

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

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

RSA 4:40 Disposal of Real Estate:

LRCP 14-007 Department of Administrative Services – request approval, allowing negotiations
within the Committee’s current policy guidelines, to reduce the previously approved sale price of
the former Nashua District Court property located at 25 Walnut Street (including one building of
approximately 19,459 square feet and approximately 1.11 acres of land) in the City of Nashua
from $1,000,000 to $800,000, plus an Administrative Fee of $1,100, and to extend the listing
agreement with NAI Norwood Group for an additional six (6) months beyond the current
expiration date of June 24, 2014, as specified in the request dated March 21, 2014 (LRCP 13-
005, originally approved May 14, 2013, and subsequently amended (LRCP 13-042) on
September 24, 2013)
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RSA 4:40 Disposal of Real Estate, and RSA 228:57 Sale or Lease; Purpose:

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

RSA 228:57 Sale or Lease; Purpose:

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

(4) Miscellaneous:

(5) Informational:

(6) Date of Next Meeting and Adjournment



LONG RANGE CAPITAL PLANNING AND UTILIZATION COMMITTEE
MINUTES

March 4, 2014

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

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

Michael Connor, Department of Administrative Services

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

ACCEPTANCE OF MINUTES:

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

NEW BUSINESS:

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

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

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

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

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

On a motion by Senator Boutin, seconded by Representative Lerandeau, that the
Committee approve the request of the Department of Transportation, Bureau of Right-of-Way, to
amend the current listing price from $90,000 to $78,850, allowing negotiations within the
Committee’s current policy guidelines, assess an Administrative Fee of $1,100, and continue its
current listing agreement with Shea Commercial Properties, Inc., to sell a 0.75 +/- acre parcel of
State owned land located on the southwest corner of Lamson Road and Roulston Road in the
Town of Windham, subject to the conditions as specified in the request dated February 13, 2014.
This item (LRCP 13-040) was originally approved by the Long Range Capital Planning and
Utilization Committee on September 24, 2013. MOTION ADOPTED.

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

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

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

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

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

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

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

DATE OF NEXT MEETING AND ADJOURNMENT:

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

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

_________________________________
Representative John R. Cloutier, Clerk



/sic_ 
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Additional information 

COMMUNITY COLLEGE 
system of New Hampshire 

March 10, 2014 

Representative David Campbell, Chairman 
Long-Range Capital Planning and Utilization Committee 
State House, Rom 102 
Concord, NH 03301 

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

Dear Chairman Campbell and Members of the Committee: 

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

Background 

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

Sincerely, 

Ross Gittell 
Chancellor 

Attachment: Second Amendment to Purchase and Sale Agreement 

26 College Drive, Concord, NH 03201-7407 
Phone 1603) 271-2722 I (800} 247-3420 I TDD Access: relay NH (800) 735-2964 <  Fax 	271-2725 

wwvv.ccsnh.edu  



SELLER: 	Community 	ege ystem o pshire 

By: 

SECOND AMENDMENT TO PURCHASE AND SALE AGREEMENT 

275 Portsmouth Avenue, Statham, New Hampshire 

This second amendment (the "Second Amendment") is made and entered into as of the 	
01 

 day 
of March 2014 by and between the Community College System of New Hampshire, 26 College 
Drive, Concord, NH ("Sellee), and Juliet Marine Systems, Inc. 62 Deer Street, Portsmouth, NH 
03801 ("Buyer"). 

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

Section 4, entitled "Due Diligence/inspections" is hereby amended by changing the first two 
sentences of the last paragraph thereof to read in their entirety as follows: 

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

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

In all other respects the Agreement shall remain in full force and effect. 

Ross Gittell, PhD, Chancellor 

BUYER: 	liet Marine S 	s, Inc. 

By: 



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

Name: David F. Choate, III 

2 



0 1 0 STATE OF NEW HAMPSHIRE'' 
INTER-DEPARTMENT COMMUNICATION 

FROM: 	Chess R. Schmidt, PE 	 DATE: April 1, 2014 
Administrator 

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

SUBJECT: 	Sale of State Owned Land in Manchester 
RSA 4:39-c 

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

REQUESTED ACTION 

The Department of Transportation, pursuant to RSA 4:39-c, requests authorization to sell two 
(2) portions of the Limited Access Right-of-Way consisting of 4,320 +1- square feet and 23, 315 +/-
square feet located at the southwest corner of Interstate 293 and South Willow Street in the City of 
Manchester directly to AutoFair Realty, LP for $351,100.00 which includes an $1,100.00 Administrative 
Fee, subject to the conditions as specified in this request. 

EXPLANATION 

The Department of Transportation has received a request from an abutter, AutoFair Realty, LP, 
for the opportunity to acquire two (2) contiguous portions of State owned Interstate 293 Limited Access 
Right-of-Way consisting of 4,320 +1- square feet and 23,315 +1- square feet located at the southwest 
corner of Interstate 293 and South Willow Street in the City of Manchester. 

Conditions of this sale would include: 

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

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

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

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

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

tAlong range1.2014\malichster larow autothir.doc 



This request has been reviewed by this Department and it has been determined that this parcel 
is surplus 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 contributory value for these two (2) contiguous parcels. The appraiser 
used (3) sales in Manchester and Bedford as comparables. Based upon the analysis and adjustments 
of those sales, it was felt that a reasonable contributory value for the subject as of December 26,2012 
was $425,000.00. 

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

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

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

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

CRS/PJM/dd 
Attachments 

t:Ilong range12014 Vnanchester larow autofair.doc 
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- STATE F NE El 	SHIRE - 

-- BUREAU OF RIGHT-OF- WAY — 
MEMORANDUM 

TO: 	Charles R. Schmidt, P.E., Bureau. Administrator 

FROM: 	Steve Bernard, Chief ROW Appraiser 

DATE: 	February 19, 2014 

RE: 	Unit Value Analysis for Contributory Value Estimate: AutoFair Realty L.P., Manchester 

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

Hughes Appraisal Review Summary 

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

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

Contributory Value Estimates  

4,320 Square Foot Section of LAROW 	4,320 SF $50,000 Rd. 

23,315 Square Foot Section of LAROW 	23,315 SF -- $345,000 Rd. 

Total Contributory Value 	 -- $425,000 , rounded 

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



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

Contributory Value Analysis 

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

- The sections of LAROW are 4,320 square feet and 23,315 square feet in area; they 
abut each other mostly along the LAROW of Interstate 293 south 
The abutting site is two lots of record; one lot being 4.14 acres in area and the other being 
3.23 acres in area. These two lots were appraised independently and then again with the 
respective section of LAROW assembled to the lots — resulting in 4 different site values. 
This is because the appraiser felt there was a measureable increase in market value with 
the LAROW land assembled to the two separate lots. 

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

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

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

Additional Adjustments/Consideration 

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

- Instead of appraising the two sections of LAROW land independently and the abutting 
sites independently, there is a larger parcel issue that should be addressed. The two 
abutting sites have common ownership, common highest and best use and are contiguous 
to each other. This supports the larger parcel theory. Based on that, the two sites should 
not have been appraised independently, nor should the two sections of LAROW. By 
appraising the sites separately, one would arrive at a higher unit value (per acre price) 
than would be applicable to the larger parcel, just by the economies of scale. This was 
based on the premise by the appraiser that there was a difference in market value by 
assembling the sections of LAROW to the smaller individual abutting sites. When you 
look at the larger abutting parcel being a total of 7.34 acres and the total area of the two 
sections of LAROW being 27,635 square feet, it is questionable whether the assemblage 
would actually be measureable in the market. The LAROW land amounts to less than 9% 
of the total area of the abutting larger parcel, which is borderline when attempting to 
measure the contributory value. It would be more prudent, in my opinion, to 
acknowledge that the additional LAROW land would have the same unit value as the 
larger parcel to which it was assembled. 
This difference could reasonably result in a 15-20% downward shift in the estimated 
range of unit values for the subject land, or approximately $680,000 to $710,000 per acre. 



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

Based on this, I would conclude with the opinion that the adjustment for the deed restrictions would 
reasonably warrant an adjustment of 20%, bringing the estimated range of unit values to $545,000 
to $570,000, rounded, per acre. 

Contributory Value Analysis 

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

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

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

4,320 square foot area $55,000 
23,315 square foot area $295,000 
Total Value $350,000 

Additional Support/Information 

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

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

Steve Bernard, NHCG #654 
ROW Chief Appraiser 



Appraiser Certification 

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

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

3. 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. 

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

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

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

7. 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). 

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

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

10. The date of this_memorandum.report is.February 12, 2014. Subject to the General Assumptions and ---
Limiting Conditions, the estimated contributory value for the subject land as described herein is 
$397,000. 

 

February 19. 2014 

Date Steve Bernard, NHCG 4654 



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

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

FROM: 	Thomas P. Hughes, ROW Staff Appraiser 
DATE: 	March 1, 2013 

RE: 	Surplus Property - Contributory Value Estimates Of: 
4,320 Square Foot Section of Vacant Land Abutting Autofair Ford & 
23,315 Square Foot Section of Vacant Land Abutting Autofair Hyundai 

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

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

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

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

The subject property consists of two portions of the 1-293 Limited Access Right of Way. The 
portions are located to the south of Exit 1's, eastbound off ramp, in Manchester. The proposed 
surplus areas measure 4,320 square feet and 23,315 square feet. They are both land-locked parcels. 
The smaller parcel is triangular in shape and the larger parcel has an irregular shape. The size and 
the shape of the proposed lots were determined by Autofair Realty L.P., based upon their needs. 

AUTOFAIR REALTY, L.P. — SURPLUS LAND PURCHASE 

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

4,320 Square Foot Area 	 $80,000 
23,315 Square Foot Area 	 .$345,000 
In Aggregate 	  $425,000 
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SUMMARY APPRAISAL REPORT 

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

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

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

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

a) PL -A and PL-B have each been subdivided out from the 1-293 Limited 
Access Right of Way and exist on their own as legal lots of record. 

b) In the "as-if assembled" scenarios AL-A & PL-A have been combined 
to create one unique lot and AL-B & PL-B have been combined to 
create one unique of 

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

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

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

Definitions of Value:  There are two types of values used in this report. They are contributory value 
or the "value sought" and market value, which is used as an intermediary value. 

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

The contributory value of a property is the incremental increase in market value expected to 
occur for another property as a consequence of assembling the subject property to it. 
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The term Market Value referenced in the USPAP Advisory opinions 2012-2013 Edition, page A-72 
and defined as: 

The most probable price which a property should bring in a competitive and open market 
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
knowledgeably, and assuming the price is not affected by undue stimulus. implicit in this 
definition is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer under conditions whereby: 

(I) Buyer and seller are typically motivated; 

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

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

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

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

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

I formed anopinion-of the site's highest and best use based on legal, physical, and neighborhood 
land use characteristics. I compiled comparable land sales data, verified and analyzed the data, 
estimated the value of the subject sites. All work was completed in compliance with the most 
current version of USPAP, as of the effective date of this report, December 26, 2012. 

Property data was collected and compiled from several sources, including the City of Manchester, 
and surrounding towns, Hillsborough County Registry of Deeds, New Hampshire Commercial 
Property Exchange (NHCPE), Northern. New England Real Estate Network (MLS), Real Data, and 
local real estate professionals. 
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AL-A = Abutter Lot A 
AL-B = Abutter Lot B 
PL-A = Proposed Lot A 
PL-B = Proposed Lot B 

Surplus-2011 

Subied Property Ownership History:  Proposed Lot A and Proposed Lot B are both owned by the 
state of New Hampshire, as part of the 1-293 Limited Access Right of Way. The land was 
originally acquired as part of the Commissioner's Return of Highway Layout, Section One -
Interstate A93, Manchester I-A93-1(12)20 P5373-C, 1958 and recorded in the Hillsborough 
Registry of Deeds in Book 1549, Page 208. 

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

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

The owner then expanded Abutter Lot B via the purchase of an abutting surplus lot (Surplus-2010) 
from the State of New Hampshire, in March 2010. The transaction was arms length, however the 
sale price was not based on market value of the land transferred, as the land had no marketability on 
the open market. The sales price was based on the contributory value of the surplus lot when 
assembled with Abutter Lot B. For the same reasons, the valuations provided in this report are also 
based on contributory values. 

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

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

Manchester is the largest population center in both the 
State and northern New England. Manchester is 
located in the northeast section of Hillsborough 
County. It is approximately 16 miles north of the 
Massachusetts state border and 53 miles north of 
Boston. Abutting communities include Bedford to the 
southwest, Goffstown to the west, Hooksett to the 
north, Auburn to the east, and Londonderry to the 
south. 

Manchester enjoys very good highway access via 
Interstate 93, 1-293, the Frederick E. Everett Turnpike, Route 101, Route 3, Route 28, Route 114, and 
Route 3A to name the major state routes. Manchester is also home to the largest commercial and 
passenger airport in northern New England known as the Manchester-Boston Regional Airport. 

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

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

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

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

The subject properties are situated at the southwest corner of 1-293's Exit #1 (South Willow St.) off-
ramp, approximately two miles southeast of Manchester's central business district. While both 
abutter lots have South Willow Street addresses, neither lot has direct access to South Willow Street 
and only Abutter Lot B has frontage on South Willow Street. Direct access is from Kaye Street, on 
which both Abutter Lots have road frontage. 

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

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

The minimum lot area is 12,500 square feet with at least 100 feet of road frontage. Building 
setbacks are 20 feet from the front and side property lines and 30 feet from rear boundary line. The 
maximum lot coverage is 75% (includes all impervious surfaces) and the maximum Floor Area 
Ratio is 1.0. 

Permitted uses in the B-2 District include: 

- veterinary hospital; 

- telecommunications towers and related uses; 

- furniture and major appliance stores; 

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

- sale of general goods and merchandise; 

- restaurants and nightclubs including drive-through windows; 

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

- medical outpatient healthcare offices and medical laboratories; 

- hotels and motels; 

- cinemas, concert and dance halls; 

- bowling and billiard centers; 

- business, furniture, and appliance repair shops; 

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

- automotive repair and service station; 

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

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

Parcel Descriptions:  In the "as is" scenario, Abutter Lot A is approximately 180,321 square feet or 
4,14 acres in total area. In the "as if' assembled scenario Abutter Lot A & Proposed Lot A have a 
combined area of approximately 184,641 square feet or 4.24 acres. Due to the size and location of 
PL-A none of the key property features differ between the "as is" and the "as if "assembled 
scenarios and as such, unless otherwise noted, the description that follows will be for the subject 
property in both scenarios. 

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

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

In the "as is" scenario, Abutter Lot B is approximately 140,699 square feet or 3.23 acres in total 
area. In the "as if' assembled scenario Abutter Lot B & Proposed Lot B have a combined area of 
approximately 160,014 square feet or 3.77 acres. Due to the size and location of PL-B none of the 
key property features differ between the "as is" and the "as if' assembled scenarios and as such, 
unless otherwise noted, the description that follows will be for the subject property in both 
scenarios. 

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

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

Proposed Lot A - Easterly side - facing west - Exit 1 ramp on right 	Proposed Lot A - Westerly side - facing east - Exit 1 ramp on left 

\1-rtnpast corner- facing west toward dealership 
	

Abutter Lot A - Northeast corner - facing south toward Kaye Street 

Abutter Lot A- Northwest corner - facing east - -293 on left 
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ABUTTER & PROPOSED LOT PHOTOGRAPHS 

      

                     

                     

                     

                     

                     

                     

                     

                     

                     

                     

                     

                     

                     

Abutter Lot A- Southwest corner - facing east - Kaye St on right 

Abutter Lot A - Southeast corner - facing north - toward I - 293 

Proposed Lot B - Easterly side - facing west - Exit 1 ramp o 
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Abutter Lot A - Southeast corner - facing west - Kaye St on left 

Abutter Lot A- Southeast corner - facing south - towards Kaye St 

Proposed Lot B - Westerly 	facing east - Exit 1 ramp on left 
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Abutter Lot 6 - Northeast corner - facing west - Exit ramp on right 	 Abutter Lot B - Northeast coiner- facing south - S Willow St on left 

Abutter Lot B - Southeast corner - facing north -S Willow St. on right Abutter Lot B - Southeast corner • facing west - Kaye St. on right 

Abutter Lot B - Southeast corner - facing dealership 	 Abutter Lot B - Southeast corner - Northerly view - S Willow St. on right 

ABUTTER & PROPOSED LOT PHOTOGRAPHS 
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ABUTTER & PROPOSED LOT PHOTOGRAPHS 

Abutter Lot B Southwest corner - facing north - towards 1-293 

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

Abutter Lot B - Highway easement area on right - street lights out to curb 
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Abutters Shared Access Point - Kaye St - S Willow St. in background 

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



Highest and Best Use:  The highest and best use of the subject parcel is "that reasonable and 
probable use that supports the highest present value as of the effective date of the appraisal. The 
tests that are utilized to develop a property are (1) Physically possible, (2) Legally permissible, (3) 
Economically feasible, (4) Maximally productive. 

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

In the "as is" and "as if' assembled scenarios, each of the subject site locations and exposures to 
traffic would support prices that would be at the upper-end of the range for 2-5 acre commercial lots 
in the southern New Hampshire marketplace. However, due to their frontage along South Willow 
Street, the AL-B 1 AL-B & PL -B sites are considered to have more desirability. 

The sites are legally and physically suitable for a wide variety of commercial uses. The sites' 
locations near a very busy signal-controlled intersection combined with easy on and off freeway 
access via Exit 41 make the sites most suitable for retail, restaurant, or service uses. Their signage 
and exposure to 80,000+ cars per day along 1-293 make these locations extremely desirable for 
commercial users seeking high visibility. 

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

Approaches To Value:  There are five generally recognized methods to valuing vacant sites. They 
are the sales comparison approach, abstraction (allocation), land residual technique, income 
approach (direct capitalization of ground rent), and cost of development (land development) 
method. For this analysis, I have relied exclusively on the sales comparison approach. Given the 
nature of the subject, the nature of this assignment, and the market data available, the other 
valuation methods would not produce as reliable results as- the-sales-comparison approach. The 
approach is based on comparing sales of parcels that are similar to the subject parcel, in order to 
arrive at a value indication. 

Abutter Lot A Comments on Comparable Sales: 

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

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

Sale 3 - 785 Goffs Falls Rd, Manchester: The property is 0.59 acres (25,700 sf) in size, with 275 
feet of frontage. It transferred as an improved lot on October 25, 2012 for $400,000. The 
improvements consisted of 745 square foot, cape style office building, built in 1960, along with an 
888 square foot 1 story attached garage. The Grantee has since razed the structures and is in the 
process of constructing a new 2,273 square foot building. A lump sum of $5,000 was estimated for 
demolition costs, using Marshall and Swift Valuation Service. After factoring in the demolition 
costs, the sales price calculates out to $686,441 per acre or $15.76 per square foot. The Grantee 
owns the abutting lot, which has frontage on South Willow Street. Prior to the unification of 
ownership, the Goffs Falls lot was used in conjunction with the South Willow Street lot as a used 
auto dealership. Upon completion of the new building, the two lots will continue to be used for auto 
sales. This sale is the most recent and the most proximate. 

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

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

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

Location /Exposure — As noted, the subject property is located in a very good location and has 
very good exposure. Sales 1 & 2 are both considered to be in inferior locations with somewhat 
inferior exposures and Sale 3's location and exposure is considered be inferior to those of Sales 1 & 
2. In order to establish a basis for quantifying the differences in location/exposure between the 
subject property and the comparable sales, a matched pair analysis was performed on the unit prices 
of Sales 1 & :3. Seles 1 	:3 are s—lar in most --peas ,.7,,ri+1-• the exception of their locations and the 
fact that Sale 1 is located within a 500-year flood plain. After adjusting for the flood plain 
inferiority of Sale I and with all other factors being considered equal, the difference in unit sale 
prices has been attributed to the difference in the location/exposure between the two sales. This 
calculates out to be about a 15% difference. 
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A qualitative analysis was then used to determine that the difference between the subject's 
location/exposure and that of Sale I & 2 is slightly greater than the difference between Sale I's 
location/exposure and that of Sale 3. Upon combining the results of this analysis with the results of 
the matched pair analysis upward adjustments of 20%, to account for the inferior 
locations/exposures of Sales I & 2, were deemed reasonable. Further extrapolation of this logic 
indicated that an upward adjustment of 35% be then applied to Sale 3. 

Size Adjustments — Economy of scale is a factor when considering the size of a lot. Buyers typically 
expect to pay more per square foot for smaller parcels than for larger parcels with otherwise equal 
utility. After analyzing the comparable sales and considering the economy of scale, Sale 2 is 
considered to be in the same size category as the subject property. Sales I & 3 are considerably 
smaller and therefore, they are superior to the subject property on a per unit price basis. Pairing Sale 
I with Sale 2 indicates a 5 percent size adjustment is warranted. 

Easements /Encumbrances - Easements and encumbrances are both factors that can have an 
impact on value. The subject property shares its main access point with an abutting lot. Sale 2 also 
has shared access, while Sales 1 & 3 have no such encumbrances. However Sale 1 is located in an 
X500 flood zone, which is considered to have an impact on value similar to the subject's access 
encumbrance, thereby negating the need for an adjustment. In order to account for the Sale 3's 
slightly superior unencumbered access a downward adjustment of 5% was applied to its sales price. 

The three land sales shown in the following grid were considered to be the most recent and 
proximate, comparable sales. The sale descriptions include percentage adjustments, based on the 
rationale cited in this section. If a significant item in the comparable property is superior to, or more 
favorable than, the subject site, a negative (-) adjustment is made, thus reducing the indicated value 
for the subject; if a significant item in the comparable property is inferior to, or less favorable than, 
the subject site, a positive (+) adjustment is made, thus increasing the indicated value for the 
subject. Buyers of commercial sites typically rely on a price per acre or price per square foot as 
units of comparison to analyze competing properties. This permits a normalized basis so small 
differences in lot sizes don"t•distort their analysis. I have elected to use price per acre as a unit of 
comparison in this instance. 

AL - A "As Is" Sales Grid 
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Sales Comparison Approach Reconciliation —AL - A & PL - A"As-If'Assembled:  After 
adjustments, the comparable sales provide a narrow range of value. Sale 2 was given the most 
weight, as it is most similar size and had the lowest gross adjustment Sale 1 is most similar in 
location, however it is much smaller in size_ Sale 3 is the most recent sale and is most proximate, 
but is also least similar in size and location. Sales 1 & 3 were given less weight but equal 
consideration. 

Once again, the indicated unit value most heavily considered was $840,000 per acre. With 
$862,500 and $858,100, given equal consideration. Therefore, a rounded unit value of, $850,000 
per acre is considered reasonable in this instance. At 4.24 acres, this equates to an indicated value of 
$3,604,000; therefore, 1 estimate the site value of Abutter Lot A & Proposed Lot A "as-if' 
assembled, as of December 26, 2012 to be $3,600,000. 

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

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

Sales Comparison Approach Valuation AL - A & PL A"As-If"Assembled:  This analysis relies 
on the same comparable sales and logic for adjusting the sales as the "As Is" scenario did, therefore 
it was deemed unnecessary to reproduce the developmental details in this section. 

AL - A & PL - A"As-lf"Assembled Sales Grid 
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Sales Comparison Approach Contributory Value Estimate For Proposed Lot - A (PL — A):  
Contributory value is the difference between the estimated site value of the Abutter Lot A "as-is", 
and the estimated site value of the Abutter Lot A & Proposed Lot A "as-if' assembled, thus: 

AL - A & PL - A "as-if' assembled 	 $3,600,000 
AL - A "as-is" 	 $3.520,000 
Contributory value (difference) 	 $80,000 
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Abutter Lot B - Comments on Comparable Sales:  As noted earlier in the report Abutter Lot B is 
very similar to Abutter Lot A in most aspects. They are similar enough that the best available 
comparable sales for Abutter Lot A are also considered to be the best available comparable sales for 
Abutter Lot B. Therefore in an effort to eliminate redundancy, the comments on the comparable 
sales will not be repeated in this section. 

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

The differences are: 

Lot B has exposure along South Willow Street and superior exposure along 1-293; 

Due to Abutter Lot B's topography, the area along the South Willow Street frontage is 
slightly below grade and the area along the Kaye Street frontage is significantly above 
grade - resulting in an upward sloping driveway 

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

AL - B"As Is" Sales Grid 

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

Job 2-6 Valuation on Autofair Ford & Autofair Hyundai 
1475 & 1477 South Willow St, Manchester, NH 
Owner: Autofair Realty, LP 

20 



The indicated value most heavily considered was $875,000 per acre. With $900,000 and $892,400, 
given equal consideration. Therefore, a rounded unit value of, $880,000 per acre is considered 
reasonable in this instance. At 123 acres, this equates to an indicated value of $2,842,400; 
therefore, Y estimate the site value of Abutter Lot B "as-is", as of December 26, 2012 to be 
$2,840,000. 

Sales Comparison Approach Valuation—AL -B & PL - B"As-IfAssembled:  With the exception 
of the easement / encumberances adjustment, the basis for the adjustments made in the AL-B sales 
comparison approach, also hold true for the AL —B & PL B sales comparison approach. Therefore 
only the developmental details for the additional adjustment will be provided in this section. 

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

AL - B & PL - B"As-If"Assembled Sales Grid 
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Sales Comparison Approach Reconciliation —AL - B & PL B "As-Ir Assembled:  After 
adjustments, the comparable sales provide a narrow range of value. Sale 2 was given the most 
weight, as it is most similar size and had the lowest gross adjustment. Sale 1 is most similar in 
location, however it is much smaller in size. Sale 3 is the most recent sale and is most proximate, 
but is also least similar in size and location. Sales 1 & 3 were given less weight, but equal 
consideration. 
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Once again, the indicated unit value most heavily considered was $840,000 per acre. With 
$862,500 and $858,100, given equal consideration. Therefore, a rounded unit value of, $845,000 
per acre is considered reasonable in this instance. At 3.77 acres, this equates to an indicated value of 
$3,185,650; therefore, I estimate the site value of Abutter Lot B "as-is", as of December 26, 
2012 to be $3,185,000. 

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

AL — B & PL - B "as-if' assembled 	 	 $3,185,000 
AL - B "as-is" 	  	$2,840,000 
Contributory value (difference) 	 $345,000 

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

Therefore, as of December 26, 2012, I estimate the subjects' aggregate sales price to be: 

Four Hundred and Twenty Five Thousand Dollars 	 $425,000 

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

Respectfully submitted, 

Thomas P. ghes, NRCR#655 
Staff Appraiser, NHDOT 
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Appraiser's Certification 

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

• The statements of fact contained in this report are true and correct. 
o 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 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 no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

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

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

• My analyses, opinions, and conclusions were developed, and this report has been 
prepared in conformity with the Unifoi 	in Standards of Professional Appraisal Practice. 

• I have made a personal inspection of the property that is the subject of this report. 
6 	No one provided significant real property appraisal assistance to me. 
• I have performed no services, as an appraiser or in any other capacity, relating to the 

property that is the subject of this report within the 3-year period immediately 
proceeding acceptance of this assignment. 

March 1, 2013 
Thomas P. Hugh s, NRCR #655 	 Date 
Staff Appraiser, NRDOT 
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General Assumptions And Limitinji Conditions 

General Assumptions 

O All maps, plans, and photographs used are reliable and correct. 
• The Proposed Lot areas given to me have been properly calculated; 
• Broker and assessor information is reliable and correct; and 
• Information from all sources is reliable and correct unless otherwise stated; 

Limitine Conditions 

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

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

O There are no hidden or unapparent conditions on the property, in the subsoil (including 
hazardous waste or ground water contamination), or within any of the structures that 
would render the property more or less valuable. I assume no responsibility for any of 
these conditions or the engineering that may be required to discover or correct them. If 
any contamination is found on the subject, this report becomes null and void. 

• This appraisal is made based on information furnished by the requesting party. Any 
changes, additions, discrepancies, and / or revisions to any of the information provided 
to me subsequent to the date of this appraisal, may require an updated or new appraisal 
report. 
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 M 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. 

6 	Acceptance and / or use of this report constitutes acceptance c,f the foregoing -underlying 
limiting conditions and underlying assumptions. 
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COMPARABLE SALES MAP 
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QUALIFICATIONS OF THOMAS P. HUGHES  

PROFESSIONAL EXPERIENCE:  

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

AMOSKEAG APPRAISAL COMPANY (2002 to 2012) 
Certified Residential Appraiser 

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

FEDERAL HOME LOAN BANK OF BOSTON (1995 - 1998) 
Senior Accountant 
Accountant - Investments 
Internal Auditor (Intern) 

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

EDUCATION:  

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

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

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

CERTIFICATIONS:  

Certified Residential Appraiser (NH - # NHCR-655) 

Certified Public Accountant (IL — # 99626) 

Job 2-6 Valuation on Autofair Ford & Autofair Hyundai 
1475 & 1477 South Willow St, Manchester, NH 
Owner: Autofair Realty, LP 
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July 24, 2013 

H. Andy Crews 
President & CEO 
AutoFair 
200 Keller Street 
Manchester, NH 03103 

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

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

C&W File ID: 13-27001-900406-001 

Dear Mr. Crews: 

In fulfillment of our agreement as outlined in the Letter of Engagement, we are pleased to transmit our appraisal 
of the above property in a self-contained report dated July 24, 2013. The effective date of value is July 15, 2013. 

This appraisal report has been prepared in accordance with our interpretation of your institution's guidelines, Title 
XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA), and the Uniform 
Standards of Professional Appraisal Practice (USPAP). 

The property to be appraised is identified as the 293 Limited Access Right of Way. The subject is comprised of 
two parcels with a total land area of 27,635 square feet. Our client is negotiating the purchase of this property 
subject to a deed restriction that preserves the subject as open space with development of any fashion being 
prohibited. 

Based on the agreed-to Scope of Work, and as outlined in the report, we developed the following opinion of 
Market Value: 
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Atip114101yy.prnist Real Property interest - 	f7ate Of Value 

 

Market Value As-Is  
Compiled by Cushman & Wakefield of Massachusetts, inc. 

Fee Simple 7/15/2013 $275,000 

   

The value opinion in this report is qualified by certain assumptions, limiting conditions, certifications, and 
definitions, as well as the following extraordinary assumptions and hypothetical conditions, if any. 
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CUSHIVIAN & WAKEFIELD OF MASSACHUSETTS, INC, 
AUTOFAIR 
JULY 24, 2013 
PAGE 2 

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

This appraisal does not employ any extraordinary assumptions. 

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

This appraisal does not employ any hypothetical conditions. 

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

Respectfully submitted, 

CUSHMAN & WAKEFIELD OF MASSACHUSETTS, INC. 

Randall L. Harwood, MAI, FRICS, CRE 
Senior Managing Director/Regional 
Manager 
NH Certified General Appraiser 
License No. NHCG-565 
randy.harwood@cushwake.com  
(617) 204-4189 Office Direct 
(617) 330-9499 Fax 
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CLIENT SATISFACTION SURVEY 	III 

CLIENT SATISFACTION SURVEY 
As part of our quality monitoring campaign, attached is a short survey pertaining to this appraisal report and the 
service that you received. Would you please take a few minutes to complete the survey to help us identify the 
things you liked and did not like? 

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

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

http://www.surveymonkey.comis.aspx?sm= 2baixcl p 1 il DWi6n 2fswh1KQ 3d 3d&c=13-27001-900406-001  

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

Proposed Land A 
Proposed Land B 

Total Land Area: 

Square Feet 
4320 0.09 
23,315 0.54 
27,635 0.63 

Acres 

293 LIMITED ACCESS RIGHT OF WAY 	 SUMMARY OF SALIENT FACTS AND CONCLUSIONS 	IV 

Su 4imary of Salient Facts and -Conclusions 
The property to be appraised is identified as the 293 Limited Access Right of Way. The subject is comprised of 
two parcels with a total land area of 27,635 square feet. Our client is negotiating the purchase of this property 
subject to a deed restriction that preserves the subject as open space with development of any fashion being 
prohibited. 

ORMATIO N 
Common Property Name: 
'Address: 

County: 
Property Ownership Entity: 

293 Limited Access Right of Way 
1477 South Willow Street 
Manchester, NH 03103 
Hillsborough 
State of New Hampshire 

Site Shape: 
	

Irregularly shaped 
Site Topography: 
	

Gently sloping 
Frontage: 
	

No 
Site Utility: 
	

Poor 

ohu,t4iCiRki. INFoRNIA1-16k 
Assessment Information: 

Assessing Authority 
Assessor's Parcel Identification 
Current Tax Year 
Taxable Assessment 
Current Tax Liability 
Are taxes current? 
is a grievance underway? 
Subject's assessment is 

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

City of Manchester 
Not Applicable 
2013 
$0 
$0 
N/A 
Not to our knowledge 
N/A 

City of Manchester 
General Business District (B-2) 
Yes 
Complying use 
No 
No 

As Vacant: 
open space 

As Improved: 
open space 
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293 LIMITED ACCESS RIGHT OF WAY SUMMARY OF SALIENT FACTS AND CONCLUSIONS 	V 

Land Value 
Indicated Value: 
Per Square Foot: 

$275,000 
$9.95 

 

ffNAVIyAatefgp.V.CLVS1.09: 

 

Real Property Interest: 
Concluded Value: 
Per Square Foot (NRA): 

 

Fee Simple 
$275,000 

$9.95 

   

EXPOS.:11:RN.O.MARKETIN:qTpyi 
Exposure Time: 
Marketing Time:  

12 Months 
12 Months 

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

This appraisal does not employ any extraordinary assumptions. 

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

This appraisal does not employ any hypothetical conditions. 
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PROPERTY PHOTOGRAPHS 	VI 
293 LIMITED ACCESS RIGHT OF WAY 

Property Photographs 
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VII PROPERTY PHOTOGRAPHS 293 LIMITED ACCESS RIGHT OF WAY 

Planned Lot-A & Planned Lot-B 
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293 LIMITED ACCESS RIGHT OF WAY 	 INTRODUCTION 

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

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

For this assignment, Quality Control Oversight was provided by Robert N. Skinner, MAI, MRICS. 

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

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

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

CUSHMAN & 
WAKEFIELD 
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INTRODUCTION 	2 

Common Property Name: 293 Limited Access Right of Way 

Location: 
	 The subject property is located at the intersection of 1477 South Willow Street and 

Interstate 293 in Manchester, Hillsborough County, New Hampshire 03103 

Assessor's Parcel 
	

Parcel numbers have not been assigned to these lots. 

Number(s): 

Current Ownership: 

Sale History: 

Current Disposition: 

State of New Hampshire 

To the best of our knowledge, the property has not transferred within the past three 
years. 

Our client, the current owner of the adjoining dealerships, proposes to buy the subject 
property encumbered by a deed restriction in order to meet the open space 
requirements of the B-2 zoning ordinance. 

Effective Date(s) of 
Valuation: 

As Is: 	 July 15, 2013 

Date of Inspection: 	July 15, 2013 

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

PPRAISAL 

Client: 
	

AutoFair 

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

Intended User: 	This appraisal report was prepared for the exclusive use of AutoFair. Use of this 
report by others is not intended by the appraiser. 

EXTRAORDINARY ASSUMPTIONS 
This appraisal does not employ any extraordinary assumptions. 

HYPOTHETICAL CONDITIONS 
This appraisal does not employ any hypothetical conditions. 
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	 SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS 

Sou hemp New Hampshire Regional Analysis 
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iNTRODUCTION 

MARKET DEFINITION 
The Southern New Hampshire region is located in the northern section of the Greater Boston Combined 
Statistical Area. The region is comprised of five counties; Belknap, Hillsborough, Merrimack, Rockingham and 
Strafford. The Southern New Hampshire region has a geographical area of approximately 3,496 square miles. 
Located in the southeastern portion of the State of New Hampshire, the region's southerly border is the 
Commonwealth of Massachusetts. 

Further considerations are as follows: 

■ The Southern New Hampshire region is the most populous area in the State of New Hampshire. 
With a current population of approximately 1.0 million, the Southern New Hampshire region accounts 
for 78.0 percent of the total state population. 

■ The City of Manchester is known as the business capital of New Hampshire. Located in Hillsborough 
County, Manchester has a population of approximately 110,000, making it the largest city in the 
State of New Hampshire. 

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

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

SOUTHERN NEW HAMPSHIRE COUNTIES 

Source' Clantas, Inc., Cushman & Wakefield Valuation & Advisory 

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

CUSHMAN Si 
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Southern New Hampshire region saw slight improvement by adding approximately 1,500 new jobs to the region. 
Looking forward, Southern New Hampshire's well-educated population and the linkage to the Boston tech scene 
will aid the region's stability. Employment is expected to reach pre-recession levels by late 2015, due to stronger 

factory sales boosting service sector employment. 

Further considerations are as follows: 

In June 2012, the Simon Property Group's Merrimack Premium Outlet Center officially opened. With 
a total price of $100,0 million, this 430,000 square foot outlet center features approximately 100 
stores. With an estimated 100,000 shoppers attending the four-day grand opening, this center is 
forecast to bring additional employment and tourism to the region. 

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

million and $22.0 million. 

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

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

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

and retail space. 

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

Manchester's downtown area. 

DEMOGRAPHIC TRENDS 

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

region. 
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Demographic Char e 
Sourthern Now Hamp 

ima  

Cfiara teristir 

Median Age (years) 

,Average Annual Household Income 

Median Annual Household Income 

Households by Annual Income Level: 

ontliCrri 
Harnpshire 

40.0 

$75,965 	$67,303 

$63,035 i $49,540 

<$25,000 

$25,000 to $49,999 

$50,000 to $74,999 

$75,000 to $99,999 

I 	$100,000 plus 

Education Break down: 

21.9% 

15.5% 

24.6% 

23.8% 

26.7% 

11.9% 

18.2% 

< High School 8.5% 

High School Graduate 28.8% 

College < Bachelor Degree 29.5% 

Bachelor Degree 21.8% 

Advanced Degree 11.5% 

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

1 	10.3% 

14.9% 

28.7% 

28,5% 

17,6% 
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Further considerations are as follows: 

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

■ According to 2012 estimates, Southern New Hampshire's median household income was $63,035, 

27.2 percent higher than the national average of $49,540. 

e Over the next four years, median household incomes within the region are forecast to experience 4.1 
percent annual orowth. The nation as a whole is projected to experience 3.7 percent annual 

household income growth through 2017. 

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

POPULATION 
Southern New Hampshire's population growth rates have historically lagged behind national averages. Population 
growth in the last decade was mainly fueled by the technology-boom in the region. Southern New Hampshire was 
seen as a desirable alternative for businesses and had lower costs of living compared to the highly taxed 
Commonwealth of Massachusetts. With a close proximity to Boston, ranked 2

nd  in tech employment, and a lack of 

sales, income and capital gains taxes, the region attracted some Massachusetts and national companies to 

relocate into the area. 

Further considerations are as follows: 

• Southern New Hampshire's population, currently at just over 1.0 million, grew at an average annual 
rate of 0.4 percent over the ten-year period from 2002 to 2012. The population of the U.S. grew at a 

higher rate of 0.9 percent per year, over the same time period. 
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Southern New Hampshire's population growth rates are expected to remain steady, with an annual 
average of 0.4 percent over the next four years. In comparison, the forecast national average annual 
population growth is 1.0 percent over the corresponding time period, 

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

POPULATION GROWTH BY YEAR 
Southern New Hampshire vs. United States, 2002-20'17 

nUnIted States la Southern New Ham 	§1 
	

Forecast 

02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 17 

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

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

ir9putmiorky,(Y,r:.,  

Southern New tiarnpshire-
Rockingham County 

Aifriu41 
GroyftilrE0.Fit6 
• • 	. 	•• 

'._:- i ,G2r .1. ,uri., 	LI ...._. 
0.4% 
0.4% 

Ivriuel • 
ovith R,atc 

.- 	.- 
0.4% ............._ 
9.5% 

	

991.2 	 5,0513.7 ---......-........ 

	

288.2 	296.1 	269.7 	305.3 

Strafford County 115.8 	125.1 	126.3 	130.2 6.8% 9.8% .,-....,.. 
0.7% 
0,6% 
0.2% 

Merrimack County 140,9 	147.7 	148,9 	153.0 0.5% 
0,3% 
0.3% 

Belknap County 58.6 	60.7 	61.2 	62.7 

Hillsborough County 389.7 	402.3 	402.9 	405.8 

Source: Data Co esy of Moody's Analytics, Cushman & Wakefield Valuation & Advisory 

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

Further considerations are as follows: 

From 2002 to 2012, the average annual household formation rate of 0.6 percent in Southern New 
Hampshire was slightly below the national household growth rates of 1,0 percent over this time 
period. 

Through 2017, Southern New Hampshire's annual household formation growth rate is expected to 
remain steady at 0,6 percent. Contrastingly, through 2017 the national annual household growth rate 
is forecasted at 1.3 percent. 
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■ Lower household growth has resulted in part by "doubling up", as some people combined 
households to save money during difficult financial times or possibly due to loss of their home by 

foreclosure. 

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

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

fl United States 11 Southern New HarpOst.tre::  ' 
	

Forecast 

02 03 04 05 06 07 DB 09 10 11 12 13 14 15 16 17 

Source: Dale Courtesy of Moody's Analytics and Cushman & Wakefield Valuation & Advisory 
Note: Shaded bars indicate periods of recession 

ECONOMIC TRENDS 

GROSS METRO PRODUCT 
Following seven consecutive years of positive gains, growth in Southern New Hampshire's gross metro product 
(GMP) slowed considerably as a result of the recession that began in late 2007. Throughout 2008 and 2009, 
Southern New Hampshire's GMP declined 0.8 percent and 2.1 percent, respectively. In comparison, the nation 
recorded negative 0.3 percent and negative 3.1 percent in GMP over the corresponding time period. By 2010, the 
region as well as the nation, recovered from recessionary declines, showing positive 4.4 percent growth in GMP. 
This trend continued throughout 2011 (1.6 percent) and 2012 (2.4 percent), with further improvement expected in 

the near term. 

Further considerations are as follows: 

▪ The region's concentration of high-tech production has traditionally led to the outperformance of the 

nation as a whole (in terms of GMP growth). The large amount of electro-medical instruments, 
computer systems and semiconductors produced in Southern New Hampshire will enable the 

regional economy to rebound more rapidly than the U.S. as a whole. 

• From 2002 to 2012, Southern New Hampshire's GMP and the nation's GMP grew at an average 

annual rate of 1.6 percent. 

▪ Over the next four years, Southern New Hampshire's annual GMP growth rate is predicted to 
increase at an average annual rate of 3.2 percent, 40 basis points below the forecasted national 
annual average growth rate of 3.6 percent. 
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The below graph details gross metro product growth in Southern New Hampshire and the U.S.: 

REAL GROSS PRODUCT GROWTH BY YEAR 
Southern New Hampshire vs. United States, 2402-2017 

Source: Data Courtesy of Moody's Analytics and Cushman & VValteteld Valuation & Advisory 
Note: Shaded hers indicate periods of recession 

EMPLOYMENT DISTRIBUTION 
Trade, Transportation and Utilities is Southern New Hampshire's largest employment sector, containing 22.0 
percent of total nonfarm employment. Another significant employment base in the region is Education and Health 
Services, which amounts to 16.5 percent of total nonfarm employment. With the state's capital and three largest 
cities in the region, Government rounds out the top three employment sectors, accounting for 14.1 percent of total 
nonfarm employment in Southern New Hampshire. 

Further considerations are as follows: 

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

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

Employment in Professional & Business Services (which currently accounts for 12.2 percent of total 
regional employment) declined 6.1 percent in 2009 as a result of the recession, followed by 1.6 
percent average annual growth in 2010 and 2011. By year-end 2012, Professional & Business 
Services employment is projected to experience 3.7 percent yearly growth through 2017 due to 
improving economic conditions within the region. 

IA CUSHMAN & 
mot WAKEHELDe 

VALUATION & ADVISORY 



ri United States 
Southern New Hampshire 

*111.9iim 

Mat.,..Aokm • 

293 LIMITED ACCESS RIGHT OF WAY 	 SOUTHERN NEW HAMPSHIRE REGIONAL ANALYSIS 	10 

The following chart presents employment distribution in Southern New Hampshire and the U.S.: 

EMPLOYMENT BY SECTOR 
Southern New Hampshire vs. United States 

2013 Estimates 

Construction 

Manufacturing 

Trade, Transportation & Utilities 

Information 

Financial Activities 

Professional & Business Services 

Education & Health Services 

Leisure & Hospitality 

Other Services (except Govt.) 

Government 

0 /0 2% 4% 6% 6% 10% 12% 14% 16% 18% 20% 22% 24% 

Source: Data Courtesy of Moody's Analytics and Cushman & Wakefield Valeation & Advisory 

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

Further considerations are as follows: 

• Elliot Hospital is the keystone of Elliot Health Systems, the largest comprehensive health services 
provider in New Hampshire. Elliot Health Systems was selected as a winner in the New Hampshire 
Business Review's 2012 Best of Business Awards. Elliot Health Systems was honored in a 
statewide readers' survey as the state's top healthcare facility. 

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

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

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

Hannaford Brothers 

BAE Systems Electronic Solutions 

Elliot Hospital 

Southern New Hampshire Medical Center 

Catholic Medical Center 

Public Service Co. of New Hampshire 

Target Corp. 

FairPoint Communications 

St. Joseph Hospital 

	

4,817 	Retail 

	

4,500 	Aerospace & Defense 

	

3,375 	Healthcare 

	

2,200 	Healthcare 

	

2,100 	Healthcare 

	

1,500 	Technology 

1,345 	Retail 

	

1,309 
	

Technology 

	

1,200 	Healthcare 

Source: New Hampshire Business Review and Cushman & Wakefield Valuation & Advisory 

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

Further employment characteristics are as follows: 

m 	Over the past decade, Southern New Hampshire showed an average annual job growth rate of 0.2 
percent . The nation as a whole also an average annual growth of 0.2 percent from 2002 through 
2012. 

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

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

TOTAL EMPLOYMENT GROWTH BY YEAR 
Southern New Hampshire vs. United States, 2002-2017 

4.0% 
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a 
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Sofirce: Data Courtesy of Moody's Arislytics and Odfitanda 8 Wakefield Valuation & Ao%an 
Note: Shaded hers indicate periods of recession 

UNEMPLOYMENT 
As of February 2013, Moody's Economy.com  reported the unemployment rate for Southern New Hampshire at 
5.6 percent. Following the recession that began in late 2007, the unemployment rate in the region peaked in 2009 
with an annual average rate of 6.3 percent. After the peak in unemployment, job growth in Southern New 
Hampshire resumed in 2010 and continued through 2012. Recent job growth within the region was driven 
primarily by hiring within the trade, transportation and utilities industry. 

Further considerations are as follows: 

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

▪ Due to the recession, Southern New Hampshire's unemployment rates increased, particularly 
between 2008 and 2009 as the local economy experienced downward pressure. Both county and 
state levels remained nearly 3.0 percentage points below national levels throughout the recession. 

▪ After peaking at a 6.3 percent annual average in 2009, the Southern New Hampshire unemployment 
rate began its descent in 2010. This decrease is expected to continue throughout 2017, reaching a 
predicted low of 3.2 percent. 

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

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

Source: Data Courtesy of Moody's Analytics and Cushman & Wakefield Valuation & Advisory 
Note: Shaded bars indicate periods of recession 
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COOL 

Though Southern New Hampshire felt minimized effects of the recent national recession, the past three years 
have shown positive employment participation rates, leading to the evident initial stages of a recovery. Beginning 
in 2010, the region commenced a slow, but steady progression towards improvement and continued through 
2012. Looking forward, the Southern New Hampshire region is expected to show positive momentum in the near 
term, as increasing factory orders sustain service sector employment growth. 

Further considerations are as follows: 

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

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

One negative for the Southern New Hampshire region is the lack of significant population growth. 
There is an expected continued out-migration of Southern New Hampshire residents due to the 
region's inability to retain young professionals that are looking for robust urban amenities, such as: 
vibrant neighborhoods, bustling downtowns, good parks and alternatives to driving everywhere. This 
weak growth will hinder the long-term prospects for a strong housing market, labor force growth and 
consumer industries. 
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LOCATION OVERVIEW 
The property is located in the southern portion of the City of Manchester. Manchester is the largest city in New 
Hampshire with an estimated 2011 population of 109,845. The city contains 33.0 square miles and the 
boundaries of the immediate area are Hooksett to the north, Auburn to the east, Londonderry to the south and 
Bedford and Goffstown to the west. Other local landmarks include the Manchester Airport and the Mall of New 
Hampshire. 

Manchester is approximately 53 miles north of Boston and is the northernmost component of the Boston MSA as 
previously described, 

ACCESS 
Local area accessibility is generally good, relying on the following transportation arteries: 

Route 28: 

Interstate 293/Route 101: 

Interstate 93: 

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

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

Interstate 93 provides regional ingress and egress, with the nearest 
access point being less than 2 miles northeast of the subject via 
Interstate 293. 

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

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

Total 2010 employment in Manchester was 58,216, This includes concentrations in Manufacturing (7,888), 
Wholesale and Retail Trade (10,015), Finance, Insurance and Real Estate (5,088) and Services (21,650). 

NEARBY AND ADJACENT USES 
The subject's local area is composed of a mix of commercial uses, most of which are retail and specifically auto 
related. The subject itself is located on South Willow Street (Route 28), the premier local retail location. The 
most significant nearby property is the Mall of New Hampshire. This is an enclosed mall of approximately 
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775,000 square feet, The mall is anchored by Macy's. Sears, J C Penney and Best Buy. The mall's tenant mix 

and orientation is traditional and the property is owned and operated by Simon Properties. 

Other major uses in the area include a Home Depot store, Sam's Club store, several multi tenant retail centers 
and auto related businesses. The local area has several free standing retail stores and many of the nation's fast 

food outlets are located in the immediate area. 

In addition to the heavy concentration of retail utilization, there are multiple hotels and motels within proximity of 

the intersection of South Willow Street and Interstate 293. 

There are some noted residential uses in the-subject's local area. This is in areas east and west of the South 

Willow Street corridor. The housing stock in the immediate area is largely multi-family developments. 

The subject property is surrounded by AutoFair Hyundai, AutoFair Ford and Interstate 293. 

NEIGHBORHOOD MAP 

SPECIAL HAZARDS OR ADVERSE INFLUENCES 
We observed no detrimental influences in the local market area, such as landfills, flood areas. noisy or air 

polluting industrial plants, or chemical factories. 
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LAND USE CHANGES 
The South Willow Street corridor connects the intense retail areas in and around the Mall of New Hampshire with 
the city's central core. The corridor has heavy traffic counts and many of the nation's most significant retailers are 
in the immediate market area. There are no foreseen land use changes apparent. 

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

Despite weakening demand for retail properties locally and nationwide during the recent financial crisis the 
Manchester area appears to be stable. This can most likely be attributed to its good access to Interstate 93 and 
293. This good location should keep the demand for this area competitive, as users and investors will eventually 
return to good quality properties accessible to Interstate 293/Route 101. Also, given the lack of developable land 
in this area and the high retail concentration demand is likely to continue for commercial sites. Given the 
subject's location, the property should benefit from retail demand in the area. 
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INTRODUCTION 
The domestic automobile industry has just gone through a period unlike any other before it, After experiencing 
historic decreases in unit sales and the bankruptcy of two of the three domestic automakers just four years ago, 
the industry has roared back to life, with substantial sales gains, record profits and renewed optimism throughout 
the industry. In the following discussion, we will explore the macro-economic trends affecting the market for light 
vehicles (cars and light trucks) in the United States, as well as the micro-economic influences of the local and 
regional market, as they impact the demand for automobile dealerships in general, and the subject property in 
particular. 

VEHICLE SALES TRENDS 
Coming out of the early 1990s recession, light vehicle sales increased rapidly from '12.77 million units in 1991 to 
14,95 million in 1994. Between 1994 and 1998, unit sales held steady at approximately 15.0 million units, on 
average. Beginning in 1999, largely as a result of a rapidly expanding national economy and rising household net 
worth, new light vehicle sales accelerated again, peaking at 17.4 million units in 2000. While one might have 
expected a substantial decrease in unit sales as a result of the recession of 2001 and 2002, historically low 
interest rates and the rapid expansion of subprime credit allowed light vehicle sales to remain in a relatively tight 
range of 16.15 to 16.99 million units, annually, between 2002 and 2007. When the financial crisis of 2008 hit, a 
perfect storm of sorts affected the automobile industry. The magnitude of the economic decline and the lock-up in 
credit markets caused unit sales to decrease rapidly from 16.15 million in 2007 to 13.25 million in 2008, and then 
to 10.42 million units in 2009 (a decline of 35.4 percent over two years). However, since this nadir, sales have 
rebounded sharply, up 11.1 percent in 2010, 10.3 percent in 2011, and 13,4 percent in 2012. 

The following chart compares new Domestic and Import vehicle sales between 1990 and 2012: 

18.000.000 

16.000,000 

14,000.000 

12.000,000 

10.000,000 

8,000.000 
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4,000 000 - 
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Between year-end 2007 and year-end 2009, the decline in sales was sharpest among the Domestic brands (44.6 
percent), in comparison to Foreign brands (at 25.5 percent). Domestic brands were primarily focused on 
marketing larger, high margin automobiles and light trucks, at a time when the relatively high costs of gasoline 
were nudging consumer tastes toward smaller, more fuel-efficient automobiles, an area in which Foreign 
manufacturers excelled, Significantly, the recession accelerated the long-term trend of the Domestic brands 
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losing market share to their Foreign competition. Over the last twenty years, Domestic market share has fallen 
steadily from 67.0 percent in 1991 to 47.0 percent in 2011, and the trend continues. As of year-end 2012, 
Domestic share stood at 44.8 percent. 

The following graph displays new vehicle sales by manufacturer between 2002 and 2012: 

Source: Automotive News, 2002-2012 

Among the major manufacturers, as of year-end 2012, General Motors continued to have the greatest market 
share in the United States (at 17.9 percent), followed by Ford (15.5 percent), Toyota (14.4 percent), Chrysler 
(11.4 percent), Honda (9.8 percent), Hyundai-Kia (8.7 percent) and Nissan (7.9 percent). Significantly, Nissan and 
Hyundai increased their market share by 79.4 percent and 139.3 percent, respectively, between 2002 and 2012. 
Toyota and Honda also increased their market share substantially, at 37.9 percent and 32.6 percent, respectively. 
GM, Ford and Chrysler, on the other hand, experienced significant decreases in market share of 37.3 percent, 
27.1 percent and 12.9 percent, respectively, over the same period. 

Moving forward, sales of new cars and trucks are looking up for all manufacturers. Consumer confidence is rising, 
and the United States is making modest but steady progress in its recovery from the latest recession. Lenders are 
freeing up more cash, and consumers are drawn in by historically low interest rates and longer loan terms. As of 
year-end 2012, annual unit sales were only 10 percent lower than 2007, prior to the financial crisis, and sales are 
expected to fully recover within 18 to 24 months, completing a dramatic reversal of fortune in a relatively short 

period of time. 

The turnaround has been even more significant for the Domestic automakers. Largely as a result of the 
bankruptcy of Chrysler and General Motors in early 2009, the labor cost structure for the domestic automakers fell 
much more in line with their foreign competition. At the same time, each of the major domestic automakers was 
beginning to reap the benefits of an increased focus on quality and design. This combination, along with some 
luck in the form of major product recalls from Toyota, their number one foreign competitor, breathed significant life 
into the domestic automobile industry over the past 24 months. Between 2009 and 2012, sales increased by 25 
percent at GM, 35 percent at Ford, and a substantial 78 percent at Chrysler. 
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Moving forward, economists expect continued strong growth in new car sales over the next three years. There 
are two factors working in the industry's favor. First, at over 10 years old, the average vehicle in the United 
States is nearing the end of its useful life and will need to be replaced. Second, based on the nation's population, 
they figure that total sales should approximate 16.5 million, annually. Forecasts call for this level to be reached 
by 2014 or 2015. 

DEALERSHIP COUNT AND PRODUCTIVITY 
As previously discussed, the automobile industry suffered tremendously as a result of the financial crisis and 
recession in 2008 and 2009, with a. dramatic decrease in sales, While the foreign manufacturers were clearly 
affected by the decline in sales (30.0 percent between 2007 and 2009), they were able to adjust production, 
manage their expenses and rely on their financial strength to carry them through. For the domestic automakers, 
however, it was a completely different situation. Between 2007 and 2009, units sales decreased by almost 39.0 
percent. 

For two of the three "Big Three" domestic automobile manufacturers, the decline was simply too much, too fast. 
While substantial efforts were made to reign in variable costs, bloated fixed costs and overly generous and 
inflexible labor contracts caused all three manufacturers to hemorrhage cash at an alarming rate. While Ford was 
able to hold off bankruptcy due to its prior issuance of debt and resulting cash hoard, General Motors and 
Chrysler weren't so fortunate. They did not have enough cash to pull them through, and private funds were simply 
unavailable. The freeze-up in the credit markets sharply reduced access to private capital, and even if funds were 
available, there were plenty of doubts about the viability of their long-term business plans. Ultimately, a pre-
packaged bankruptcy, funded by the United States government, was the only way to avoid a liquidation of the 
companies. The bankruptcy filings allowed Chrysler and General Motors to get their labor costs in-line with their 
foreign-based competition, allowed them to shed unprofitable brands, and sharply reduced the number of 
dealership franchises. 

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

However, in 2012 a state of normalcy returned to the dealership market. As vehicle sales rose, additions and 
eliminations to dealership counts remained nearly level. Between 2011 and 2012, dealership count in the U.S. 
actually increased modestly, by 1.0 percent, to 17,859, according to a census conducted by the Automotive 
News. 

0111, WA
11 CUS

K
H
ERE
MAN

LD0 
& 

0,0  
VALUATION &ADVISORY 



9e!0.:1.982 .1964, 1986 1988,1990 199 4994 1996 :1998. 2000,.2002 2004 204` 2008 2010 2014  

8,000. . • 

7;;0Q1}; • 

6000 

1.000 

05 2006 . 1007 20013 009 	20 I Q 	2011 	2012' 

293 LIMITED ACCESS RIGHT OF WAY 
	

MARKET ANALYSIS 	21 

The following graphic illustrates trends in dealership numbers over the past three decades: 

Dealership closures, since 2005, have been concentrated in the domestic brands. In fact, while the number of 
Import dealerships has remained relatively level since year-end 2008, at approximately 6,500 dealerships, the 
number of Ford dealerships has decreased by 610, or 15.0 percent. Comparatively, the number of General 
Motors dealerships decreased by 1,208, or 18.0 percent, and the number of Chrysler dealerships decreased by 
1,249, or 35.0 percent. The number of dealerships is expected to level off in coming years, as increased auto 
sales help current dealerships remain afloat. 

The following graph highlights dealership counts between 2005 and 2012: 

—Gentrat Motors 	 ith its 

While the decline in the number of dealerships over the past three years might give one pause if they were 
considering an investment in such a property, it is important to note that the contraction in dealerships is 
beginning to have the intended impact of improving the viability of those dealerships that remain. As indicated in 
the following chart, the average number of new cars sold per dealer, after decreasing steadily from its peak of 782 
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units in 2000 to its low of 510 units in 2009, has increased in the last two years by 41.9 percent to 724 units in 
2011, and is expected to be even higher in 2012. This puts average unit sales just above the 10-year average of 
707 units between 2001 and 2011. 

DEALERSHIP DESIGN AND LOCATION 
Automobile dealerships have undergone considerable change since their inception. The first dealerships were 
small businesses, usually located in downtown areas, which sold one product line and offered no ancillary 
services. 

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

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

The design standards are aimed at improving the customer experience and enhancing efficiency, and include: 

▪ Large, attractively-finished receptions areas 

• Customer lounge area 

• Fewer service stags (resulting from improved vehicle quality) 

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

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

As part of the ongoing retailing evolution, automalls, or planned clusters of automobile dealership sites, were 
developed. The automall is distinct from an auto row in the following ways: 

• Planned overall development 

• Highly visible 

• Accessible from major arterials 

• Automotive uses only 

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

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

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

Internet use also reduced the significance of dealer location to a degree, as buyers are typically willing to travel 
out of their way to obtain a favorable price. This factor reduced the importance of a dealership's geographic 
proximity to customers, such that only one in five consumers now purchases at the dealer closest to him or her. 
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COMPETITION/COMPET1TIVE POSITION OF THE SUBJECT 
The subject property is located in Manchester, NH. Presently, competition within a one-mile radius includes nine 
dealerships covering nine brands. To determine the supply of locally competitive new car dealers, we consulted 
an intemet directory, which showed the following listings for new car dealers within a one-mile radius of the 

subject. 

Primary Cbmpetition' Sufi ett t3fand( ) 

Closest Branded Competition 	City, State 	 Distance 	Direction 

1 
2 
3 

Team Nissan 	 Manchester, NH 	 1,000 feet 	- 	West 
AutoFair Honda 	 Manchester, NH 	 1,500 feet 	Southwest 
Ira Toyota of Manchester 	Manchester, NH 	 1,000 feet 	 South 

Automobile 'Brands Rpree-rited in.1111arket 

1 
2 
3 

5 
6 
7 

9 
10 
11 
12 
13 
14 
15 
16 

17 
17 
19 

20 
21 
22 

23  

25- 

26  
27 
28 
29 
30 

Mass Market Brands 	Within I Mile 	Within 5-Miles 	Within 10 Miles 

Chrysler 	 x 
Jeep 	 x 
Dodge 	 x 

Buick 
GMC 
Chevrolet 
Ford 
Toyota 
Honda 
Nissan 
Hyundai 	 S 
Kia 
Subaru 
Volkswagen 
Mazda 	 x 
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Mini 
Scion 

Luxury Brands 
Land Rover 	 x 
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As indicated previously, there are a Large number of automobile dealerships considered primary competition to 
the subject properties. In addition to the above primary competition, automobile dealerships are also available in 

other neighboring communities. 

Based upon our inspection of the subject property and its environs, the immediate neighborhood is recognized as 

an automobile sales and service area. 

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

CONCLUSION 
In the face of overall economic distress, restrictive credit terms, and volatile gas prices, consumers substantially 
reduced expenditures on automobiles in 2008 and 2009. As the economy improved in 2010 and 2011, sales 
have bounced back to approximately 80.0 percent of their pre-recessionary levels. Significantly, with the number 
of dealerships declining as much as they have in recent years, the average new car sales per franchise has 
bounced up to the relatively high levels of 2000 to 2007, and dealerships are as profitable as they have ever 
been. Moving forward, there is clearly more optimism in the automobile dealer network. However, continued 
economic uncertainty, volatile gas prices, and increased demands by manufacturers to update dealerships will 

continue to be factors influencing values moving forward. 
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TRADE AREA ANALYSIS 

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

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

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

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

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

Having given consideration to all of the above factors, we believe the subject property's primary trade area would 
likely span an area encompassing about 3 miles, while the secondary and tertiary trade areas are estimated to 
span 5 and 10 miles, respectively. 
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3.0-rnilr,114gOoile 

P.a.& s Radius  

10 

Rodids Crty Ncv. 171, -np. ..11irc Stairs 

1,,J,r1,4ed 

126,156 
130,900 

131,403 

240,228 

251,722 
252,538 

107,000 

109,845 

110,054 

1,235,678 

1,319,553 

1,322,546 

• 0.51% 

0.05% 

281,394,317 

314,841,431 

325,300,953 

0.87% 

0.66% 

2000 
	

69,222 

2013 
	

69,966 

2018 
	

69,742 

Compound Annual Change  

2000 - 2013 

2013 - 2018 

0.08% 0.28% 0.36% 0.20% 

-0.06% 0.08% 0.07% 0.04% 

POPULATION STATtaTlCS 

NO14§ENOrp 9TATIST1C$ 

2000 
	

28,067 50,279 90,373 44,243 
	

474,562 105,466,823 

2013 
	

28,743 
	

53,081 
	

97,523 
	

46,245 
	

522,808 	119,195,327 

2015 
	

28,872 
	

53,668 
	

98,541 
	

46,746 
	

526,857 	123,394,220 

Compound Annual Change 

2000 - 2013 
	

0.18% 0.42% 0.59% 	0.34% 
	

0.75% 
	

0.95% 

2013 - 2018 
	

0.09% 0.22% 0.21% 	0.22% 
	

0.15% 
	

0.69% 

1•AyERAg.:110pAptick..0 

2000 	 $48,222 $55,484 $64,380 $50,557 
	

$61,494 
	

$56,674 

2013 	 $64,866 $73,796 $85,513 $65,996 
	

$79,357 
	

$69,636 
2018 	 $70,334 $80,174 $92,519 $71,444 

	
$83,926 
	

$71,916 

Compound Annual Change 

2000 - 2013 	2,31% 2.22% 2.21% 	2.07% 	 1.98% 	1.60% 

2013 - 2018 	1.63% 1.67% 1.59% 	1.60% 	 1.12% 
	

0.65% 

0.CP,PPANc'i' 

Owner Occupied 
	

48.14% 55.07% 	66.21% 	47,40% 
	

70.95% 
	

65.00% 
Renter Occupied 
	

51.86% 44.93% 	34.79% 	52.60% 
	

29.05% 
	

35.00% 

SOURCE: elaritas. Inc. 

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

POPULATION 
Between 2000 and 2013, the population within the primary trade area (radius of 3) increased by a total of 
0.28 percent. This compares to an increase at the State level of 0.51 percent and an increase at the 
National level of 0.87 percent. 

Between 2013 and 2018, the population within the subject's primary trade area is expected to decrease 
by 0,06 percent, compared to total population growth at the State and National levels of 0.05 and 0.66, 
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respectively, Expanding to the secondary trade area (radius of 5), population growth is expected to be 
0.08 percent over the same period. 

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

• Between 2000 and 2013, the number of households within the primary trade area (radius of 3) increased 
by a total of 0.18 percent. This compares to an increase at the State level of 0.75 percent and an 
increase at the National level of 0.95 percent. 

• Between 2013 and 2018, the number of households within the subject's primary trade area is expected to 
increase by an additional 0.09 percent, compared to total population growth at the State and National 
levels of 0.15 and 0.69, respectively. Expanding to the secondary trade area (radius of 5), household 
growth is expected to be 0.22 percent over the same period. 

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

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

Trade area income figures for the subject support the profile of a broad middle-income market. According to 
Claritas, Inc. average household income in the primary trade area in 2013 was approximately $73,796, 111.82 
percent of the City of Manchester average ($65,996) and 92.98 percent of the State average ($79,367). 
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$150,000 or more 3.36% 4.65% 6.93% 3.63% 6.11% 
$125,000 to $149,999 4.21% 5.47% 7.24% 4.25% 5.74% 
$100,000 to $124,999 7,44% 9.13% 10.87% 7.81% 9.58% 
$75,000 to $99,999 13.87% 14.17% 14,72% 14.13% 14.15% 
$50,000 to $74,999 20.01% 19.82% 18.58% 20.55% 19.22% 
$35,000 to $49,999 14.24% 13:90% .12179% 14.94% 14:03% 
$25,000 to $34,999 10.52% 9.31% 8.28% 10.20% 9.26% 
$15,000 to $24,999 11.54% 9.94% 8.05% 11.08% 8.88% 

Source: Claritas, inc. 
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7.35% 
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18.11% 
14.35% 
10.94% 
11.58% 

State of 
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Further distribution of household income is summarized as follows: 

CONCLUSION 

Based on the preceding discussion and analysis, it is our opinion that that the subject property is located in a 

primary new car dealership location. Most major brands are represented in the local area. With increasing 

populations and household incomes coupled with continued decreases in persons per household figures 
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Property Analysis 
SITE DESCRIPTION 

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

The subject property is located between AutoFair Ford, AutaFair Hyundai and the I- 
293 eastbound exit ramp, at the intersection of 1-293 and South Willow Street. 

Irregularly shaped 

Gently sloping 

0.63 acres /27,635 square feet 

The subject property has no frontage along interstate-293. 

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

The subject property has good visibility. 

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

All utilities are available at the subject property. 

There are no improvements on the site. 

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

The subject property is located in flood zone X (Areas determined to be outside the 
500 year flood plain) as indicated by FEMA Map 3301100383D, dated September 
25, 2009. 

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

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

Location: 

Shape: 

Topography: 

Land Area: 

Frontage; 

Access: 

Visibility: 

Soil Conditions: 

Utilities: 

Site Improvements: 

Land Use Restrictions: 

Flood Zone Description: 

Wetlands: 

Hazardous Substances: 

Overall Site Utility; 	The subject site is functional for its current use as green space. 

Location Rating: 	 Good 
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REAL PROPERTY TAXES AND ASSESS MENTS 

CURRENT PROPERTY TAXES 
The subject property is located in the taxing jurisdiction of the City of Manchester. 

The assessment and taxes for the property are presented below: 

Acenccnr'c Parr.P1 AliirrthRr PL-A. PL-B 
City of Manchester 

2013 
100% 

N/A 
Not to our knowledge 

N/A 

Assessing Authority: 

Current Tax Year: 
Assessment Ratio (% of market Value): 

Are taxes current? 
Is there a grievance underway? 
The subject's assessment and taxes are: 

.4P.:SgSSIVIE1417,411:FORMINT1101i 
Assessed Value 
	 Totals 

Assessor's Impliei, 

T-A(ZPABILOTY 
Total Property Taxes 

Compiled by Cushman & Wakefield of Massachusetts, Inc. 

REAL PROPERTY TAX CONCLUSION 
As state owned land, the properties have not been assessed for tax purposes. 

CUSHMAN& 
Or) WAKEFIELII, 

VALUATION & ADVISORY 



293 LIMITED ACCESS RIGHT OF WAY 
	

ZONING 	33 

ZONING 

GENERAL INFORMATION 
The property is zoned General Business District (B-2) by the City of Manchester. A summary of the subject's 

zoning is provided below: 

Municipality Governing Zoning: 

Current Zoning: 

Current Use: 

Is current use permitted: 

Proposed Use: 

Is proposed use permitted: 

Change In Zone Likely: 

Zoning Change Applied For: 

Zoning Variance Applied For: 
Permitted Uses: 

Prohibited Uses: 

City of Manchester 
General Business District (5-2) 

Highway 

Yes 

Green Space 
Yes 

No 

No 

No 
Permitted uses within this district include most retail uses including car 
dealerships. 

Prohibited uses within this district include industrial uses. 

i77P:N:INPAg.:QUIRPONI.:::* ' CODT „, UBJECT,,COM kl ,:  	.,.„ 	,.? 
Minimum Lot Area: 12,500 square feet Complying 

Lot Frontage: 100 feet Complying 

Maximum Floor Area Ratio (FAR): 1.0 times lot area Complying 

Maximum Lot Coverage (% of lot area): 75.0% Complying 

Minimum Yard Setbacks 
Front (feet): 20 Not Applicable 

Rear (feet): 30 Not Applicable 

Side (feet): 20 Not Applicable 

Compiled by Cushman & Wakefield of Massachusetts, Inc. 

ZONING COMPLIANCE 
Property value is affected by whether or not an existing or proposed improvement complies to zoning regulations, 

as discussed below. 

Complying Uses 

An existing or proposed use that complies to zoning regulations implies that there is no legal risk and that the 

existing improvements could be replaced "as-of-right." 

Pre-Existing, Non-Complying Uses 

In many areas, existing buildings pre-date the current zoning regulations. When this is the case, it is possible for 

an existing building that represents a non-complying use to still be considered a legal use of the property. 

Whether or not the rights of continued use of the building exist depends on local laws. Local laws will also 

determine if the existing building may be replicated in the event of loss or damage. 
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Non-CompfyIng Uses 
A proposed non-complying use to an existing building might remain legal via variance or special use permit. 
When appraising a property that has such a non-complying use, it is important to understand the local laws 
governing this use. 

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

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

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

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

HIGHEST AND BEST USE DEFINITION 
The Dictionary of Real Estate Appraisal, Fifth Edition (2010), a publication of the Appraisal Institute, defines the 
highest and best use as: 

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

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

HIGHEST AND BEST USE OF PROPERTY AS VACANT 

Legally Permissible 

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

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

Financially Feasible and Maximally Productive 

In order to be seriously considered, a use must have the potential to provide a sufficient return to attract 
investment capital over alternative forms of investment. A positive net income or acceptable rate of return would 
indicate that a use is financially feasible. Financially feasible uses are those uses that can generate a profit over 
and above the cost of acquiring the site, and constructing the improvements. Of the uses that are permitted, 
possible, and financially feasible, the one that will result in the maximum value for the property is considered the 
highest and best use. 

CONCLUSION 
We considered the legal issues related to zoning and legal restrictions of the proposed sites. It is our opinion that 
the Highest and Best Use of the proposed subject site as vacant will be open space. 
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'VALUATION PROCESS 

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

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

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

Cost Approach 
The Cost Approach is based on the proposition that an informed purchaser would pay no more for the subject 
than the cost to produce a substitute property with equivalent utility. This approach is particularly applicable when 
the property being appraised involves relatively new improvements which represent the Highest and Best Use of 
the land; or when relatively unique or specialized improvements are located on the site for which there are few 
improved sales or leases of comparable properties. 

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

Safes Comparison Approach 

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

income Cepitallzation Approach 

In the income Capitalization Approach the income-producing capacity of a property is estimated by using contract 
rents on existing leases and by estimating market rent from rental activity at competing properties for the vacant 
space. Deductions are then made for vacancy and collection loss and operating expenses. The resulting net 
operating income is divided by an overall capitalization rate to derive an opinion of value for the subject property. 
The capitalization rate represents the relationship between net operating income and value. This method is 
referred to as Direct Capitalization. 

Related to the Direct Capitalization Method is the Yield Capitalization Method. In this method periodic cash flows 
(which consist of net operating income less capital costs) and a reversionary value are developed and discounted 
to a present value using an internal rate of return that is determined by analyzing current investor yield 
requirements for similar investments. 

CUSHMAN & 
WAKEF1ELM VALUATION & ADVISORY 



293 LIMITED ACCESS RIGHT OF WAY 	 VALUATION PROCESS 	37 

SUMMARY 
This appraisal employs only the Sales Comparison Approach. Based on our analysis and knowledge of the 
subject property type and relevant investor profiles, it is our opinion that this approach would be considered 
necessary and applicable for market participants. Typical purchasers do not generally rely on the Cost or Income 
Capitalization Approaches when purchasing a property such as the subject of this report. Therefore, we have not 
employed the Cost Approach or the Income Capitalization Approach to develop an opinion of market value. The 
absence of these approaches does not diminish the reliability of the analysis. 
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LAND VALUATION 
We used the Sales Comparison Approach to develop an opinion of land value. We examined current offerings 
and analyzed prices buyers have recently paid for comparable sites. If the comparable was superior to the 
subject, a downward adjustment was made to the comparable sale. If inferior, an upward adjustment was made. 

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

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

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

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

The comparables and our analysis are presented on the following pages. Comparable land sale data sheets are 
presented in the Addenda of this report. 
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$/SF Land Na. Location Size (sf) Proposed Use Zoning Site utility 
Public 

Utilities Grantor Grantee 

Sale 
Date Sale Price COMMENTS 

S Subject Properly 27,635 Green Space General 
Business District 

(13-2) 

Poor All 
available 

1 840 Second Street, 
Manchester, NH 

20.909 Rotel- 
Commercial 

General 
Business 6-2 

Good Ali 
Available 

Granite Realty Aragon Oil, 
Inc, 

Fee Simple 4113 $500,000 $23.97This 7,800 square foot Midas Muffler Shop and related 
paved parking lot was built in 1970. According to 
Nanning department records the improvements are to 
be demolished and replaced with a new auto-related 
use and a 1.000 square foot retail use along the front 
of the building. Traffic count en Second Street is in the 
range of 16,000 cars per day. With an estimated 
demolition cost of $30,000, the price was $25.35 per 
square tool, 

2 29 Ciliey Road, 
Manchester, NH 

35,284 Retail- 
Commercial 

General 
Business B-2 

Good All 
Available 

John Byrne Nort way 
Bank 

Fee Simple 9/12 $1,150,000 632.59 'This property is identi6ed on lax map 372 -Lot 29. It 
was originally lots 1, 2, 5, 6 and 29. The property was 

approved ,,n September 2012 for a 2,500 square toot 
bank branch with 3 drive-thru lanes. 

• 

3 15 Leavy Drive, 
Bedford, NH 

87,556 Retail- 
Commercial 

Commercial - 
CO 

Good All 
Available 

AV Bedford, 
LLC 

Copper Door 
Restaurant 

Fee Simple 4111 5500,000 $5.74 This property is identified on tax map 10 as lot 23-7, a 
lot within the Bedford Me & Bedford Springs mixed-
use,devWopmeni park. Upon completion, the park will 
consist of a bank, restaurant, coffee shop, medical 
offices, business offices, a pharmacy and multi-family 
iving, Th,s lot has since been improved with a 7,860 
square toot single story restaurant with 137 parking 
spaces with visibility on Route 101_ 

4 7 Leavy Drive, 
Bedford. NH 

43,560 Retail- 
Commercial 

Commercial 
CO 

Good All 
Available 

AV Bedford, 
laC 

Bellwether 
Community 

Credit Union 

l=ee Simple 4111 $375,000 $3.61 Thin property is within the Bonnard Hills & Bedford 
Springs mixed-use development park. Upon 
cornpletIon, the park will consist of a bank, restaurant, 
coffee slop, medical offices, business offices, a 
pharmacy and multi-family living, all situated on a knoll 
on the west side of Route 101 This lot has since been 
improved with a 7,860 square foot single story 
restaurant with 137 parking spaces with visibility an 
Route 101 on a former 37,963 are parcel that has been 
subdivided into various lots. 

5 469 South Willow Street, 
Manchester, NH 

32,670 Retail- 
Commercial 

General 
Business 9-2 

Good All 
Available 

The Holdemess 
School 

Trio Real 
Estate 

Management 

Fee Simple 4/10 5500,000 615.30 This lot is at the corner of South Willow and Parkview 
Streets. .A 2,0000 square foot batteries Plus retail store 
hay since been Wilt on the front two thirds of the 
property as the back third is zoned R-1B. The property 
was formerly used as a used onto Sales lot and was 
listed for $549,000. 

_ :t  of i,.   ,_ 

Low 

High 

Average 

2.0.909 

57,556 

43,996 

4/1d 

4/13 

9/11 

$375,000 

61,150,000 3  

5605,000 

$5.7 

$32.59 

$17.23 

Compiled by Cushman & Wakefiel of Massachusetts, /nc. 
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Other 

Adj. 
Price 

PSF Land 

Property 
Rights 

Conveyed 

ctirt:prnic 

Conditions 
of Sale 

Aclj tistmc ittsAgunlii 

Financing 

I ati v el _Property. 

Location 

Qh a r?ctcristic 

Size 

Acrol$,  

Public 
Utilities 

tr:ii0(7FW (Additlye 

utitity1')  Overall 
No. 

Price PSF 
Land & Date 

MarkeP 
Conditions 

PSF Land 
Subtotal 

1 $23.91 Fee Simple Arm's-Length None Similar $23.91 Similar Similar Similar Superior Inferior $15.54 Superior 

4/13 0.0% 0.0% 0.0% 0.0% 0.0% 0,0% 0,0% 0.0% -40.0% 5.0% -35.0% 

$32.59 Fee Simple Arm's-Length None Similar $32.59 Similar Similar Similar Superior Similar $19.56 Superior 

6/12 0.0% 0.0% 0.0% 0,0% 0.0% 0.0% 0,0% 0.0% -40.0% 0,0% -40.0% 

3 $5.71 Fee Simple Arm's-Length one Similar $5.71 Inferior arger Similar Superior Similar $4.85 Superior 

4/11 0.0% 0.0% 0,0% 0.0% 0.0% 10.0% 5.0% 0.0% -40.0% 0.0% -15.0% 

4 $8.61 Fee Simple Arm's-Length None Similar $8.61 Inferior Larger Similar Superior Similar $6,46 Superior 

4/11 0.0% 0.0% 0.0% 0.0% 0.0% 10.0% 5.0% 0.0% -40,0% 0.0% -25.0% 

$15.30 ee Simple Arm's-Length None Similar $15.30 Similar Similar Similar Superior Similar $9.18 Superior 

4/10 0,0% 0.0% 0.05,6 0.0% 0.0% 0.0% 0.0% 0.0% -40.0% .0% -40.0% 

$5.71 - Low 

$32.59 - High 

$17.23 - Average 

Compiled by Cushman & Wakefield of Massachusetts, Inc. 
II) Market Conditions Adjustment Footnote 

Compound annual change in market conditions: 0.00% 
Date of Value (for adjustment calculations): 7/15/13 

Low 
	

$4,85 

High - 
	$19.56 

Average - 	$11.12 

(2) Utility Footnote  

Utility includes shape, access, frontage and visibility. 
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DISCUSSION OF ADJUSTMENTS 

Property Fights Conveyed 
The property rights conveyed in a transaction typically have an impact on the sale price of a property. Acquiring 
the fee simple interest implies that the buyer is acquiring the full bundle of rights. Acquiring a leased fee interest 
typically means that the property being acquired is encumbered by at least one lease, which is a binding 
agreement transferring rights of use and occupancy to the tenPnt. A leasehold interest involves the acquisition of 

a lease, which conveys the rights to use and occupy the property to the buyer for a finite period of time. At the 
end of the lease term, there is typically no reversionary value to the leasehold interest. Since we are valuing the 
fee simple interest as reflected by each of the comparables, an adjustment for property rights is not required. 

Conditions of Sale 
Adjustments for conditions of sale usually reflect the motivations of the buyer and the seller. In many situations 
the conditions of sale may significantly affect transaction prices. However, all sales used in this analysis are 
considered to be "arms-length" market transactions between both knowledgeable buyers and sellers on the open 

market. Therefore, no adjustments were required. 

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

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

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

Size 
The adjustment for size generally reflects the inverse relationship between unit price and lot size. Smaller lots 
tend to sell for higher unit prices than larger lots, and vice versa. Therefore, upward adjustments ranging between 
5 and 15 percent were made to comparables 3 and 4 for their larger size. 

Pub!le Utilities 
The availability of public utilities has a significant impact on the value of a property. Municipal utility providers 
often, but not always, provide utilities such as gas, water, electric, sewer, and telephone. It is therefore important 
to understand any differences that may exist in the availability of public utilities to the subject property and its 
comparables. All of the sales, like the subject, had full access to public utilities at the time of sale. Therefore, no 

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

Other  

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

DISCUSSION OF COMPARABLE SALES 

Comparable Sale No. J. 

This comparable property is located at 840 Second Street, Manchester, NH, 
within the General Business B-2 zoning district. The parcel contains 20,909 
square feet, or 0.48 acres, with a maximum FAR, as per current zoning, of 
1.00 times the lot area. The maximum lot coverage is 75 percent. Granite 
Realty sold this property to Aragon Oil, Inc. in April 2013 for a total price of 
$500,000, or $23.91 per square foot of land area. This property has good 
utility, and all available public utilities. Its intended use at the time of sale was 
a retail-commercial use. This 7,800 square foot Midas Muffler Shop and 

related paved parking lot was built in 1970. According to planning department records the improvements are to be 
demolished and replaced with a new auto-related use and a 1,000 square foot retail use along the front of the 
building. Traffic count on Second Street is in the range of 16,000 cars per day, With an estimated demolition cost 
of $30,000, the price was $25.35 per square foot. 

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

Comparable Sale No. 2 

Comparable No. 2 is located at 29 Cilley Road, Manchester, NH, in the 
General Business B-2 zoning district. It contains 35,284 square feet, or 0.81 
acres, and its maximum FAR by current zoning is 1.00 times the lot area. The 
maximum floor area ratio is 75 percent. John Byrne sold this property to 
Northway Bank in June 2012 for a price of $1,150,000, or $32.59 per square 
foot of land area. Public utilities on this site are all available and its utility is 
good. The intended use of this site at the time of sale was retail-commercial 
This property is identified on tax map 372 - Lot 29. It was originally lots 1, 2, 5, 

6 and 29. The property was approved in September 2012 for a 2,500.square foot bank branch with 3 drive-thru 
lanes. 

Comparable 2 required a downward adjustment of 40 percent to account for its superior utility in comparison to 
the subject properties. After all adjustments this sale indicated a value of $19.56 per square foot. 
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Comparable Sale No. 3 
Located at 15 Leavy Drive, Bedford, NH within the Commercial - CO zoning 
district, this property was sold from AV Bedford, LLC to Copper Door 
Restaurant in April 2011 for $500,000, or $5,71 per square foot of land area. 
At the time of sale, this site was intended for an retail-commercial use. It 
contains 87,556 square feet, or 2.01 acres and has a maximum floor area 
ratio of 75 percent. The site has good utility, and public utilities are all 
available. This property is identified on tax map 10 as lot 23-7, a lot within the 
Bedford Hills & Bedford Springs mixed-use development park. Upon 

completion, the park will consist of a bank, restaurant, coffee shop, medical offices, business offices, a pharmacy 
and multi-family living. This lot has since been improved with a 7,860 square foot single story restaurant with 137 

parking spaces with visibility on Route 101. 

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

Comparable Sale No. 4 

This comparable property is located at 7 Leavy Drive, Bedford, NH within the 
Commercial - CO zoning district, and it encompasses 43,560 square feet, or 
1.00 acres. As per current zoning, the maximum floor area ratio is 75 percent. 
At the time of sale the intended use of this site was retail-commercial. AV 
Bedford, LLC sold the property to Bellwether Community Credit Union in April 
2011 for a price of $375,000, or $8.61 per square foot of land area. This site 
has good utility, and public utilities are all available. This property is within the 
Bedford Hills & Bedford Springs mixed-use development park. Upon 

completion, the park will consist of a bank, restaurant, coffee shop, medical offices, business offices, a pharmacy 
and multi-family living, all situated on a knoll on the west side of Route 101 This lot has since been improved with 
a 7,860 square foot single story restaurant with 137 parking spaces with visibility on Route 101 on a former 

37.963 are parcel that has been subdivided into various lots. 

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

Comparable Sale No. 5 
This lot is located at 466 South Willow Street, Manchester, NH in the General 
Business 8-2 zoning district. Its size is 32,670 square feet, or 0.75 acres and 
its maximum zoning FAR is 1.00 times the lot area. According to the current 
zoning, the maximum floor area ratio is 75 percent. Trio Real Estate 
Management acquired this property from The Holderness School in April 2010 
for $500,000, or $15.30 per square foot of land area. The utility of this site is 
good with all available public utilities. The intended use of this site at the time 
of sale was retail-commercial. This lot is at the corner of South Willow and 

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

listed for $549,000. 
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Comparable 5 required a downward adjustment of 40 percent to account for its superior utility in comparison to 
the subject properties. After all adjustments this sale indicated a value of $9.18 per square foot 

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

that development of the parcels in any fashion will be prohibited. 

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

Indicated Value 

SQFT Measure 

$10.00 

x 27,635 

Indicated Value $276,350 

Rounded to nearest $5,000 $275,000 

$/SF Basis $9.95 

LAND VALUE CONCLUSION $275,000 

$ISF Basis $9.95 

Compiled by Cushman & Wakefield of Massachusetts, Inc. 
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RECONCILIATION AND FINAL VALUE OPINION 

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

The approach indicated the following: 

4.$ 
July 15 	;3! 

Land Valuation 
Land Value $275,000 
Land Value PSF $9.95 

tFinaliValUe Conclusion $27CPQD 
Compiled by Cushman & Wakefield of Massachusetts, Inc, 

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

Compiled by Cushman & Wakefield of Massachusetts, Inc. 

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

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

Conditions are annexed. 

"Property" means the subject of the Report. 

"C&W' means Cushman & Wakefield, Inc. or its subsidiary that issued the Report. 

"Appraiser(s)" means the employee(s) of C&W who prepared and signed the Report. 

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

• No opinion is intended to be expressed and no responsibility is assumed for the legal description or for any matters that are legal 

in nature or require legal expertise or specialized knowledge beyond that of a real estate appraiser. Title to the Property is 
assumed to be good and marketable and the Property is assumed to be free and clear of all liens unless otherwise stated. No 

survey of the Property was undertaken. 

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

The opinions are only as of the date stated in the Report. Changes since that date in external and market factors or in the 

Property itself can significantly affect the conclusions in the Report. 

The Report is to be used in whole and not in part. No part of the Report shall be used in conjunction with any other analyses. 
Publication of the Report or any portion thereof without the prior written consent of C&W is prohibited. Reference to the Appraisal 
Institute or to the IVIAI designation is prohibited. Except as may be otherwise stated in the letter of engagement, the Report may 
not be used by any person(s) other than the party(ies) to whom it is addressed or for purposes other than that for which it was 
prepared. No part of the Report shall be conveyed to the public through advertising, or used in any sales, promotion, offering or 
SEC material without C&Ws prior written consent. Any authorized user(s) of this Report who provides a copy to, or permits 
reliance thereon by, any person or entity not authorized by C&W in writing to use or rely thereon, hereby agrees to indemnify and 
hold C&W, its affiliates and their respective shareholders, directors, officers and employees, harmless from and against all 
damages, expenses, claims and costs, including attorneys' fees, incurred in investigating and defending any claim arising from or 
in any way connected to the use of, or reliance upon, the Report by any such unauthorized person(s) or entity(ies). 

® Except as may be otherwise stated in the letter of engagement, the Appraiser shall not be required to give testimony in any court 

or administrative proceeding relating to the Property or the Appraisal. 

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

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

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

parties. 

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

▪ Unless otherwise stated in the Report, compliance with the requirements of the Americans with Disabilities Act of 1990 (ADA) 
has not been considered in arriving at the opinion of value. Failure to comply with the requirements of the ADA may adversely 
affect the value of the Property. C&W recommends that an expert in this field be employed to determine the compliance of the 
Property with the requirements of the ADA and the impact of these matters on the opinion of value. 

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

■ In the event of a claim against C&W or its affiliates or their respective officers or employees or the Appraisers in connection with 
or in any way relating to this Report or this engagement, the maximum damages recoverable shall be the amount of the monies 
actually collected by C&W or its affiliates for this Report and under no circumstances shall any claim for consequential damages 

be made. 

If the Report is referred to or included in any offering material or prospectus, the Report shall be deemed referred to or included 
for informational purposes only and C&W, its employees and the Appraiser have no liability to such recipients. C&W disclaims 
any and all liability to any party other than the party that retained C&W to prepare the Report. 

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

this estimate. 

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

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

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

expertise in this field. 

Unless otherwise noted, we observed no evidence of toxic or hazardous substances during our inspection of the site. However, 
we are not trained to perform technical environmental inspections and recommend the hiring of a professional engineer with 

expertise in this field. 

▪ Unless otherwise noted, we did not inspect the roof nor did we make a detailed inspection of the mechanical systems. The 
appraisers are not qualified to render an opinion regarding the adequacy or condition of these components. The client is urged to 
retain an expert in this field if detailed information is needed. 

• By use of this Report each party that uses this Report agrees to be bound by all of the Assumptions and Limiting Conditions, 
Hypothetical Conditions and Extraordinary Assumptions stated herein. 
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CERTIFICATiON OF APPRAISAL 
We certify that, to the best of our knowledge and belief: 

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

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

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

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

▪ Our engagement in this assignment was not contingent upon developing or reporting predetermined results. 

• Our 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. 

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

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

Randell L. Harwood, MAI, FRICS, CRE did make a personal inspection of the property that is the subject of this report. 

• We have not performed prior services involving the subject property within the three-year period immediately preceding 
the acceptance of the assignment. 

▪ No one provided significant real property appraisal assistance to the persons signing this report. The following individuals 
provided significant real property assistance in preparing this appraisal: Jason Taunton-Rigby 

▪ As of the date of this report, Randall L. Harwood, MAI, FRICS, CRE has completed the continuing education program for 
Designated Members of the Appraisal Institute. 

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

Manager 

NH Certified General Appraiser 

License No. NHCG-565 

randy.harwood@cushwake.com  
(617) 204-4189 Office Direct 

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

The following definitions of pertinent terms are taken from The Dictionary of Real Estate Appraisal, Fifth Edition (2010), published by the Appraisal Institute, 
Chicago, IL, as well as other sources. 

AS IS MARKET VALUE 
The estimate of the market value of real property in its current physical condition, use, and zoning as of the appraisal date. (Proposed Interagency Appraisal and 

Evaluation Guidelines, OCC-4810-33-P 20%) 

BAND OF INVESTMENT 
A technique in which the capitalization rates attributable to components of a capita# investment are weighted and combined to derive a weighted-average rate 

attributable to the total investment, 

CASH EQUIVALENCY 
An analytical process in which the sale price of a transaction with nonmarket financing or financing with unusual conditions or incentives is converted into a price 
expressed in terms of cash. 

DEPRECIATION 
1, In appraising, a loss in property value from any cause; the difference between the cost of an improvement on the effective date of the appraisal and the market 
value of the improvement on the same date. 2. in accounting, an allowance made against the loss in value of an asset for a defined purpose and computed using 
a specified method. 

DISPOSITION VALUE 
The most probable price that a specified interest in real property is likely to bring under all of the following conditions: 

E Consummation of a sale will occur within a fimited future marketing period specified by the client. 

c 	The actual market conditions currently prevailing are those to which the appraised property interest is subject. 

• The buyer and seller is each acting prudently and knowledgeably. 

• The seller is under compulsion to sell. 

a 	The buyer is typically motivated. 

• Both parties are acting in what they consider their best interest. 

e An adequate marketing effort will be made in the limited time allowed for the completion of a safe. 

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

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

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

ELLWOOD FORMULA 
A yield capitalization method that provides a formulaic solution for developing a capitalization rate for various combinations of equity yields and mortgage terms. 

The formula is applicable only to properties with stable or stabilized income streams and properties with income streams expected to change according to the J or - 
K-factor pattern. The formula is 
RO = [YE - M (YE + P 1/Sn— RM) AO 1/S n-] / [1 + ist J) 
where 
RO = Overall Capitalization Rate 
YE = Equity Yield Rate 
M = Loan-to-Value Ratio 
P = Percentage of Loan Paid Off 

1/S n- = Sinking Fund Factor at the Equity Yield Rate 
RM .Mortgage Capitalization Rate 
LO - Change in Total Property Value 
di . Total Ratio Change in Income 

J Factor 
Also called mortgage-equity formula. 

VA' 
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EXPOSURE TIME 
1. The time a property remains on the market. 2. The estimated length of time the property interest being appraised would have been offered on the market prior to 
the hypothetical consummation of a sale at market value on the effective date of the appraisal; a retrospective estimate based on an analysis of past events 
assuming a competitive and open market. See also marketing time. 

EXTRAORDINARY ASSUMPTION 
. 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. 

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

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

HYPOTHETICAL CONDITIONS 
A condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the effective date of the assignment results, 
but is used for the purpose of analysis. 

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

INSURABLE VALUE 
A type of value for insurance purposes. 

INTENDED USE 
The use or uses of an appraiser's reported appraisal, appraisal review, or appraisal consulting assignment opinions and conclusions, as identified by the appraiser 
based on communication with the client at the time of the assignment. 

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

LEASED FEE INTEREST 
A freehold (ownership interest) where the possessory interest has been granted to another party by creation of a contractual landlord-tenant relationship (i,e., a 
lease). 

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

LIQUIDATION VALUE 
The most probable price that a specified interest in real property is likely to bring under all of the following conditions: 

▪ Consummation of a sale will occur within a severely limited future marketing period specified by the client. 

■ The actual market conditions currently prevailing are those to which the appraised property interest is subject. 

■ The buyer is acting prudently and knowledgeably. 

■ The seller is under extreme compulsion to sell. 

m 	The buyer is typically motivated. 

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

• A limited marketing effort and time will be allowed for the completion of a sale. 

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

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

Note that this definition differs from the definition of market value. The most notable difference relates to the motivation of the seller. Under market value, the 

seller would be acting in his or her own best interests, The seller would be acting prudently and knowledgeably, assuming the price is not affected by undue 
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stimulus or atypical motivation, In the case of liquidation value, the seller would be acting under extreme compulsion within a severely limited future marketing 
period. 

MARKET RENT 
The most probable rent that a property should bring in a competitive and open market reflecting all conditions and restrictions of the lease agreement, including 
permitted uses, use restrictions, expense obligations, term, concessions, renewal and purchase options, and tenant improvements (T1s). 

MARKET VALUE 
As defined in the Agencies' appraisal regulations, the most probable price which a property should bring in a competitive and open market under all conditions 
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. 

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

■ Buyer and seller are typically motivated; 

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

■ A reasonable time is allowed for exposure in the open market; 

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

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

MARKETING TIME 
An opinion of the amount of time it might take to sell a real or personal property interest at the concluded market value level during the period immediately after the 
effective date of an .appraisal. Marketing time differs from exposure time, which is always presumed to precede the effective date of an appraisal. (Advisory 
Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real 
Property and Personal Property Market Value Opinions" address the determination of reasonatble exposure and marketing time.) See also exposure time. 

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

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

Property insurance - Coverage for toss or damage to the property caused by the perils of fire, lightning, extended coverage perils, vandalism arid 	s 
mischief, and additional perils. 

Management Fees - The sum paid for management services. Management services may be contracted for or provided by the property owner. Management 

expenses may include supervision, on-site offices or apartments for resident managers, telephone service, clerical help, legal or accounting services, 
printing and postage, and advertising. Management fees may occasionally be included among recoverable operating expenses 

Total Administrative Fees - Depending on the nature of the real estate, these usually include professional fees and other general administrative expenses, 
such as rent of offices and the services needed to operate the property. Administrative expenses can be provided either in the following expense 
subcategories or in a bulk total. 1) Professional Fees - Fees paid for any professional services contracted for or incurred in property operation; or 2) Other 
Administrative - Any other general administrative expenses incurred in property operation. 

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

Electricity • The cost of electricity purchased from outside producers. Although the cost of electricity for leased space is frequently a tenant expense, and 

therefore not included in the operating expense statement, the owner may be responsible for lighting public areas and for the power needed to run elevators 
and other building equipment. 

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

Water & Sewer • The cost of water consumed, including water specially treated for the circulating ice water system, or purchased for drinking purposes. The 
cost of water is a major consideration for industrial plants that use processes depending on water and for multifamily projects, in which the cost of sewer 
service usually ties to the amount of water used. It is also an important consideration for laundries, restaurants, taverns, hotels, and similar operations. 

Other Utilities The cost of other utilities purchased from outside producers. 

Total Utilities - The cost of utilities net of energy sales to stores and others. Utilities are services rendered by public and private utility companies (e.g., 
electricity, gas, heating fuel, water/sewer and other utilities providers). Utility expenses can be provided either in expense subcategories or in a bulk total. 

Repairs & Maintenance All expenses incurred for the general repairs and maintenance of the building, including common areas and general upkeep. 
Repairs and maintenance expenses include elevator, HVAC, electrical and plumbing, structural/roof, and other repairs and maintenance expense items.  

"Interagency Appraisal and Evaluation Guidelines.` Federal Register 75:237 (December 10, 2010) p. 77472. 
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Repairs and Maintenance expenses can be provided either in the following expense subcategories or in a bulk total. 1) Elevator - The expense of the 
contract and any additional expenses for elevator repairs and maintenance. This expense item may also include escalator repairs and maintenance. 2) 

HVAC - The expense of the contract and any additional expenses for heating, ventilation and air-conditioning systems. 3) Electrical & Plumbing - The 
expense of ail repairs and maintenance associated with the property's electrical and plumbing systems. 4) Structural/Roof - The expense of all repairs and 
maintenance associated with the property's building structure and roof. 5) Pest Control - The expense of insect and rodent control. 6). Other Repairs & 
Maintenance • The cost of any other repairs and maintenance items not specifically included in other expense categories. 

Common Area Maintenance - The common area is the total area within a property that is not designed for sale or rental, but is available for common use by 
all owners, tenants, or their invitees, e.g., parking and its appurtenances, malls, sidewalks, landscaped areas, recreation areas, public toilets, truck and 
service facilities. Common Area Maintenance (CAM) expenses can be entered in bulk or through the sub-categories. 1) Utilities - Cost of utilities that are 
included in CAM charges and passed through to tenants, 2) Repair & Maintenance - Cost of repair and maintenance items that are included in CAM charges 
and passed through to tenants. 3) Parking Lot Maintenance - Cost of parking lot maintenance items that are included in CAM charges and passed through 
to tenants. 4) Snow Removal - Cost of snow removal that are included in CAM charges and passed through to tenants. 5) Grounds Maintenance - Cost at 
ground maintenance items that are included in CAM charges and passed through to tenants. 6) Other CAM.expenses are items that are included in CAM 
charges and passed through to tenants. 

Painting & Decorating - This expense category is relevant to residential properties where the landlord is required to prepare a dwelling unit for occupancy In 
between tenancies. 

Cleaning & Janitorial - The expenses for building cleaning and janitorial services, for both daytime and night-time cleaning and janitorial service for tenant 
spaces, public areas, atriums, elevators, restrooms, windows, etc. Cleaning and Janitorial expenses can be provided either in the following subcategories or 

entered in a bulk total. 1) Contract Services The expense of cleaning and janitorial services contracted for with outside service providers. 2) Supplies, 
Materials & Misc. - The cost any cleaning materials and any other janitorial supplies required for property cleaning and janitorial services and not covered 
elsewhere. 3) Trash Removal - The expense of property trash and rubbish removal and related services. Sometimes this expense item includes the cost of 
pest control and/or snow removal .4) Other Cleaning/Janitorial - Any other cleaning and janitorial related expenses not included in other specific expense 
categories. 

Advertising & Promotion - Expenses related to advertising, promotion, sales, and publicity and all related printing, stationary, artwork, magazine space, 
broadcasting, and postage related to marketing. 

Professional Fees - Alt professional fees associated with property leasing activities including legal, accounting, data processing, and auditing costs to the 
extent necessary to satisfy tenant lease requirements and permanent lender requirements. 

Total Payroll - The payroll expenses for all employees involved in the ongoing operation of the property, but whose salaries and wages are not included in 
other expense categories. Payroll expenses can be provided either in the following subcategories or entered in a bulk total- 1) Administrative Payroll - The 
payroll expenses for ail employees involved in on-going property administration, 2) Repair & Maintenance Payroll - The expense of all employees involved in 
on-going repairs and maintenance of the property. 3) Cleaning Payroll - The expense of all employees involved in providing on-going cleaning and janitorial 
services to the property 4) Other Payroll - The expense of any other employees involved in providing services to the property not covered in other specific 
categories. 

Security Expenses related to the security of the Lessees and the Property. This expense item includes payroll, contract services and ether security 
expenses not covered in other expense categories. This item also includes the expense of maintenance of security systems such as alarms and closed 
circuit television (CCTV), and ordinary supplies necessary to operate a security program, including batteries, control forms, access cards, and security 
uniforms. 

Roads & Grounds The cost of maintaining the grounds and parking areas of the property. This expense can vary widely depending on the type of property 

and its total area. Landscaping improvements can range from none to extensive beds, gardens and trees. In addition, hard-surfaced public parking areas 
with drains, lights, and marked car spaces are subject to intensive wear and can be costly to maintain. 

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

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

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

PROSPECTIVE VALUE UPON REACHING STABILIZED OCCUPANCY 
The value of a property as of a point in time when all improvements have been physically constructed and the property has been leased to its optimum level of 
long-term occupancy. At such point, all capital outlays for tenant improvements, leasing commissions, marketing costs and other carrying charges are assumed to 
have been incurred. 

SPECIAL, UNUSUAL, OR EXTRAORDINARY ASSUMPTIONS 
Before completing the acquisition of a property, a prudent purchaser in the market typically exercises due diligence by making customary enquiries about the 
property. It is normal for a Valuer to make assumptions as to the most likely outcome of this due diligence process and to rely on actual information regarding such 

matters as provided by the client, Special, unusual, or extraordinary assumptions may be any additional assumptions relating to matters covered in the due 
diligence process, or may relate to other issues, such as the identity of the purchaser, the physical state of the property, the presence of environmental pollutants 
(e.g., ground water contamination), or the ability to redevelop the property. 
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ADDENDUM B: 
CLIENT SATISFACTION SURVEY 

Survey Link: 	Im://WWW.surveyrnonkey.comis.aspx?sm=_2b Z xcl p1 j1 DWI6n_2fswhl l<Q3c1_3d&c=13- 

27001-900406-001 

C&W File ID: 13-27001-'00406-001 

Fax Option: 	(716) 852-0890 

1. Given the scope and complexity of the assignment, please rate the development of the appraisal relative to the 

adequacy and relevance of the data, the appropriateness of the techniques used, and the reasonableness of the 

analyses, opinions, and conclusions: 

Excellent 

Good 
Average 

Below Average 
Poor 

Comments: 

2, Please rate the appraisal report on clarity, attention to detail, and the extent to which it was presentable to your 

internal/external users without revisions: 

	 Excellent 

Good 
Average 

Below Average 

Poor 

Comments: 
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3. The appraiser communicated effectively by listening to your concerns, showed a sense of urgency in 

responding, and provided convincing support of his/her conclusions: 

Not Applicable Excellent 
Good 

Average 

Below Average 
Poor 

Comments: 

4, The report was on time as agreed, or was received within an acceptable time frame if unforeseen factors 

occurred after the engagement: 

Yes 
No 

5. Please rate your overall satisfaction relative to cost, timing, and quality: 

Excellent 

Good 
Average 

Below Average 

Poor 

Comments: 

6. Any additional comments or suggestions? 
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7. Would you like a representative of Cushman & Wakefield's National Quality Control Committee to contact you? 

Yes 
No 

Your Name: 

Your Telephone Number: 

Contact Information: Scott Schafer 

Managing Director, National Quality Control 

(716) 852-7500, ext. 121 

CUSHMAN & 
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ADDENDUM C: 
ENGAGEMENT LETTER 
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Randall L Harwood, MAI, CAE, FMCS 
Senior Manning Director, Regional Manager 

CUSHMAN EL sig. WAKEFIELD® 
Gus hraan & Wakefield of Massachusetts, inc. 
125 Summer Street, Suite. 1500 
Elusion, MA, 02110 
617-204-4189 Tel 
617-951-1340 Fox 
randy. harwood@cushwake.cum 

June 14, 2013 

H. Andy Crews 
President & CEO 
AuToFAin 
200 Keller Street 
Manchester, NH 03103 

Re: 
	

293 Limited Access Right of Way 
Southwest corner of 1-93 and South 
Willow Street 
Manchester, NH 

Dear Andy: 

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

TERMS OF ENGAGEMENT 

I. PROBLEM IDENTIFICATION 

The Parties To This Agreement: 

Intended Users: 

Intended Use: 

Type of Opinion and Rights 
Appraised: 

The undersigned Cushman & Wakefield affiliated company and 
AUTOFAIR (herein at times referred to as "Client") 

The appraisal wilt be prepared for AutoFair and is intended only 
for the use specified below, The Client agrees that there are no 
other Intended Users. 

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

Market value of the Fee Simple interest. 

Date Of Value: 

Subject of the Assignment 
Relevant Characteristics: 

6 	Date of inspection 

and The property to be appraised is identified as the 293 Limited 
Access Right of Way. This is two parcels with a total land area 
of 27,635 square feet. We understand that our client is 
negotiating to purchase this property subject to a deed restriction 
that they must be preserved as open space and can not be 
developed in any fashion. 	The property is located in 
Manchester, NH. 

Assignment Conditions: 	 The assignment should not incorporate any extraordinary 
assumptions or hypothetical conditions, 



H. Andy Crews 
Auto Fair 
June 14, 2013 
Page 2 

General Scope of Work: 

319. REPORTING AND DISCLOSURE 

Scope of Work Disclosure: 

Reporting Option: 

Fee: 

Additional Expenses: 

Retainer: 

Report Copies: 

Start Date: 

Changes to Agreement: 

Prior Services Disclosure: 

The undersigned Cushman & Wakefield affiliated company 
andfor its designated affiliate or subsidiary (herein at times 
"C&W") will develop an appraisal in accordance with USPAP and 
the Code of Ethics and Certification Standards of the Appraisal 
Institute 

• Property Inspection to the extent necessary to adequately 
identify the real estate 

▪ Research relevant market data, in terms of quantity, quality, 
and geographic comparability, to the extent necessary to 
produce credible appraisal results 

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

• Sales Comparison Approach 

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

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

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

Fee quoted is inclusive of expenses related to the preparation of 
the report. 

A retainer is not required for this assignment in order to 
commence work. 

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

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

This proposal is subject to withdrawal if the engagement letter is 
not executed by the Client within four (4) business days. 

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

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

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

II. ANTICIPATED SCOPE OF WORK 

USPAP Compliance: 

Acceptance Date: 

Final Report Delivery: 

CUSHMAN & 
R.vp WAKEFIELD.. 



AGREED: 
CLIENT: ALITOFAIR 

By: 

H. Andy Crews 

Title: 	 President & CEO 

Date: 

H. Andy Crews 
AutoFair 
June 14, 2013 
Page 3 

involving the subject property within the three years prior to this 
assignment. 

Conflicts of Interest: 	 C&W adheres to a strict internal conflict of interest policy. If we 
discover in the preparation of our appraisal a conflict with this 
assignment we reserve the right to withdraw from the 
assignment without penalty. 

FurtherConditions of Engage men 	The Conditions of Engagement attached hereto are incorporated 
herein and are part of this letter of engagement. 

Thank you for calling on us to render these services and we look forward to working with you. 

Sincerely, 
CUSHMAN & WAKEFIELD OF MASSACHUSETTS, INC. 

Randeli L Harwood, MAI, CRE, FRCS 
Senior Managing Director, Regional Manager 

CC: 

E-mail Address/Phone & Fax Nos.: 	adrewsgo. 	7of r(`Cr 	p03- to 	t 09e 

4. CUSHMAN! & 
Val" WAKEFIELD. 



CONDITIONS OF ENGAGEMENT 

1) Tee Client and any Intended Users identified herein should consider the appraisal as only one factor together with its 
independent investment considerations arid underwriting criteria in its overall investment decision. The appraisal cannot 
be used by any party or for any purpose other than as specified in this engagement letter, 

2) Federal banking regulations require banks and savings and loan associations to employ appraisers where a FIRREA 
compliant appraisal must 'be used in connection with mortgage loans or other transactions involving federally regulated 
lending institutions, including mortgage bankers/brokers. Because of that requirement, this appraisal, if ordered 
independent of a financial institution or agent, may not be accepted by a federally regulated financial Institution. This 
appraisal will be prepared in accordance with the Uniform Standards of Professional Appraisal Practice of The Appraisal 
Foundation, the Standards of Professional Practice and the Corte of Ethics  of the Appraiaal institiute, 

.3) 	The appraisal. report will .be..subject to our standard..Assumplions and Limiting Conditions..whichtwill betneorporated into 
the appraisal, All users of the eppraisal report are specifically cautioned to understand any Extraordinary Assumptions 
and Hypothetical Conditions which may be employed by The appraiser and incorporated info the appraisal, 

4) The appraisal report or our name may not be used in any offering memoranda or other investment material without the 
prior written consent of C.&W, whibh may be given at the sole discretion of C&W• Any such consent, if given, shall be 
conditioned upon our receipt of an indemnification agreement from a party satisfactory to us and in a form satisfactory to 
us. Furthermore, Client agrees to pay the fees of C&Ws legal patinae! for the review of the material which is the subject 
of the requested consent. it the appraisal is referred to or included in any offering material or prospectus, the appraisal 
shall be deemed referred to or included for informational purposes only and C&W, its employees arid the appraiser have 
no liability to such recipients, C&W disclaims any and all liability to any party other. than the party which retained C&W 
to prepare the appraisal 

5) In the event the Client provides a copy of this appraisal to, or permits reliance thereon by, any person or entity not an 
identified Intended User at the time of the assignment and authorized by C&W in writing to use or rely thereon, Client 
hereby agrees to indemnify and hold C&W, its affiliates and the respective shareholders, directors, Officers and 
employees, harmless from and against all damages, expenses, claims and costs, including attorney's fees, incurred in 
investigating and defending any claim arising from or in any way connected to the use of, or reliance upon, the appraisal 
by any such unauthorized person or entity, 

6.) 	The balance of the tee for the appraisal will be due upon delivery of a report. Payment of the fee is not contingent on 
the appraised value, outcome of the consultation report, a loan closing, or any other prearranged condition. Additional 
fees will be charged on an hourly basis for any work, which exceeds the scope of this proposal, including performing 
additional valuation scenarios, additional research and conference calls or meetings with any party, which exceed the 
time allotted by C&W for an assignment of this nature. If we are requested to stop working on this assignment, for any 
reason, prior to our completion of the appraisal,. C&W will be entitled to bill the Client for the time expended to date at 
C&Ws hourly rates for the personnel involved, 

7) If C&W or any of its affiliates or any of their respective employees receives a subpoena or other Judicial command to 
produce documents or to provide testimony involving this assignment in connection with a lawsuit or proceeding, C&W 
will use reasonable efforts to notify the Client of our receipt of same. However, if C&W or any of its affiliates are not a 
party to these proceedings, Client agrees to compensate C&W or its affiliate for the professional time and reimburse 
C&W or its affiliate for the actual expense that it incurs in responding to any such subpoena or judicial command, 
including attorneys' fees, if any, as they are incurred, G&W or its affiliate will be compensated at the then prevailing 
hourly rates of the personnel responding to the subpoena or command for testimony. 

8) By signing this agreement Client expressly agrees that its sole and exclusive remedy for any and all losses. Of damages 
relating to this agreement or the appraisal shall be limited to the amount of the appraisal tee paid by the Client. In the 
event that the Client, or any other party entitled to do so, makes a claim against C&W or any of its affiliates or any of 
their respective officers or employees in connection with or in any way relating to this engagement or the appraisal, the 
maximum damages recoverable from C&W or any of its affiliates or their respective officers or employees shall be the 
amount of the monies actually collected by C&W or any of its affiliates for this assignment and under no circumstances 
shall any claim for consequential damages be made. 

9) It is acknowledged that airy opinions and conclusions expressed by the professionals of C&W or its affiliates during this 
assignment are representations made as employees and not as individuals. C&W's or its affiliate's responsibility is 
limited to the Client, and use of our product by third parties shall be solely at the risk of the Client andlor third parties. 

10) The fees and expenses shall be due C&W as agreed in this letter. It it becomes necessary to place collection of the 
fees and expenses due C&W in the hands of a collection agent and/or an attorney (whether or not a legal action is filed) 
Client agrees to pay all fees and expenses including attorney's fees incurred by C&W in connection with the collection or 
attempted collection thereof. 
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LAND SALE COMPARABLE - 

840 Second Street 
Manchester NH 03103 
MSA: Boston 
Hillsborough County 

Property Type: 
Property Subtype: 
ID: 
AP N: 

Land 
N/A 
256181 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 0.48 Public Utilites: All Available 
Site Area (SqFt): 20,909 Electricity: Yes 
Zoning: General Business B-2 Water: Yes 
Utility: Good Sewer: Yes 

Access: Average Gas: Yes 
Frontage: Average Proposed Use: Retail-Commercial 
Visibility: Average Maximum FAR: N/A 

Shape: Rectangular Building Area: N/A 
Topography: Level Potential Units: NIA 

SALE INFORMATION 

Sale Status: Recorded Sale Price per SqFt: $23.91 
Transaction Date: 4/2013 Price per Acre: $1,041,658 
Sale Price: $500,000 Price per Building Area: N/A 
Grantor: Granite Realty Price per Potential Units: N/A 
Grantee: Aragon Oil, Inc. 
Value Interest: Fee Simple 
Condition of Sale: None 

VERIFICATION COMMENTS 

Assessor Card, Deed 

COMMENTS 

This 7,800 square foot Midas Muffler Shop and related paved parking lot was built in 1970. According to planning department records 
the improvements are to be demolished and replaced with a new auto-related use and a 1,000 square foot retail use along the front of 
the building. Traffic count on second street is in the range of 16,000 cars per day, With an estimated demolition cost of $30,000, the 
price was $25.35 per square foot, 

VALUATION & ADVISORY I'll a , CUSHMAN & 
;G WAKEFIELD 
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LAND SALE COMPARABLE - 2 

29 Cilley Road 
Manchester NH 03103 
MSA: Boston 
Hillsborough County 

Property Type: 
Property Subtype: 
ID: 
AP N: 

Land 
N/A 
256182 
N/A 

PROPERTY INFORMATION 

Site Area (Acres): 0.81 Public Utilites: All Available 
Site Area (WO: 35,284 Electricity: Yes 
Zoning: General Business B-2 Water: Yes 
Utility: Good Sewer: Yes 

Access: Average Gas: Yes 
Frontage: Average Proposed Use: Retail-Commercial 
Visibility: Average Maximum FAR: N/A 

Shape: Irregular Building Area: N/A 
Topography: Level Potential Units: NIA 

SALE INFORMATION 

Sale Status: Recorded Sale Price per SqFt: $32.59 
Transaction Date: 6/2012 Price per Acre: $1,419,737 
Sale Price: $1,150,000 Price per Building Area: N/A 
Grantor: John Byrne Price per Potential Units: N/A 
Grantee: Northway Bank 
Value Interest: Fee Simple 
Condition of Sale: None 

VERIFICATION COMMENTS 

Assessor's Card, Deed 

COMMENTS 

This property is identified on tax map 372 - Lot 29. it was originally lots 1, 2, 5, 6 and 29. The property was approved in September 
2012 for a 2,500 square foot bank branch with 3 drive-thru lanes. 

CUSHMAN & 
WAKEIFIELOg 
VALUATION A AOVISORT 
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LAND SALE COMPARABLE - 3 

15 Leavy Drive 
Bedford NH 03110 
MSA: Boston 
Hillsborough County 

Property Type: 
Property Subtype: 
ID: 
AP N: 

Land 
N/A 
256163 
NIA 

PROPERTY INFORMATION 

Site Area (Acres): 
Site Area (SqFt): 
Zoning: 
Utility: 

Access: 
Frontage: 
Visibility: 

Shape: 
Topography: 

2.01 
67,556 

Commercial - CO 
Good 

Average 
Average 
Average 
Irregular 

Gently Sloping 

Public Utilites: 
Electricity: 
Water: 
Sewer: 
Gas: 

Proposed Use: 
Maximum FAR: 
Building Area: 
Potential Units: 

All Available 
Yes 
Yes 
Yes 
Yes 

Retail-Commercial 
N/A 
N/A 
NIA 

SALE INFORMATION 

Sale Status: 
Transaction Date: 
Sale Price: 
Grantor: 
Grantee: 
Value Interest: 
Condition of Sale: 

Recorded Sale 
4/2011 

$500,000 
AV Bedford, LLC 

Copper Door Restaurant 
Fee Simple 

None 

Price per SqFt: 
Price per Acre: 
Price per Building Area: 
Price per Potential Units: 

$5.71 
$248,755 

N/A 
N/A 

VERIFICATION COMMENTS 

Assessor's Card, Deed 

COMMENTS 

This property is identified on tax map 10 as lot 23-7, a lot within the Bedford Hills & Bedford Springs mixed-use development park. 
Upon completion, the park will consist of a bank, restaurant, coffee shop, medical offices, business offices, a pharmacy and multi-
family living. This lot has since been improved with a 7,860 square foot single story restaurant with 137 parking spaces with visibility 
on Route 101. 

VALUATION & ADVISORY CUSHIVIAN & 
05,  WAKEFEELOk 
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LAND SALE COMPARABLE - 4 

7 Leavy Drive 
Bedford NH 03110 
MSA: Boston 
Hillsborough County 

Property Type: 	Land 
Property Subtype: 	N/A 
ID: 	 256185 
APN: 	 N/A 

PROPERTY INFORMATION 

Site Area (Acres): 1,00 Public Utilites: All Available 
Site Area (SqFt): 43,560 Electricity: Yes 
Zoning: Commercial - CO Water: Yes 
Utility: Good Sewer: Yes 

Access: Average Gas: Yes 
Frontage: Average Proposed Use: Retail-Commercial 
Visibility: Average Maximum FAR: N/A 

Shape: irregular Building Area: N/A 
Topography: Level Potential Units: N/A 

SALE INFORMATION 

Sale Status: Recorded Sale Price per SqFt: $8.61 
Transaction Date: 4/2011 Price per Acre: $375,000 
Sale Price: $375,000 Price per Building Area: N/A 

- Grantor: AV Bedford, LLC Price per Potential Units: N/A 
Grantee: Bellwether Community Credit Union 
Value Interest: Fee Simple 
Condition of Sale: None 

VERIFICATION COMMENTS 

Assessors card, deed 

COMMENTS 

This property is within the Bedford Hills & Bedford Springs mixed-use development park. Upon completion, the park will consist of a 
bank, restaurant, coffee shop, medical offices, business offices, a pharmacy and multi-family living, all situated on a knoll on the west 
side of Route 101 This lot has since been improved with a 7,860 square foot single story restaurant with 137 parking spaces with 
visibility on Route 101 on a former 37,963 are parcel that has been subdivided into various lots. 

VALUATION & ADVISORY CU$H MAN & 
WAKEFIELDm 
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466 South Willow Street 
Manchester NH 03103 
MSA: Boston 
Hillsborough County 

Property Type: 
	

Land 
Property Subtype: 
	

N/A 
ID: 
	

256186 
APN: 
	

N/A 

LAND SALE COMPARABLE - 5 

PROPERTY INFORMATION 

Site Area (Acres): 0.75 Public Utilites: All Available 

Site Area (SqFt): 32,670 Electricity: Yes 

Zoning: General Business B-2 Water: Yes 

Utility: Good Sewer: Yes 

Access: Average Gas: Yes 

Frontage: Average Proposed Use: Retail-Commercial 

Visibility: Average Maximum FAR: N/A 

Shape: Rectangular Building Area: N/A 

Topography: Level Potential Units: Al1 A 
EN/P1 

SALE INFORMATION 

Sale Status: Recorded Sale Price per SqFt: $15.30 

Transaction Date: 4/2010 Price per Acre: $666,667 

Sale Price: $500,000 Price per Building Area: N/A 

Grantor: The Holderness School Price per Potential Units: N/A 

Grantee: Trio Real Estate Management 
Value Interest: Fee Simple 
Condition of Sale: None 

VERIFICATION COMMENTS 

Assessor's Card, Deed 

COMMENTS 

This lot is at the corner of South Willow and Parkview Streets. A 2,0000 square foot batteries Plus retail store has since been built on 
the front two thirds of the property as the back third is zoned R-1B. The property was formerly used as a used auto sales lot and was 
listed for $549,000. 

VALUATION & ADVISORY CUSHMAN & 
WAKEFIELD,: 
VALLATICiN A P.O./1SO R.T 
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PROFESSIONAL QUALIFICATIONS 

Randell L. Harwood, MAI, CRE, FRICS 
Senior Managing Director 
Valuation & Advisory 

Mr. Harwood is the Senior Managing Director of Cushman & Wakefield's Valuation & Advisory in 
the New England Area. In this capacity, he manages Cushman & Wakefield's V&A activities in 
Boston, Massachusetts, Manchester, New Hampshire and Portland, Maine. Prior to joining 
Cushman & Wakefield, Mr. Harwood was a Director of the PWC Real Estate Group of 
PricewaterhouseCoopers, I P. Before that, he was a Senior Manager with the E&Y Kenneth 
Leventhal Real Estate Group of Ernst & Young. During his six years in the public accounting 
arena, Mr. Harwood was responsible for a wide range of valuation and consulting activities, 
including due diligence, expert testimony and complex valuation assignments. 

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

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

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

Education 
Master of Business Administration, Boston College Graduate School of Management, 1982. 
Bachelor of Arts — Major in History, Boston University, 1979. 

Appraisal Education 
Successfully completed all courses and experience requirements to qualify for the MAI 
designation. Also, he has completed the requirements of the continuing education program of 
the Appraisal Institute. 

Memberships, Licenses and Professional. Affiliations 
• Designated Member, Appraisal Institute 
▪ Member, Counselors of Real Estate 
• Fellow, Royal Institution of Chartered Surveyors 
• Member, Real Estate Finance Association 
▪ Certified General. Real Estate Appraiser: 

— Massachusetts License No. 1958 
- New Hampshire License No. NHCG-565 
— Rhode Island License No. A00843G 
— Maine License No. CG1100 
— Vermont License No. 080.0000142 

illgt4  CUSHMAN & 
itgljz,  WAKEFIELD, 



PROFESSIONAL QUALIFICATIONS Randell L. Harwood, MM, CRE, FRICS 
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Wednes!lay, January 02.201.3 

RANDLI.L. 	 SARwooD 
12.5 SUMMER ST 
BOSTON 
	

MA 02110- 

CERTIFICATE 

This is tateitify that the above ztatned individual hi an authorized Certified General Real 
Rattle Appraiser in the gtetelifNew 1-• 	'hire under the proVisionsofRSA 310-13:2, 
VIP. 

This certificate is issued by the Real Estate Appraiser Beard on the basis of informusior, 
in the application filed with the Board. 

NB Real Estate Appraiser Board 

Certificate No: 	NIICG-565 

Expiration Date: 	08/31/14 

CUSI-IMAN & 
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STATE OF NEW HAMPSHIRE 
INTER-DEPARTMENT COMMUNICATION 

FROM: 	Charles R. Schmidt, PE 
Administrator 

DATE: April 2, 2014 

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

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

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

REQUESTED ACTION 

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

EXPLANATION 

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

The areas of land in question consist of a 2,230 +1- square foot portion of State owned Right-
of-Way located on the easterly side of the Spaulding Turnpike, south of the Piscataqua River in 
Newington, and a 3,990 +1- square foot parcel of State owned land also located on the easterly side of 
the Spaulding Turnpike, north of the Piscataqua River in Dover. 

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

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

T:\LONG  RANGE120141newington clover granite state trans use & occupancy.doc 



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

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

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

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

For the Committee's information the Department also had a staff appraiser complete an 
opinion of value for the subject property for the purpose of establishing the value of the 15-year 
encumbrance of the 2,230 
+/- square foot and 3,990 +1- square foot parcels. The appraiser used eight (8) sales in Dover, 
Newington, and Portsmouth as comparables. Based upon the analysis and adjustments of those 
sales, it was felt that a reasonable contributory value for the subjects as of April 19, 2013, is 
$11,200.00. 

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

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

CRS/PJM/dd 
Attachments 

T:\LONG  RANGE12014\newington dover granite state trans use & occupancy.doc 
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OF NEW FEAMP'HRE 

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

DATE: 	January 14, 2014 

FROM: 	Laura J. Davies, NHCG #529 
Appraiser 

SUBJECT; 	Valuation of property owned by the State of New Hampshire in Newington and 
Dover, proposed for use and occupancy by Granite State Gas Transmission, Inc. 
for the purpose of constructing, accessing, operating and maintaining new gas 
pipeline required for. the Granite State.Gas Transmission Horizontal.Direetional 
Drill Project No. 11C3860 and necessary for continued and uninterrupted regional 
supply of natural gas. The Use and Occupancy Agreement involves a 2,230 square 
foot area in Newington and a 3,990 square foot area in Dover, NH. 

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

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

THRU: 	Stephen Bernard 
Chief ROW Appraiser 

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

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

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

Agreement, represents two very small utility corridors that are entirely within property owned by the 
State of New Hampshire located in two communities on either side of the Piscataqua River and within 
areas used as a State Park, a Limited Access Right-of-way and a surplus parcel adjacent to the Ri.ght-
of-way. In the valuation of Right-of-Way corridors, a variation of the Sales Comparison Approach 
known as "Across the Fence" is often employed because there are no comparable sales for a corridor of 
tin§ sort. • This methodology is based on the premise that corridor land should be worth at least as 
much as the lard through which it passes  She  Valli' nf s.)r.erit, similar land constitutes the hase from 
which the appraiser determines the indicated value to be applied to each of the subject properties in 
Newington and Dover in order to arrive at an opinion of market value for the pipeline area "Across the 
Fence," 

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

PROPOSED GAS PIPELINE AREA IN NEWINGTON AND DOVER, NH 

Eleven Thousand Two Hundred Dollars.. ..... .......$11,200 
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Purpose of Appraisal: The purpose of this appraisal assignment is to estimate a market value 
(based upon an across the fence value) of the rights to be conveyed to Granite State Gas 
Transmission, Inc. through the proposed Use and Occupancy Agreement as of April 19, 2013, 
the effective date of value. 

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

117 the valuation oj real estate corridors, the value COncluded based on a comparison 
with adjacent lands before the consideration of any other adjustment factors. The ATF 
value accounts for location and market conditions. Accordingly, this is an intermediate 
value without (or prior to) the consideration of the corridor factor." 

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

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

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

The larger parcels for the two areas covered by the Agreement lie within different 
counties, municipalities and zoning districts but are within the same labor market area and are 
linked in many other ways. 

AERIAL VIE\V OF SUBJECT LOCATIONS 

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

Access to the area is good. The primary thoroughfare is Interstate-95, which extends from 
Boston, MA, north through Hampton, Portsmouth, NH and into Maine. Other thoroughfares for 
the area include the Spaulding Turnpike, Route 108, Route 9, Route I6A and 16B, and Route 4. 
Air transportation is provided by Skyhaven Airport located in Rochester and Pease International 
Tradeport in Portsmouth and Newington, as well as larger regional airports in Manchester, New 
Hampshire; Portland, Maine; and Logan International Airport in Boston. The New Hampshire 
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Port Authority provides sea transportation facilities out of Portsmouth. Coast buses provide 
public transportation to the adjacent cities in the Seacoast area. 

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

The unemployment rate for the State of New Hampshire for March  7013 was 6.n percent, 
seasonally adjusted to 5.7 percent and the unemployment rate for the Rochester-Dover NH-ME 
MetroNECTA Division was 5.9 percent. The rate for the city of Dover for March 2013 was 4.5 
percent and the town of Newington was 5.2 percent. The State and local rates are significantly 
lower than the nation's, estimated to be 7.6 percent. 

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

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

In conclusion, Dover and Newington are both attractive locations for residents of the 
community with easy access to major transportation routes, air service at the Pease International 
Tradeport, the Manchester/Boston Regional Airport and Logan Airport, as well as shopping and 
recreational facilities. Dover has a thriving historic downtown as well a good diversity of land 
uses while Newington has substantial retail and waterfront industrial development, allowing the 
community to have the 4th  lowest tax rate in the state. Both communities benefit from their 
locations on Great Bay and the rivers that flow into and out of the Bay. At present, due in part to 
historically low interest rates, declining unemployment levels, improved consumer confidence as 
well as the diversification of the local economic base, the real estate markets have stabilized and 
are improving. 
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Zoning: The Dover portion of the subject is located in the R-20 Low-Density Residential 
District. Legally conforming lots in this zone have a minimum area of 20,000 square feet and at 
least 125 feet of frontage. The maximum lot coverage ratio is 30%. The minimum setback 
requirements in this zone are 20 feet (front), 20 feet (side), and 30 feet (rear) for the principal 
building and 10 feet for outbuildings and accessory uses. The maximum building height is 35 
feet. State of NH regulations dictate minimum setbacks for septic systems, and the zoning 
ordinance requires a 50 foot minimum distance of any buildings from any intermittent streams or 
wetlands. 

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

Accessory Dwelling Unit 
Adult Daycare 
Assembly Hall 
Bank 
Beauty and Barber Shop 
Bed and Breakfast 
Child Care — Home and Facility 
Conservation Lot 
Dwelling Single Family, 2 Family, 3-4 
Family 

Educational Institution 
Farm and Farm Animals for Family Use 
Office 
Personal Service Establishment 
Public Recreation 
Public Utility 
Roadside Farm Stand 
Theater 
Veterinary Office, Animal Hospital or 
Kennel 

The present use of the Dover portion of the underlying parcel is as a State Park, a permitted use 
as it falls under public recreation and appears to meet all dimensional requirements, The pipeline 
use is subsurface and is permitted as a public utility. 
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The Newington portion of the subject is located in the 0-Office District. The minimum land 
area is 120,000 square feet or 2.75 acre with a minimum of 300 feet of contiguous road frontage. 
The minimum front setback is 75 feet and side and rear setbacks are 30 feet. 

Permitted uses in Newin on's Office District 

Offices 
Research & development facilities 
Biotech .faci i ties 
Light manufacturing 
Warehouses 
Hospitals 
Medical clinics 

Nursing homes 
Veterinary hospitals 
ocuouth 
Hotels of 3 stories or higher 
Conference centers 
Facilities for the developmentally disabled 
Light manufacturing 

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

Flood Hazard Status: The pipeline improvements that are the subject of the proposed Use and 
Occupancy Agreement are subsurface and extend to the high water mark of the Piscataqua River 
in both Dover and Newington, partially within flood hazard areas. Given the pipeline use, the 
flood hazard is not of particular consequence.  

Assessment Information: The locations of the areas covered by the proposed Use and 
Occupancy Agreement are within properties owned by the State of New Hampshire and are riot 
subject to assessment by the municipalities in which they are located. The tax maps of the 
pertinent areas are included for informational purposes below. 
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SUBJECT PHOTOGRAPHS  
Taken by Laura J. Davies on April 19, 2013 

Newington — Area of Pipeline Looking North Across Shattuck Way Toward Little Bay 
Brid e/Piscataqua River 

Newington - View of Drilling Pit With Pipeline Running to the North Visible. 
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Area of Pipeline & High Water Mark in Newington 

View From Shattuck Way Looking South Toward Drilling Pit in Area of Pipeline. 
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Newington — Temporary Construction Area 

Dover — Fresh Asphalt is location of Northern End of Pipeline. 
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View of Pipeline Area Looking South Toward the 
High Water Mark of Piscataqua River 

NEIGHBORHOOD MAP 
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Highest and Best Use: The proposed Use & Occupancy Agreement entitles Granite State Gas 
Transmission, Inc. to the right to use specified areas totaling 6,220 square feet of the larger State 
of New Hampshire owned properties in specific ways, analogous to an easement. The 
Agreement runs for a term of 15 years but allows for consecutive five-year renewal periods 
without limit. 

These two areas that constitute the subject property do not form a traditional corridor 
because they are so small but they fit the definition by providing an economic benefit by 
connecting two end points, as defined by the agreement. They connect the pipeline under the 
Pi scataqua River with existing lines on either side of the river. 

The subject areas do not have a viable independent use other than to Granite State Gas 
Transmission, Inc. for connecting their pipeline and there is no market for these rights. The 
Highest and Best Use is as part of the underlying parcels. The Dover portion is located within a 
parcel currently utilized as a State Park but is within the R-20 District, with extensive water 
frontage. The Highest and Best Use of this parcel is as waterfront residential, based on the uses 
permitted by zoning and the uses and trends in the immediate area. The Newington portion is 
located within the right-of-way associated with the Spaulding Turnpike as well as partially in a 
surplus non-conforming parcel, all within the Office District. The Highest and Best Use of this 
portion is for continued use as a right-of-way with the non-conforming surplus parcel to be 
combined with the abutting parcel owned by Rockingham Associates and utilized as a lighting 
and electrical supply showroom and distribution facility. 

Appraisal Procedures Used: The Across the Fence method has been employed to estimate a 
sale value for the subject property. This approach is commonly used in valuing corridors and 
corridor type properties. in this method, the price or value of land adjacent to the corridor is 
considered for the valuation. The value of this adjacent, similar land constitutes the base from 
which the appraiser determines the indicated value to be applied to each segment of the parcel. It 
is important to note that the land sales used in the ATP method are not considered to be 
comparable sales, but rather they are considered to be indicators of market value or market 
indicators. The initial term of the proposed Use & Occupancy Agreement is 15 years. The sale 
price arrived at through the Across the Fence methodology is used to derive an annual rent for 
the pipeline areas. The present value of this annual rent over the fifteen year teen is then 
calculated. 

Valuation of Dover Portion: The Highest and Best Use of the land currently utilized as Hilton 
Park on which the Dover portion of the subject is located was determined to be waterfront 
residential. Research was conducted for transfers of larger waterfront residential parcels for use 
as market indicators for the Dover portion of the subject. Four indicators located in Dover with 
significant frontage on the Piscataqua, Cocheco or Salmon Falls Rivers were identified and 
analyzed. In addition an indicator from nearby Portsmouth on the Piscataqua River was also 
analyzed. All of these transfers occurred between 2010 and 2012 and the properties were in 
residential zones. 

Two of the indicators were transfers to the Nature Conservancy for conservation 
purposes. These were both bargain sales where the property sold for well below the established 
and agreed upon market value and the difference between the price and market value was 
recognized as a charitable donation. These indicators were adjusted up to reflect the full market 
value as reported by a representative of the buyer. 
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A year over year analysis of all single-family sales that were listed in MLS within the 
City of Dover over the period in question revealed no discernable price trend. An analysis of 
sale/resale activity during this period for single-family homes that did not involve foreclosure 
was also inconclusive. No adjustments have been applied for market conditions. 

The market value indicators present a range between $89,091 and $225, 806 per acre. 
The high end of the range is represented by the only indicator not located in Dover. This 
property is in an area of higher surrounding values, closer to the open ocean and is given the 
least weight. The Dover sales are all located in a less congested, more pastoral area than the 
subject's location but have inferior access to Great Bay and the Atlantic Ocean. Their locations 
are considered roughly equivalent in market appeal, confirmed by an analysis of the acquisition 
prices for the lots immediately to the north of Hilton Park, purchased in 2003 and 2006 from 
different sellers by the same buyer for a total price of $1,163,000 for 3.46 acres with older 
improvements that were either demolished or totally renovated. The mid-point of these Dover 
indictors best represents the location and features of the subject site value. 

Based upon my analysis, it is my opinion that the indicated unit value of $145,000 per 
acre or $3.33 per square foot best represents the Dover portion of the subject's site value. 

I estimate the site value of the Dover portion of the subject, as of April 19, 2013 to be 
$3.33 per square foot. 
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Mor)cetyai0 lelicato Grid'; 
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Item Subject Property Market Value Indicator 1 Market Value Indicator 2 Market Value Indicator 3 Market Value Indicator 4 Market Value Indicator 5 

Location Parcel D13-1 
Hilton Park-Dover Point 

Dover 

Lot 6 Three Rivers Farm Road 
Dover 

Saddle Trail Drive 
Dever 

Off of Gulf Road 
Dover 

Off of Gulf Road 
Dover 

Little Harbor Road 
Portsmouth 

Grantor 

Grantee 
Recorded BooldPage 

Three Rivers Farm Irrev Security 
Trust, Mark Kearns, Trustee 

Avishai & Orly Shachar 
SCRD 4044/794 

Benjamin & Victoria Auger 

Eileen M. Rullo 
SCRD 3983/639 

Stephen M. Wood 

Nature Conservancy 
SCRD 3804/687 

Cocheco Country Club 

Nature Conservancy 
SCRD 3891/137 

Carylyn Grondin Rev. Tr. & 
Laura A. Strasburg Trust 
Lisa A. Grondahl Rev. Tr. 

RCRD 5148/1933 

Effective Sales Price Estimate $980,000 $1,050,000 $1.402,66r $1,200,000 $2,100,000 

Price Per Acre $89,091 $89,744 $127,515 $81,411 , $225,806 

Data Source Public RecordsIMLS/Broker Public Records/Developer/Broker Public Records/Appraisal/Buyer Public RecordsiAppraisai/Buyer Real Data 

Date of Sale 

& Market Conditions Adj. 

Description Adjustment Description Adjustment Description Adjustment Description Adjustment Description Adjustment 

8/16/2012 116/2012 1/8/2010 12121/2010 9/22&23/2010 

Motivation Arm's-length Arm's-length Bargain Sale + $ 797,333 Bargain Sale + $ 670,000 Arm's Length 

Adjusted Price $980,000 $1,050,000 $2,200,000 $1,870,000 $2,100,000 

Total Site Area (Acres) 16.0 11.00 11.70 11.00 14.74 9.30 

Adjusted Price Per Acre $89,091 $89,744 $200,000 $126,866 $225,800 

Location 
Piscataatia River 

Little Bay 
Cocheco River 

Salmon Falls River 
Cocheco River 
Fresh Creek Cocheco River Cocheco River Piscaiaqua River 

Zoning R-20 R-40 R-40 R-40 R-40 SRA 
Indicated Price per Acre ..;1 $89,091 $89.744 $200,000 $126,866 $225,806 
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Valuation of Newington Portion: The land currently utilized as right-of-way and surplus land on 
which the Newington portion of the subject is located is designated as Office District by the town 
of Newington. Research was conducted for transfers of land within this district in recent years. 
Three parcels have been identified as market value indicators, all located just on the other side of 
the Spaulding Turnpike from the subject. All of these indicators are from between the end of 2009 
and the present. 

The area of the subject and each of the sales has been impacted in recent years by the 
reconfiguration of Exit 4 and Shattuck W7. 1V2rket "bra ue Indicator 1 is a portion of a property 
bisected by the construction of Shattuck Way and purchased in a distressed sale in 2009. A 5.19 
acre portion on the east side of Shattuck Way reportedly approved for 30,000 square feet of 
building has been on the market for the past 2± years with an asking price of $1,000,000. The 
seller reports he has received two offers from developers for $650,000 to $750,000. The offers 
were rejected. The average of these offered prices is used in this analysis as a market value 
indicator. 

Market Value Indicator 2 abuts MVI 1 to the south and consists of a grandfathered non-
conforming lot of record that was improved with a small cape style home in poor condition and a 2 
story old barn on 0.88 acre that was purchased in a distressed sale for $140,000 in October 2011 by 
the owner of MVI 1. The home was demolished but the shell of the barn was retained and has 
since been redeveloped into an office/flex building. The buyer reportedly allocated about $10,000 
of the purchase price to the shell of the barn but this was mostly offset by the demolition costs for 
the house. A +10% adjustment has been made to the purchase price to account for greater than 
typical seller motivation, based on a conversation with the buyer. 

Market Value Indicator 3 was two adjacent parcels owned by essentially the same party, 
sold together to a buyer who intended to develop them together despite his knowledge that a taking 
was planned down the middle of the two parcels. His purchase decision was based on an appraisal 
that failed to fully account for the impacts of the taking and resulted in litigation. Nonetheless, the 
purchase is considered to be reflective of a willing buyer and seller's actions for 1.61 acres of land 
in the Office District and is used as an indicator of market value. 

The indicators have not been adjusted for changes in market conditions as there is no clear 
indication of a trend in prices for this property type during the period in question. The locations 
are all quite similar to the subject, requiring no adjustments. The indicators range between 
$134,875 and $217,391 per acre. The variance is attributed to site-specific factors such as size, 
shape, encumbrances and highway visibility. The mid-point of the indicators is the best represents 
the value for the subject location. 

Based upon my analysis, it is my opinion that the indicated unit value of '175,000 per acre 
or $4.02 per square foot best represents the subject site value., 

estimate the site value of the Newington portion of the subject, as of April 19, 2013 to be 
$4.02 per square foot. 
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MarRetValii 	r Gri 

tern Subject Property Market Value Indicator 1 Market Value Indicator 2 Market Value 11d:cater 3 

Location 
Parcel 29 and 
Shattuck Way 

Newington 

Spaulding Turnpike 
Shattuck Way 

Newington 

521 Shattuck Way 
Newington 

Spaulding Turnpike at Fit 4 
Newington 

Grantor 
Grantee 

1 Recorded Book/Page 

KWA,LLC 
Developers 

2 Offers 

Nimble Spaulding Properties 
TWA Realty LLC 
RCRD 5256/1610 

Clara W. Butler 
Clara W. Butler Marital Trust 
Nimble Hill Office Suites, LLC 

RCRD 5075/2084 & 2086 

Effective Sales Price Estimate $700,000 i 	 $140,000 8350,000 

ii 	$1a4T  875 • $159,091 1Price Per Acre $217,391 

;Data Source Public RecordsiBuyer Public RecordslBuyer Public Records/Appraisal/Buyer 

Date of Sale 
it. Market Conditions Adj, 

Description Adjustment Description Adjustment Description Adjustment 

Within past 2 years 10/24/2011 12/16/2009 

Motivation Arm's-length 	I Distressed +10% Arm's-length 

Adjusted Price $703,000 $154,000 $350,000 

1Total Site Area (Acres) N/A 5.19 3.88 1.61 

Adjusted Price Per Acre $134,875 $175,000 $217,391 

Location 
Some Highway 

Visibility Highway Visibility No Visibility Highway Visibility 

Zoning Office Office Office Office 

indicated Price per Acre $ 34,8 5 $175,000 $217,39  J., 

Encumbrance Allocation: In a May/June 2006 article entitled Easement Valuation by Donald 
Sherwood, SR/WA in the Right of Way Journal, the author presents an Easement Valuation Matrix 
reflecting the percentage of impacts various easements can create on the utility of a site, ownership 
interests, and the use of real property interests. For example, severe impacts on surface use and 
inability to convey future uses would cause a 90-100% impact on the fee ownership position. 
These easements would include overhead electric lines, flowage easements, railroad ROW's, 
irrigation canals, and access roads. 

The proposed Use and Occupancy Agreement has an initial term of 15 years but provides 
for consecutive five-year renewal periods without limitation on the number of renewals. The 
Agreement impacts the utility of the subject sites and the use of the real property interests, similar 
to an easement. As a result, the Easement Valuation Matrix mentioned above is referenced as a 
guide in arriving at a percentage to reflect the impact of the restrictions and limitations the 
Agreement places on the subject sites. 

The Agreement conveys the rights to Granite State Gas Transmission, Inc. for the 
preparation, drilling, laying, construction, maintenance, operation, alteration, improvement, repair, 
replacement, removal and access to the gas pipeline facilities on the subject land. Although the 
majority of the impact is subsurface, the agreement does have some impact on the surface use of 
the land and conveys rights for access, maintenance, replacement, etc. which involve impacts to a 
larger area than the 6,220 square feet covered by the agreement. The Easement Valuation Matrix 
suggests a range of 51% to 74% as a percentage of the fee value to account for the impacts for a 
pipeline. A 60% impact allocation is made herein since the restrictions on future use caused by the 
fairly long term encumbrance impact the surface use of a larger area of the surface than the 6,220 
square feet covered by the agreement as well as the subsurface rights. 
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Reconciliation and Final Value Estimate: Applying a 60% impact allocation to the unit value 
estimates for the two subject sites, the estimated value of the fifteen-year encumbrance is 
calculated as follows:  

Dover Portion 

     

Fee Value / Unit area 
% Contribution (adjustment) 
Cap. Rate 
Easement Area 
Annual ground rent: 

$3.33 ($/s f) 
60% (% of fee value is represented by agreement) 
10% (for calculating annual rent) 

3,990  (sf) 
$ 	797.20 (in advance) 

10% (per year) 
180  months (will be converted to years) 

Discount Rate 
Term of Easement 
PV Factor 

 

8.367 

  

Present Value $6,669.94 (annual rent x ?V factor) 

Newington Portion 

     

Fee Value / Unit area 
% Contribution (adjustment) 
Cap. Rate 
Easement Area 
Annual ground rent: 

 

$4.02 ($/sf) 
60% (% of fee value is represented by easement) 
10% (for calculating annual rent) 

2,230  (sf) 
$ 	537.88 (in advance) 

10% (per year) 
180 months (will be converted to years) 

Discount Rate 
Term of Easement 
PV Factor 

 

 

8.367 

  

Present Value 

 

$4,500.24 (annual rent x PV factor) 

Total = $11,170.18 

The analysis results in a value indication for the proposed permanent encumbrance 
affecting the subject sites of $11,170.18, rounded to $11,200. 

It is my opinion that the indicated value of the permanent encumbrance as of April 19, 
2013, is: 

PROPOSED GAS PIPELINE USE. & OCCUPANCY AGREEMENT IN NEWINGTON  
AND DOVER, NH  

ELEVEN THOUSAND TWO HUNDRED DOLLARS..........-$11,200 

Respectfully submitted, 

Laura J. Davies 
Appraiser, NHCG #529 
Bureau of ROW 
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Certification 

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

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; 

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

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

I have appraised the subject property within the last 3 years. 

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

o 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; 

• I will not directly or indirectly benefit from the acquisition of such property appraised; 

• my analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice 
(USPAP), and the appropriate State laws, regulations, policies, and procedures 
applicable to appraisal of right of way for these purposes; 

• I have personally made an inspection of the property that is the subject of this report 
and the market value indicators relied upon for this appraisal; 

o that the subject is as represented by the photographs in this report. 

4 	no one provided significant professional assistance to me in the preparation of this 
report; 

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

January 14, 2014 

 

   

Date 	 Laura J. Davies 
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General Assumptions And Limiting Conditions:  
General Assumptions  

• all maps, plans, and photographs used are reliable and correct. 

the parcel areas given to me have been properly calculated; 

broker and assessor information is reliable and correct; 

• there are no encumbrances or mortgages other than those reported in the abstracts; and, 

• information from all sources is reliable and correct unless otherwise stated. 

Limiting Conditions  

• I have relied upon the legal interpretations of others and have assumed their decisions are 
correct and valid. I have also relied upon the abstracts of title, right-of-way plans and other 
legal information available and take no responsibility for their correctness. 

o Sketches 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 the sales, and do not assume responsibility in these 
matters. 

o There are no hidden or unapparent conditions on the property, in the subsoil (including 
hazardous waste or ground water contamination), or within any of the structures that would 
render the property more or less valuable. I assume no responsibility for any of these 
conditions or the engineering that may be required to discover or correct them. If any 
contamination is found on the subject, this report becomes null and void. 

• Possession of this report (or a copy) does not carry with it the right of publication. It may not 
be used for any purpose other than by the party to whom it is addressed without the written 
consent of the State of New Hampshire and in any event only with the proper, written 
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. 

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

Extraordinary Assumptions 

None. 
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PROPOSED USE & OCCUPANCY AGREEMENT 

bOVESt 
1124.43 

r.NH: 1 t;.: Linie Bay 
Batahilitatiro. 

feirabic 	TrIms-rritiston Rtkaali -DrT 

ND OCCUPANCY AGEI EVF 

1. 	The rollowing entities 5ba13 	partiC'S RI OILS A.greeretent crude in .thipliei,ite this 	V 

2013, and drill be liciumi by its. pro%-isi-ons!_ 

A, Granite tale 	Trartsrriission, Inc.. hereinafter ea:1W the "GSGT", incorporated in 
the State or New Ilivr:psitire, having;  a princ-ipg place of business at 6 Liberty Lane 

lirsnyliari. New Hampshire (13342). 

B. The STATE-. OF NEW FIAMPSI-DRE, hereinafter called the "State", actin by and 
through the Comm lioner, New Rarriphire Department of Transportation (NHDOT}, 
7 Hazen Drivt, o Box 483, Conned, NH, 0330 2 t1, 3. 

The panieii have 	frilo illy agreernem 1..1,attd t Ie. LI, 1954, as. airrienLte,1 	seve.rat 
occasions, including, in October 19E6 (-C)riejnat steteeiltvttri regainifzuz  the 	aftt 

occurAncy by the (.."7.;:istirr,3 gas pipeline of Slate land tri,iiicent t 7 S.ltatruck Way hi: 
1'OCkVit1L1011,,, New Hampshire, oeross the visting 	Ttimpikir Bridge across Little. 
Bay ("Dile ifity Bridge} arid Slate 	1-1Thort Park in Dover;  New Hampshire. 
Ex:c..tiv 

 
as amended by  th Agri-rernent„ eitve Original Agreemint is hereby ratified and 

cinifirined, in the event cif coma et ractwe.on the. Original :At 	and this Agreement, 
1114 Agre-ement shitti ponntpt 

a. 	The Stale is expartding and rehabilitatinz., Little Bay Briclm and in cmieetion with such 
refabilhation ii re4ki!Ting GsGT to remove the existing interstate natural gas ppelitie 
}:mot th Litt'e Bay Bridge and to relocate the gas pipeline described in section 2 to a 
szibittelrged gas pipeline under the Piscatiqua River and then connecting the subinertred 
gas pipeline to the existing gas pipeline located on opp-osite banks of the Piscataqua 
River. All work its.soeutted with the removal and ram:idiom of GROT f22A pipeline for 
purposes of the Little Bay Bridge rehabilitation fig known as the titariite State Gas 
Irrinstnis8ioll lot izorAd DiwctioriA to ll Prtijg1 No. 1103S60 (-Brined"), The Pcoject 
is apriroved by the FederalEnemy Reittlalory Commission tail: 3 btairikez certificate of 
public convenience and necessity. The Stare, through its ciovvrilor and atcative 
Counca, hes ppaztcd an Eastment tte SGT convey ;i4 the property interests tItc:egar).,  to 
submerge the piparie bcoNvtin the Net). liigh water marks of the Piscataqua Ric'et in 
New,ing,toq and Dover ("state Ea.svmdin„ me New Hampshire Public Utilities 
C.orronissiim has granted  a water erossink; license to construct, operate and maintain the. 
pipeline under and across State property. NHEIOT and GSGT have entered a Temporary 
Use & Occupancy Miseertient dated hill :ay 22, 20l 3, to allow for commencement of 
Project construction. As more fully described in Seeders 5, ibis Agreement per-lans to the. 

use and occupancy of State property for the purpose of constructing, accessing, operatin2 
and maintaining new gas pipeline required for the Pmlect ain 111:cash1),  for c.anr,imtd 
and uninterrupted regional supply of natural gas. 
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°SOT:  through its consultant, has sithinined to [he. Stare a se1 of plans titled "Unlit] 
Horizeintat Drill at Little Bay Bridge, US Route 4,TM Route U (Spauldin Turnpike), 
Nott.inzon and wer. New Hanipsl-iite," dated Nlovember 1 i... 2.1:d 1, as revised through 
May 	2012. ors:par.:i' bey l3t. Crriparnes, 555. Resea.rih Park, Meriden, CT 06,151) 
(..ptara-1, ihhtelt ;ire ItiorixnaWi:1 	thi5i AtireetnenI, for insta:14itin of the Gas 
Fakiirtrties as. shown On Out Mans.. The Swe =kriowiedges that it has reviewed the Plans 
an.% ha incorpetrated them into its highAsy isfejeset plans for the eta. The Stivaz 
acknotaledites that the Nara traay be emended over tzLne ift c,rde.-r 	aitatiorninoclute 

.Nii:oi,.011,1"rolunc9llrli.suld other ,t-ri.r—sideratiens thb-it may &rise. 

,A.yeeinern covers the Use. and r7.)ccupartcy of the Limited Aerzessi Ri6r-of-Vilay 
• (1,AROW) 	Spauldirig Tarripitse (Nit  16 and prnrittety own&zi,. adrrtirhiztc5-cri enid 
intitiaQ,ed by the Slate 	the New I larripshire Department otirmtsportationAutrau 
Ei TOralpiktS) 	how OP the attached Nam. 	becupanzy hAing been garged, 
execution of this &nun-lent co.'s:en:: the preparation, drill'ing. 	constractiort., 
Yaaj311renaue, operation. atteratitto, improvement, repair, replacement, retnitAta.l aka 4crcss. 
to gas pipelines and all related equipment, facilities, imptcrverrile_ms and mi,tertres ("Cots 
Facilities") at ih location described as fOliccws.: a lr:J f 	o a{ 4 r bcgiriniog 
npprolsimately Station 1.587+38 R1., 240,8' (l121.38-L Comtruction Centerline) fin a Slate 
owned properly attimint to Shattuck Way east or the Spaiiing Tuririikc, then; 
tsorlh‘.1 /4.esterly acrcsss the property, Shattuck Way and the LARON\Y of the Sp,A-ulding 
Turnpike iipproximately 2:22,9' to the high water mark of the Piscataqua River which is 
shown on Figure 1 and Sheets PP-1 and PP -6 of the Plans, and (b) then from the Ilia 
water mark on the opposite side of the Pisentaqua River no-rdrixes.terly onto Hilton Park 
approximately 398.9' ending at appmximatety Station 1614455 Rti22.9,4" (1 t 2314, 
Construction. Centerline) which is shown on Pi tare 2 and sheer:', PP-4 and triP-:!i,  of 
Plate; in the Town of Newington and (:ity of Inver, counties of Rockingham and 
Strafford,. respectively, New Hampshire (collectively, 

This Agreement covers the term, rights and otilittiniuns of tile State and OSOT with 
regard to the preparation, drillinr4, 	constriici 	 operation, salt€ration, 
improvement, repair, replacement, removal and access to the Gas Facilities on the Land. 
The area of the Land upon which the Gas Pacilities will be located is shown on the Mans, 
as well as on "GSGT Use and.  Occupancy Corridor, little Bay Bridge, Newington, NH" 
Figure 1 and "G 'SOT Use and Occupancy Corridot, Liak {ay Bridge, Dover, NI I" Figure 
2 dated June 2013, prepared by AMEC Environment s tnfrastructure, list:, 2 Robbins 
Road, Westford, MA 018:86 ("Corridor Mans"), of this Agreement. ("Gas Facilities 
Area"). 

GSGT shall submit a.,ny proposed titgrratiOfil, 	 in writing to the State 1-01- 
rAWiew, consideration and approval by to State, which approval shall incorporate by 
teferenet into this Amer:Tem such aitertni parts. 

GSGT has fin-his-toed Certificates of Insurance for (lien rah 	and fir Worker's 
Compensation and Employer's Liability =dal the Ternpc,rary Use fie:. Ocicupanity 
Aprernent, 'Upon completion ci construction: s.,,tithin the Gas Fa:AL:Ales   GSGT 
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ticr-es to keep 	the re= of this s t Occupancy AF:rcemcnt srid, to de:;•;jEtntite the 
fit; tc of Nox t .arii.pshire as an additi,2nal insured at poky cif insurance for bodily' iriiut 
Al 	i property dt,-,niage 'liability hi the amount of one miflit-,n dollars 031 3aillierli 1,..-Ft 
o ceu n 

	

rrce arial two n-iiiht47: doilays (S2 millits.ffl th 	ap.gritate. 	Certitie.4e-s ef 
amcfunts designatin2, the Sute as wl 	insured shall be -1.7rovidtd 

to the Sittte. (11S(_11° Bata n; tdla riglY,' to 5.alf-i. n.surc,.. avid, 	5t:ch 	shall! provide 
evidence of such ,..i.ulf.,iirsuranc. Certificates of .ingaraince- pokided by [SGT cc:ntractDrs 
for con.struction of the (1a Faeilities Areas. under. the Temperary t_ise 1;,.. Occupancy 
Ageernent shit!) runairt ir7 ]turf pendinii 	 (kr 	 to the. extent that the. 
Temporary UF..e. 	 Aft7.;.-tTnev: ttrmittated beftwe (:011.,ITII:Cti Oft is cnmpl.eted. 

All comet? +k vjppfied arke %% wit perfbrme,i 	C.1.517 of ita edotraetur ill the iinstallation 
of the Gas F Ii3j stia` 	stabioct to The :,:rispection of a representative of the State. 

defieiencies 	roo.tai4il. methods of corrsintellarl, or workmanship sh.atl be 
prorropty corre,ct-ed to the rca.t;onrabl.c satisfaction of the State, providca that the Site 
prr..witk's notk-.e 	stx;hi deficiency within I. 0. days of its inspeetion. 

The Slatc. hat initiated the development of a Ocoaraphi.c. Inifortrion Sy ter (GIS} NI 

identify' fmcdiiLes, includim drairtage and utilities within the ROW. (SOT shall submit 
1 al Pas.itiarling Syg%7111 (iLIVS) c:fjordinate.s ba5-ed Liltnn the New liatttpshile State 

Mane eoardinates system en the. Nonh American Darum 	19$71. 996 Lutjustment by. 
NOS) of the as built Gras Fociliiirs. The coorLqrtata shah iv. submitted to the Chief of 
Design Service-, N1.-IDOT, 7 Hams. Drive,, ply.3 	-t~:3., Concord. 

GSGT 	$111itaut 	wtittat riininte:nanc polie 	d pfoceditre.g which Eire to be used 
for th,e irtiort, repair, and maintenanee of the Gas Faoiiities to the Stale for review 
and appsr_7vai. Salt rtto“..d 	shall be approved by the Sate prior to initial operation of 
the Gas Facilities_ 

12. 	(1SOT shall give the Sate Torripike ot)Icials MISOTLEINe noliice of schedule,d car 
nonscheduled maintenance cd the Gas Faciiiiies except crEitrgtncy rrrairs, for which 
GSM' shall con met the State 	officials 	soeh enterg,ency repair are. beint 
done. GSGT shail provide notice to the State Turnpike ofillcials if it alters its schethAle of 
regular maintenance and inspection. will keep the State Turnpike 	cippris,zd, and 
updating: by OSOT shall riot be coridoelt?J without prior notification to the State Turnpike 
officials. 

€3. 	The cogs and expanses fear  the installation and maintenance o the Gas Facilities shall be 
the resat ibiiiry niGSGT. 

14, 	OStif or its contractor is soiziy ttwons0,;4e liar die presence of the 	equip:nem on 
the Land. 0501 acrecs the installation shall be consistent with the States 601 to cats 
if necessary, 

15. 	0503T agrces that aix7ess to thet”; fadtitics for scheduled or nonscheduled maintenance 
or for ilrry other purpose shall be made in Ac.!oordiirice with the following prneedafe! 

__........ 1 1 ,1'10 	 TT.... 	 . A 



A. Vtior to worting. on or crocilimg the LAFtOW of the Span!dine, Turnpike and 
Turnpike o%kined propeny„ Stale TtIrricC24 Offnials will be notified and vizrk wiU 
hk srl, i,i1e with th.traro: 

B. Al 	time when working... 	STallidine turaril.:e, traffic control devices will 
bv 	 h,$..• she State, 

C. Any and 	work done by tr-;c:r;T 	loc-ation=. will C'"97-fOM1 	sr.,n..-Ir.e.reic Cpl 

hy the Stfile in consultation with CiSCir as i tree n rceasznable notice of such 
standards. 

The State ,i.tgreeS aUj, it will KTI granT,. si eri z, tie or CriaTipanq HZI-01.5. orea-SegAnt..5 

enter inin leases. or other acreements that interfere with GSGT's rights under this 
Avrecritent. 	State furthet agrees that my excavation, change. c grade or water 
impoundment will he made on and no structures or other ohstn:letions will he pIrKied ri 
erector] over, under or across the Gas Facilities Area 1,0101.11. pPior wrinen o41-14.4tt 
GSGT which shell not he unreasonaNy withheld. 

rnt- ,Suite agrees that GSGT shah have non-exclusiv ar.zer5 ZNET, in and thrtibith the 
Land for the construction, preparation, drilling, laylq., maintenance, opelation. aIrm.tima, 
!..mpuYvernent, repair, repla.tiernent end removal of the Gas Facilities. 

S. 	This Agreement shall remain in fall force and effect for a term of fifteen i 5) ..its from 
the date that bath parties have executed the.. Agreement and is not giblet!: to- tf-,,It-tiinatforl  
before siiith term has expired, absent an agreement of the parties. The agreement trey' he 
emended. for ennsecTative five (5) year terms provided that GSGT makcs r4 written =Inert, 
to the Carrattilisimer, New Hampshire Department of Transponation, ne less than one 
k,Andt-td 	OKI days, bat no more than three hundred sixty five (365) days priff 
the esipiratlf.in nf the Init. Tamar the respective (h e (.5) year tam tberealer,, tc the State 
dm:Iva try item; the extension, it .shall d sai  no less than one hundred twenty ( I0) days 
Kilo! to the expiration of the re.vec.tive term.. Upon notice of the denial of the requested 
exleasiion, the Srate 51,,E1 plrAl de CiSGT` with reamable opporIunily tr.) coital-LI: all 
necessiar): activities to remcve, relocate 	otherwise realtgro the Gag ratiiitieg and till 
appurterLances from the. Gas Fa.e.Viiiies Area. The State shall reasonably no operate with 
GSMto facihtle remcvai, !Fel.ozat ion Or realignment ol any ti as rwcitities located on the 
Load made necessary through the States termination of this Agreement 

I 	GSGT shall promptly and et 	sole exile se make such relocatiCMS and adjustments, 
itiluding removal of facilities if required by the State, as may be necessary to 

accommodate hiahwrey ar bridee constvetiort, reconstruction, repair, or maintenance, but 
only to the extent that such reiCk.2.2:60.3t% and adjustments do not coisproinise operation or 
access to  Gas Facilities Re,,ess-.L._,r).,  for exercse of property interests valued tinder the 
State FILgf,'.=r1t. The St me shall prov!de teWinahie opportunity to relocate or adnig the 
Gas. Facilities so as to allow for exercise 	6ghts: granted wider the Stare Easement. 
Such relocation and adjustment shall he at the s-ole 7,:pettse of GSM'. Notwith5tanding 
any statute or regulation to the contrie:s... which may tinw exist ryr  itercafta be created, no 
cost of such retOCatiOn or adjustment shall be eligible for participalion by the State or 
Federal Hizhway Administration (I-1-1\3)TA) and ciSGT hereby vic.ive.s any right it may 
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now have or hereafter acquire to request such p.-articipation. 	 the 
provisions (' RSA 2:.!S:22 shall ao.,1..ern where applicable. 

Where Applicabte, in accord:Ince with. RSA 72:211., irbl. thisag,reernern is. made bietwcen 
the pttries subi-ect to the condition that tllStii shall 	all properly as,esse..1 real and 
personal pre: Telly taxes f<art the Crat; 	icr;, Failure 	GSGT to pay 
personal ariA real estate taxes when due shall tte cause to 	 tins Agreement- h 
accordtmce with the requirernents 	R',-;A 72:23, l(h), GSGI <, 1a 1 ?eablittated to pay 
real atid periamai property taxes on struitiareS 01 ilm-roverracnis added. 

21. 	CiS,G1' notes that the_ State, itS agfricin and thear 	 X.F1 trapte$e04atiNcs 
shall. not incur any legal liability whatsoever to- GSM for tiny datti,a.Lte to the Gas 
Facilities or to am other pteNn:y c employee of CTSGT or to any other person or entity 
hired l or affiliated with .(ISC.F1" resulting front or arising taut of any owr.tership and use 
of and operatiocis within. the Oat Facilittes And:, ineiudinst but net limited to ira-tpaction, 
ruizintenance„ (leaning, snow removal, construction, .etionstruction, rehabilitation. and 

GSGT shall inclemn.6, defend, and hold itorniess the State, NHDOT, United Maros 
Deparitnent of Transportation (USDOT), fillWA. and their employees, agents,. 
representatives against any and all 	att.ii:111S, causes of action, dtvil,...Linik„, 
losses, penalties, damage of any kind, and failure by CiSCiT to o,-,irapfy witb Any 
related commission permining, regulations, and 	includint ail actions. fin,  
indemnity and,sor contribution, and including ressonoblc. attorneys' fees, rest altinu, from or 
arising out of GS:Cirs use of,. ancl GSGT's operatiOnS within. the Gas Facilities Area. 
including boat 	t limitcd o imirzction„ nru7ntonance, cleaning, snow removal, 
constnttiort, reconsmetion„ rehabilitation, and repair or either the gas pipeline or the 
highway facilities. The indertinification provided Lift(kt this paragraph shall include, hut 
not he limited to, any and all claims or demands for loss of revenue, income, business or 
econorn[c oppOrhmity, customers. prolltS, presence of and occupation of, awl! service 
resulting from or aei!i.ino, out of any inabiliv or failure of the Gas Facilities 10 provide 
service.,  as intended h', OSCi-T. 

GSGT shall, at the request of the State and at the ex.pen.se  of GSGT, provide ter 
protection is deemed necessary by GSGT or by the SlaTt- in the event the State 3..---ribmr=: 
any work en the highway, including but not limited to insp.:Vim maintenance, deaning, 
snow removal, colastnietion, recoirtsruttion,. rehabilitation, and repair of the highway 
razillt iet 

Any damage to the Land that k caused by, results frorn, or wises out of the installation, 
rnainterimce, or presence of the Gas Facilities shall be repaired. by 0501 or, if rrunuttily 
agreed by the parties, by the State. GSGT shail fully compensate the State for 41 
reasonable costs associated with the repair of any such damage, 

Upon breach of any provision of this Agreement by either rural}, the non-bre4thinc par y 
may either (a) enforce the breach provision lty means of an injwnetiou proeeedi.ng, or rb:r 
seek damages, or both. 
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any priwknon of chit Agreement,. nohn Irv. herein contained shah be 
.treenacdto C-325.11tute a waver of 7,ioveroign Irrinninity or the State, which intmuthity 
hereby reserved to the State. This covernm€ sht40 survive the termininklsf of this 
Azreernent, 

This 4reenent may, -oe amended ooly by an instrunten1 in. writing sianed by  the parties 
hereto End ciaJ*- aker afTroval e. moh amendment by the Slate of New ant shire. 
through the N.HDOT, and titer-4MA, iraoplicoble. 

This Ac-,7&tit43,11. shaie be emEstrucd ai a2:torcifirLee. with the Law of the Slate of ?-=IeW 
Harnpslaire, and is Minding upon and iourc5 to the benent of the parties and their 
tespeelive 	Firti-,,, s,o7s and as,sigt1S inciUdirtgi 311 agen6eR, dep,Ziffiettt,43, bureaus, 
aethorities, boards, c,-.75.7-,nlission:s, a d committees 	th St, l;. 

	

29. 	The parties hereto do not inlenti to hene..:1.t ray third parties wad this Agreement 5+n not 
ha construeri,  to confer ahy such benefit. The State 	rekt be responslie for army 
rtegligentiintentiopaI:acts or third panics. 

G-SGT shalt not assign or otherwise transfer any interest in this: Agreement without the. 
prior written consent of the State. w.Lth shall rim be unreasonably n,Litl-lheld or  delayed, 
except.that no consent shall be required kir to transfer or ags; anent ito ae (i) IA...holly owned 
subsidiary., 	 Ohl pamni. {iv) an;y other entity mimedto CiSOT. 

	

1. 	This Agreement, which may be executed rmI a number of ebuntewfis„ each 'Alia _h it 
he  deemed an original, constilittzs the entire Agreement and underiftamrEnd it-erween: the 
parti es, and supersedes. till prior Agreements and tinder:i tnd:ifti..-. rtlatin.g hereto, near 
to the provIsions paragraph 2 hctein, 

Wt1"..CESS, WHEREOF, the ponies 
year :1T-St abat-V 

teed° have executed this Agreemelit on tie day and 

THE STATE OF NEW HAMPSHIRE 
Dep.an.rne.mt  of Ttaissportal ion 

()KAMM ST, — E GAS TRANSNCSSiON, iNC. 

   

3 

   

Wi[liara ? 
Director of Operations 

  

(Sioatum 

 

       

(Typed StAtteture) 

 

Veri 0 

 

  

(Title) 

S 	-1.)rsi*re.CIDWNSyNes.:iriFinrAl L,:rit,0',Litil it ic-A-Agrm•EritvriSCipt.IS61 1.A0 At! esVmAi bti tVpt.) 
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Appraiser Qualifications  
LAITRA J. DAVIES 

Certified General Appraiser No. NITCG-529 
Background Summary  

Over 28 years experience in commercial/industrial real estate and 26 years experience in the appraisal industry, 
valuing all property types and interests ranging from unimproved land, subdivisions, commercial, residential, 
industrial, conservation easements, eminent domain and special-purpose properties for a wide variety of clients 
including federal, state and municipal governments, universities, lending institutions, major corporations, law firms, 
developers, investors and non-profit organizations. 

1 have completed in depth  market studies for rPsid,,nti,1 and of ee projects  and  impact studies  
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. 

ii,uuuut101.E. 

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

Course 1A-1: 	Real Estate Appraisal Principles 
Course IA-2: 	Basic Valuation Procedures 
Course 113-A: 	Capitalization Theory & Techniques, Part A 
Course 1B-B: 	Capitalization Theory & Techniques, Part B 
Course SPP: 	Standards of Professional Practice, Parts A & B 

Appraising Environmentally Contaminated Properties 
Condemnation Appraising: Basic Principals & 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 

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 

3MB Real Estate Academy — Advanced Income Property Appraisal 
The Beckman Company - The Technical Inspection of Real Estate 
LeMay School of Real Estate — Federal Land Acquisition Appraising 

Beyond Paired Sales 
Estimating Property Damage 

Bureau of Education & Training, State of NH — Certified Public Supervisor Program - ongoing 

Qualified Expert Witness 

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

Professional Experience 
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Appraisal Supervisor, New Hampshire Department of Transportation, Bureau of 
Right of Way, Concord, NH 
Commercial Appraiser, Shuka Associates Inc., Beverly, MA 
Real Estate Analyst, Bayview Loan Servicing, Coral Gables, FL 
Commercial Appraiser, Crafts Appraisal Associates, Ltd., Bedford, NH 
Appraiser, Cassell Appraisal Services, Hampton, NH 
Commercial Real Estate Salesperson 
Finlay Commercial Real Estate, Lowell & Newburyport, MA 

2012 to Present 

2011 to 2012: 
2010 - 2011: 
1988 - 2010: 
1987 1988: 
1985 - 1987: 

Professional Affiliations 

Cerafied General Real Estate Appraiser — New Hauipsilire 
Licensed Real Estate Salesperson — Massachusetts 1985-1986 
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NEWINGTON PORTION MARKET VALUE INDICATORS MAP 
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JEOPITRY A. VA'197r2atkr 
1.001ativo 	AErfl;strknt 

(GOO} P.71-8181 

1.0.10ENRIT., 	IvrPA 
Lugfabul,,,e13-aciot 

(eD) 271,8 Jai 

Atuft 	trottli:Oftr.8 
	FRCP 1.2-028 

opricaii 01? LEGISLATIVE I3UIjK41:111.':A.StEITAN'T 
State Tlnttise, IycSnre 102 

ClozWora, New 

LION2y, OVA 
Divantar, Aeldlt Div(4$.011 

(80t5) 271.2785 

June 26, 2012 

Joanne Morin, .Director 
Office of Energy and Planning 
I 07 Pleasant Street 

Concord., New Hampshire 033 01 

Dear Director Morin, 

The Long Range Capital Planning and Tjtilization Committee, pursdatit to the 
provisions of RSA 4:40, on June 2:6 2012, approved the request of the Office of Energy 
and Planning, to convey a 50-foot, wide cauntent.:f limcidObe Piseataqua River between 
Newington and Dover, at no cost to the State, to Crank .:tate Crab Transmission, Inc. of 
Hampton, NH for an interstate natural. gas pipeline and to assess an Administrative Fee of 
$1,100, subject to the conditions as specified in the request dated. June 6, 2012, otn.ended  
.with„th condition that there be no cost to.  the Department of Trams: ortatim or the  
State for anT part of the relocation ofthp  

• 

Sincerely, 

Jcffr 	Rattison. 
Legislative Budget Assistant 

JAP/pe 
Attachment 

T]DD Ariousa: iielay NH 1.800-7135,2984, 
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State of N ew Hampshire 
DEPARTMENT OF ADMINISTRATIVE SERVICES 

OFFICE OF THE COMMISSIONER 
25 Capitol Street — Room 120 

Concord, New Hampshire 03301 

LC? 007 

LINDA M. HODGDON 	 JOSEPH B. BOUCHARD 
Commissioner 	 Assistant Commissioner 

(603) 271-3201 	 (603) 271-3204 

March 21, 2014 

The Honorable David Campbell, Chairman 
Long Range Capital Planning and Utilization Committee 
L.O.B. - Room 201 
Concord, New Hampshire 03301 

REQUESTED ACTION 

Pursuant to RSA 4:40, the Department of Administrative Services requests approval, 
allowing negotiations within the Committee's current policy guidelines, to reduce the 
previously approved sale price of the former Nashua District Court property located at 25 
Walnut Street (including one building of approximately 19,459 square feet and approximately 
1.11 acres of land) in the City of Nashua from $1,000,000 to $800,000, plus an administrative 
fee of $1,100, and to extend the term of the Department's listing agreement with NAI 
Norwood Group for an additional six (6) months beyond the current expiration date of June 
24, 2014. 

EXPLANATION 

The former Nashua District Court property is comprised of land, building, and other 
improvements located inside the traffic oval at 25 Walnut Street in downtown Nashua (the 
"Property"), adjacent to the former millyard and just a few blocks from the Main Street 
business district. The courthouse building was purpose-built in 1979 when the Property was 
owned by the City of Nashua, and the Property was later leased to the State until the State 
purchased it in 1992. The building was used continuously as a courthouse until November 
2011 and has remained vacant since. A more specific description of the Property is as 
follows: an oval-shaped parcel of land encircled by city streets which is approximately 1.11 
acres in size, a two story masonry office building with approximately 19,459 square feet of 
above grade space and a full basement, and a paved surface parking lot with 45 spaces. 

On May 14, 2013, the Committee approved the request of the Department to enter 
into a listing agreement with NAI Norwood Group ("Norwood") for a term of up to one (1) 
year, allowing negotiations within the Committee's current policy guidelines, to sell the 
Property for $1,153,778, plus an administrative fee of $1,100, as specified in the Department's 
request dated January 17, 2013 (LRCP 13-005). The Department entered into an Exclusive 
Marketing Agreement with Norwood effective June 24, 2013. After working with the 
Department to design basic marketing materials, on July 12, 2013 Norwood began to 
advertise the Property through the Northern New England Real Estate Network (NNEREN) (a 
Multiple Listing Service or "MLS"), the New England Commercial Property Exchange (NECEE), 

FAX.: 603-271-6600 	 I'm Access! Relay NH 1-S00-735-2964 



The Honorable David Campbell, Chairman 
Long Range Capital Planning and Utilization Committee 
March 21, 2014 
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and LoopNet. Norwood has also placed signage on the Property, run print advertisements in 
the New England Real Estate Journal and the New Hampshire Business Review, and 
conducted both a post card mailing and an email blast directed at brokers, developers, 
investors, and other potentially interested parties. As a result of these marketing activities, 
Norwood received inquiries about the Property from thirteen (13) separate parties, showed 
the Property to three (3) separate parties (one of whom was Tom Galligani, Economic 
Development Director for the City of Nashua), and received one (1) tentative offer—all 
within two (2) months of listing the Property. 

Although the tentative offer was too low to fail within the acceptable range 
contemplated by the Committee's current negotiation policy guidelines, the Department 
believed that the offered price was instructive with regard to its reflection of certain 
objectively unavoidable buyer costs that were not contemplated by the appraisal or by 
Norwood's initial opinion of value but are now understood to be necessary to convert the 
building from a 1979 government-owned courthouse into private office space. In particular, 
the City Fire Marshal indicated that a fire suppression sprinkler system must be installed 
throughout the building (estimated cost: $143,105). In addition, the existing two-inch (2") 
diameter water main serving the building must be upgraded to a four-inch (4") diameter 
main in order to accommodate the sprinkler system (estimated cost: $74,680). Finally, 
multiple lenders indicated that proper removal of the underground storage tank currently 
used to store heating oil would be required as a condition of financing (estimated cost: 
$37,200). In light of this, it was the prospective buyer's intention to replace the existing boiler 
and connect the building to City natural gas. The foregoing costs, excluding boiler 
replacement and gas line connection, total more than $254,000. 

As a result, on September 24, 2013 the Department sought and received the 
Committee's approval to lower the sale price of the Property to $1,000,000 plus on 
administrative fee of $1,100, allowing negotiations within the Committee's current policy 
guidelines (LRCP 13-042). Unfortunately, the party who made the first tentative offer had to 
withdraw, because the offer relied upon commitments from prospective tenants, at least one 
of which withdrew and has yet to be replaced. Since that time Norwood has diligently 
continued to execute its various targeted marketing strategies, such as by hosting a broker 
open house on site in November which attracted 20 attendees. These strategies have 
resulted in two (2) additional tentative offers as well as potential interest from at least two (2) 
other parties. However, both of these tentative offers are too low to fall within the 
acceptable range contemplated by the Committee's current negotiation policy guidelines, 
even after last September's price reduction. In fact, ever since the first tentative offer was 
withdrawn last fall, all pricing discussions with potentially interested parties (including the 
party that submitted the first tentative offer) have suggested a perceived market value of 
the Property well below the authorized minimum sale price. In addition to the common 
buyer costs discussed above, all of the recent pricing discussions and tentative offers have 
contemplated such additional built-in cost factors as: HVAC unit upgrade or replacement, 
roof repair or replacement, and interior renovations to reconfigure the current courthouse 
floor plan into a more conventional and attractive private office space layout. Depending 
on the buyer, these estimated additional costs appear to total anywhere from $150,000 to 
nearly $400,000. 
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In light of the foregoing and the persistence of weak demand for office space in 
Nashua, the Department has decided to seek approval to further lower the safe price of the 
Property to $800,000 plus an administrative fee of $1,100, allowing negotiations within the 
Committee's current policy guidelines. Norwood reports that the listing prices of other high 
quality office properties in Nashua that have been on the market for several months or 
longer have in some cases been lowered far more significantly than the price reduction 
requested herein. 

As part of this submission, the Department is also requesting authorization to negotiate 
with prospective buyers of the Property within a ten percent (10%) range below the reduced 
sale price approved by the Committee. If the Committee approves this condition, then the 
Department would be authorized to enter into a purchase and sale agreement that is 
subject to Governor and Executive Council approval within (10%) of the reduced price. The 
Department believes that such latitude is necessary to provide a quick response to 
prospective buyers and efficiently market the Property. 

Authorization is hereby requested: to reduce the previously approved sale price of the 
Property from $1,000,000 to $800,000, plus an administrative fee of $1,100 in accordance with 
RSA 4:40, Ill-a, and to extend the term of the Department's listing agreement with NAI 
Norwood Group for an additional six (6) months beyond the current expiration date of June 
24, 2014. 

Respectfully submitted, 

Linda M. Hodgdon 
Commissioner 



AVM? A. PATTISON 
Legislative Budget Aseitent 

(6o) 271,3161 

micnAEli W. KANE, mpA 
Deputy Legislative Budget Assistant 

(603)271-3161 

LRCP 13-042 

,.fate of N6.1 4t.ampst-firr 
OFFICE OF LEGISLATIVE BUDGET ASSISTANT 

State House, Room 102 
Concord, New kinmpsh  re  03301 

RICHARD d. MAHONEY, CPA 
Direotor, Audit Division 

(603) 271.2783 

September 25, 2013 

Linda M. I-Todgdon, Commissioner 
Department of Administrative Services 
25 Capitol Street, Room 120 
Concord, New Hampshire 03301 

Dear Commissioner Hodgdon, 

The Long Range Capital Planning and Utilization Committee, pursuant to the 
provisions of RSA 4:40, on September 24, 2013, approved the request of the Department 
of Administrative Services, to reduce the previously approved sale price of the former 
Nashua District Court property located at 25 Walnut Street (including one building of 
approximately 19,459 square feet and approximately 1.11 acres of land) in the City of 
Nashua from $1,153,778 to $1,000,000, plus an Administrative Fee of $1,100, allowing 
negotiations within the Committee's current policy guidelines, as specified in the request 
dated September 16, 20.13. 

This item (LRCP 13-005) was originally approved by the Long Range Capital. 
Planning and Utilization Committee on May 14, 2013. 

Sincerely, 

A. Pattison 
/ Legislative Budget Assistant 

JAP/pe 
Attachment 

Cc: Michael Connor, Deputy Commissioner 

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



State of New Hampshire 	1 3 - 0 4 2 
DEPARTMENT OF ADMINISTRATIVE SERVICES 

OFFICE OF THE COMMISSIONER 
25 Capitol Streei — Room 120 

Concord, New. Hampshire 03301 

LINDA M. HQDCDON 	 1OSEPH 13. BOUCHARD 
Commissioner 	 Assistant Commissioner 

(661) 271-3201 	 (603) 271-3204 

September 16, 2013 

The Honorable David Campbell, Chairman 
Long Range Capital Planning and Utilization Committee 
L.O.B. - Room. 201 
Concord, New Hampshire 03301. 

REQUESTED ACTION 

Pursuant to RSA 4:40, the Department of Administrative Services requests approval, allowing 
negotiations within the Committee's current policy guidelines, to reduce the previously approved sale price of 
the former Nashua District Court property located at 25 Walnut Street (including one building of approximately 
19,459 square feet and approximately 1.11 acres of land) in the City of Nashua from $1,153,778 to $1,000,000, 
plus an administrative fee of $1,100. 

EXPLANATION 

The former Nashua District Court property is comprised of land, building, and other improvements 
located inside the traffic oval at 25 Walnut Street in downtown Nashua (the "Property"), adjacent to the former 
millyard and just a few blocks from the-  Main Street business district. The courthouse building was purpose-
built in 1979 when the Property was owned by the City of Nashua, and the Property was later leased to the State 
until the State purchased it in 1992. The building was used continuously as a courthouse until November 2011 
and has remained vacant since. A more specific description of the Property is as follows: an oval-shaped parcel 
of land encircled by city streets which is approximately 1.11 acres in size, a two story masonry office building 
with approximately 19,459 square feet of above grade space and a full basement, and a paved surface parking lot 
with 45 spaces. 

On May 14, 2013, the Committee approved the request of the Department to enter into a listing 
agreement with NA1 Norwood. Group ("Norwood") for a term of up to one (1) year, allowing negotiations 
within the Committee's current policy guidelines, to sell the Property for $1,153;778, plus an administrative fee 
of $1,100, as specified in the Department's request dated January 17, 2013 (LRCP 13-005). The Department 
entered into an Exclusive Marketing Agreement with Norwood effective June 24, 2013. After working with the 
Department to design basic marketing materials, on July 1.2, 2013 Norwood began to advertise the Property 
through the Northern New England Real .Estate Network (NNEREN) (a Multiple Listing Service or "MLS"), the 
New England Commercial Property Exchange (NECPE), and LoopNet. Norwood has also placed signage on 
the Property, run print advertisements in the New England Real Estate Journal and the New Hampshire  Business 
Review, and conducted both a post card mailing and an email blast directed at brokers, developers, investors, 
and other potentially interested parties. As a result of these marketing activities, Norwood has received inquiries 
about the Property from thirteen (13) separate parties, shown the Property to three (3) separate parties (one of 
whom was Toni Galligani, Economic Development Director for the City of Nashua), and received one (I) 
tentative offer, Norwood is currently planning a broker open house for next month. 

FAX: 5(}3.271-6(100 	 Access. Relay NH 1-8 )0-735-2965 
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The sole tentative offer received so far came from an investor whose uniquely thorough investigation of 
the Property has included more than eight (8) site visits (including some with prospective tenants), multiple 
exploratory communications with the City Fire Marshal and other City offers, discussions with possible 
lenders, and procurement of early estimates for much of the work anticipated to prepare the building for 
occupancy by multiple office tenants. Although the tentative offer was too low to fall within the acceptable 
range contemplated by the Committee's current negotiation policy guidelines, the Department believes that the 
offered price is instructive with regard to its reflection of certain objectively unavoidable buyer costs that were 
not contemplated by the appraisal or by Norwood's initial opinion of value but are now necessary to convert the 
building from a 1979 government-owned courthouse into private office space, in particular, the City Fire 
Marshal has apparently indicated that a fire suppression sprinkler system must be installed throughout the 
building (estimated cost: $143,105). In addition, the existing two-inch (2") diameter water main serving the 
building must be upgraded to a four-inch (4")diameter main in order to accommodate the sprinkler system 
(estimated cost: $74,680). Finally, multiple lenders have apparently indicated that proper removal of the 
underground storage tank currently used to store heating oil will be required as a condition of financing 
(estimated cost: $37,200). In light of this, it is the prospective buyer's intention to replace the existing boiler 
and connect the building to City natural gas. The foregoing costs, excluding boiler replacement and gas line 
connection, total more than $254,000. 

In light of the foregoing and the persistence of an unusually high office space vacancy rate in Nashua, 
the Department has decided to seek approval to sell the Property for $1,000,000. Norwood reports that the 
listing price for at least one other high quality office property in Nashua that has been on the market for several 
months has been lowered far more significantly than the price reduction requested herein. 

As part of this submission, the Department is also requesting authorization to negotiate with prospective 
buyers for the Property within a ten percent (10%) range below the reduced sale price approved by the 
Committee, If the Committee approves this condition, the Department would be authorized to enter into a 
purchase and sale agreement that is subject to Governor and Executive Council approval within (10%) of the 
reduced price. The Department believes that such latitude is necessary to provide a quick response to 
prospective buyers and efficiently market the Property. 

Authorization is hereby requested: to reduce the previously approved sale price of the Property from 
$1,153,778 to $1,000,000, plus an administrative fee of $1,100 in accordance with RSA 4:40, 111-a. 

Respectfully submitted, 

(itt;e1t) 

 

Linda M. M. Hodgdon 
Commissioner 



Sincerely, 

JEFFRY A. PATT1SON 
Legislative Budget Assistant 

{8013) 271-8161 

MICHAEL W. KANE, MPA 
..Deputy 1..e.gislativ, Budget ASSiStant 

OW) 271-3181 

f(Sfa.fv of Npfu Parrtyfsilir 

OFFICE OF LEGISLATIVE BUDGET ASSISTANT 
State House, Boom 102 

Concord, New Hampshire 03301 

RICHARD J. MACONEY, CPA 
Director, Audit DlvisUe 

(60:i) 277 -2755 

LRCP 13-005 

May 15, 2013 

Linda M. Hodgdon, Commissioner 
Department of Administrative Services 
25 Capitol Street, Room 120 
Concord, New Hampshire 03301 

Dear Commissioner Hodgdon, 

The Long Range Capital Planning and Utilization Committee, pursuant to the 
provisions of RSA 4:40, on May 14, 2013, approved the request of the Department of 
Administrative Services, to enter into a listing agreement with NAI Norwood Group for a 
term of up to one (1) year, allowing negotiations within the Committee's current policy 
guidelines, to sell the former Nashua District Court property located at 25 Walnut Street 
(including one building of approximately 19,459 square feet and approximately 1.11 
acres of land) in the City of Nashua for $1,153,778, plus an $1,100 Administrative Fee, 
as specified in the request dated January 17, 2013. 

Legis ative Budget Assistant 

JAP/pe 
Attachment 

Cc: Michael Connor, Deputy Commissioner 

TDD Access: Relay NH 1-800.735-2964 



State of New Hampshire 
DEPARTMENT OF ADMINISTRATIVE SERVICES 

OFFICE OF THE COMMISSIONER 
25 Capitol Street — Room 120 

Concord, New Hampshire 03301 

January 17, 2013 

13 006 

LINDA M. FIODGDON 
Commissioner 

(6D3) 271-3201 

JOSEPH B. BOUCHARD 
Assistant Commissioner 

(6031 271.3204 

Chairman 
Long Range Capital Planning and Utilization Committee 
L.C.B. - Room 201 
Concord, New Hampshire 03301 

REQUESTED ACTION 

Pursuant to RSA 4:40, the Department of Administrative Services requests approval to 
enter into a listing agreement with NA! Norwood Group, allowing negotiations within the 
Committee's current policy guidelines, for a term of up to one year to sell the former Nashua 
District Court property located at 25 Walnut Street (including one building of approximately 
19,459 square feet and approximately 1,11 acres of land) in the City of Nashua for $1,153,778 
plus an administrative fee of $1,100. 

EXPLANATION  

The former Nashua District Court property is comprised of land, building, and other 
improvements located inside the traffic oval at 25 Walnut Street in downtown Nashua (the 
"Property"), adjacent to the former millyard and just a few blocks from the Main Street 
business district, The courthouse building was purpose-built in 1979 when the Property was 
owned by the City of Nashua, and the Property was later leased to the State until the State 
purchased it in 1992, The building was used continuously as a courthouse until November 
2011, at which time the Nashua District Court functions and personnel moved to the 
Hillsborough County Superior Court South building on Spring Street in Nashua, in part to 
alleviate a significant overcapacity of unused space in the Superior Court building. This 
consolidation of courts at one location and the proposed disposition of the Property both 
result from substantial Judicial Branch budget cuts in recent years. A more specific 
description of the Property is as follows: an oval-shaped parcel of land encircled by city 
streets which is approximately 1.11 acres in size, a two story masonry office building with 
approximately 19,459 square feet of above grade space and a full basement, and a paved 
surface parking lot with 45 spaces. 

As of March 23, 2012, McManus & Nault Appraisal Company, inc., an independent 
appraisal firm, appraised the market value of the Property at $1,300,000. 

On September 19, 2012, the Department issued a Request for Proposal to Provide Real 
Estate Brokerage Services ("RFP"). The RFP was posted on the Department's Current Bidding 
Opportunities web site and was advertised in the Manchester Union Leader September 19- 

FAX - 603-271-6600 
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21, 2012 and by a direct email solicitation sent to eighteen (18) commercial brokers licensed 
by the New Hampshire Real Estate Commission. In response to the RFP the Department 
received conforming proposals from five (5) brokers. These proposals included opinions of 
value ranging from $750,000 to $1,800,000 and proposed effective commission rates 
(calculated based on the appraised value) ranging from 4.33% to 5.77%. 

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

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

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

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



Chairman 
Long Range Capital Planning and Utilization Committee 
January 17, 2013 
Page 3 of 3 

Authorization is hereby requested: to enter into an exclusive listing agreement with a 
maximum term of one (1) year that will be subject to final approval by the Governor and 
Executive Council for the sale of the Property at or above the proposed sale price and 
subject to the conditions outlined above; to pay from the proceeds of such sale a 
commission fee to the selected broker at the rate of five percent (5%) of the sale price; and 
to retain for the Department from the proceeds of such sale an administrative fee of $1,100, 
or such larger amount as the Committee may deem appropriate, in accordance with RSA 
4:40, 

Respectfully submitted, 

tom:PA-c141 ) 

Linda M. Hodgdon 
Commissioner 

Attachments 
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STATE OF NEW HAMPSHIRE 
INTER-DEPARTMENT COMMUNICATION 

From: 	Shelley Winters 
	

Date: March 18, 2014 
Administrator 

Thru: 1 	
Irr 	

AT: Dept. of Transportation 
Bureau of Rail and Transit 

Patrick C. Herlihy  
Director, Divisio f e nautics, Rail & Transit 

Charles Schmidt, PE 
Administrator, Bureau of Right-of-Way 

Subject: 	State-owned Mountain Division Railroad Corridor 
Proposed Sale — Town of Bartlett (RSA 4:40, RSA 228:67) 

To: 	Rep. David Campbell, Chairman 
Long Range Capital Planning and Utilization Committee 

REQUESTED ACTION 

The Department of Transportation, pursuant to the provisions of RSA 4:40 and 
RSA 228:67, request approval to sell approximately .12 acres (5,232.5 square feet) on the 
State-owned Mountain Division Railroad corridor in the Town of Bartlett to Cabin Fever 
Property LLC for a total of $13,500. The Department will also assess a $1,100 
Administrative Fee, which includes a required $500 deposit that the Cabin Fever Property 
has already submitted. 

EXPLANATION 

Cabin Fever Properties owns a triangular parcel of land on US Route 302 in the 
Town of Bartlett. This parcel abuts the railroad property just east of a crossing of the 
highway and the railroad. The Maine Central Railroad, the previous owner of the 
Mountain Division Railroad Corridor, had tolerated minor encroachments into the 
railroad corridor at this location. A structure was built, by previous owners, on the 
triangular parcel of land now owned by Cabin Fever Property LLC, however this 
structure was built prior to the establishment of municipal standards such as setbacks 
from property lines. Due to the proximity of the structure to the common property line 
with the State-owned railroad, a stairway was constructed that actually extends into the 
State-owned railroad property. As the stairway is a safety feature of the building and 
should not be removed, this land sale will allow that safety feature to remain. 



A previous owner of the Cabin Fever property also installed a septic tank and due 
to the configuration of the triangular parcel this septic tank was actually located on 
railroad property. We have reviewed this issue with Cabin Fever Property LLC and are 
in agreement that the septic tank cannot be reasonably relocated. 

The Department of Transportation, through the Bureau of Rail and Transit, has 
received a request from Cabin Fever Property LLC to purchase a .12-acre (5,232.5 square 
feet) parcel, which encompasses the aforementioned areas of encroachment. The 
Department has reviewed this request and consulted with the current Railroad Operator 
operating on the Mountain Division Railroad Corridor and determined that selling this 
property will not interfere with its current or future use as a railroad corridor as the 
Department will still maintain a minimum 75-foot wide corridor at this location. 

A staff appraiser from this Department completed an opinion of value of the .12-
acre parcel of the railroad corridor with research including three sales in the Bartlett area. 
Upon analysis and adjustment of these sales the appraiser determined the value of the 
subject parcel as of August 20, 2013 to be $13,500. 

Therefore in the best interest of all parties and to amicably resolve the 
aforementioned issues, the Department requests authorization to sell the subject parcel to 
Cabin Fever Property LLC as outlined above. 

Attachments 
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Summary Appraisal. Report 
Of a 5,232 SF Railroad Land Lease 

; 	 z 

Located at: 
Railroad Land adjacent to 1395 US Route 302 (Main Street) 

Bartlett, New Hampshire 

Property Owner: 
State of New Hampshire 

Mountain Division Railroad Corridor — V17/21 
Station 3352+50 to 3354+50 +/- 

as of: 
August 20, 2013 

Prepared for: 

Mr. Louis Barker 
Bureau of Rail & Transit 
State of New Hampshire 

Department of Transportation 
7 Hazen Drive, PO Box 483 
Concord, NH 03302-0483 

Prepared by: 

Pollyann Printy, Appraiser 
Bureau of Right of Way 

7 Hazen Drive, PO Box 483 
Concord, NH 03302-0483 

Bartlett — Cabin Fever Properties RR Report 



Letter of Transmittal 

October 10, 2013 

Mr. Louis Barker 
Railroad Planner 
Bureau of Rail & Transit 
NH Department of Transportation 
7 Hazen Drive, PO Box 483 
Concord, New Hampshire 03302-0483 

Re: 5,232 SF land sale/lease for parking, an area for septic system, dumpster, shed, propane tank and stairs to 
residential unit 
Owned by: State of New Hampshire 
Located at: Railroad Land adjacent to 1395 US Route 302, Bartlett, NH 

Dear Mr. Barker, 

I have prepared this summary appraisal report per the request for a contributory value and an annual 
ground rent to negotiate a potential land sale or long-term lease that has a total estimated area of 5,232 sf 
(227.5' length x 23' width) on an active state-owned railroad parcel. 

This report is intended to provide the State of New Hampshire Department of Transportation 
(NHDOT) officials and agents, an estimate of a contributory value and an annual ground rent to negotiate a 
sale or lease. The lease area is a rectangular shaped parcel abutting the property at 1395 Route 302 and part 
of the State-owned Mountain Division Railroad Corridor, Bartlett, NH V17/21, Station 3352+50 to 3354+50 
+/- and identified by the town as a railroad parcel, Tax Map 5Villg Lot 000MAI Sub: 000RRR, in Bartlett, 
NH. 

I have made an inspection of the property. Information was gathered on the neighborhood and district 
area. I researched land sales, and local ground rents. I have confirmed all the data included in the analysis 
and considered them along with the sales comparison, income and cost approaches. The report is governed by 
the assumptions and limiting conditions of this project and the comparables are summarized in a later section. 
I have taken into consideration all factors that are pertinent to the value estimate developed and I have not 
knowingly or intentionally omitted any important data. 

I certify that I have no interest, direct or indirect, in the real property being appraised for the Agency 
that would in any way conflict the preparation or review of this appraisal. My wages or compensation from 
my employer is not based on the amount of the valuation. 

It is my conclusion that the contributory value for the subject area is $13,500, as of August 20, 
2013. It is also my conclusion that the annual ground rent for the subject lease area is $1,350 annually. 

Respectfully submitted, 

"Goar.R.  

Pollyann D. Printy 
Right-of-way Appraiser 

Bartlett — Cabin Fever Properties RR Report 
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Appraisal Certification 

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

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

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

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

• I have no bias with respect to the property that is the subject of this report; 

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

• My compensation is not contingent on the analyses, opinions or conclusions reached or reported in this 
report; 

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Uniform Standards of Professional Appraisal Practice (USPAP); 

• have made a personal inspection of the property that is the subject of this report, and that the lessee, or 
his/her designated representative, was given the opportunity to accompany the appraiser on the property 
inspection; 

• No one has provided assistance to me in the preparation of this report. 

I have not appraised nor performed any valuation service for the subject area in the past three years. 

  

October 10, 2013  
Date Pollyann Printy 

Staff Appraiser, NHDOT 
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General Assumptions and Limiting Conditions:  

Assumptions 

e all maps, plans, and photographs used are reliable and correct; 

• the Parcel area given to me has been properly calculated; 

broker and assessor information is reliable and correct; 

there are no encumbrances or mortgages other than those reported in the abstracts; 

• information from all sources is reliable and correct unless otherwise stated; and, 

• The value estimates reflect contributory value and annual ground rent for the subject sale/lease 
area land only. 

Limiting Conditions  

• I have relied upon the legal interpretations of others and have assumed their decisions are correct 
and valid. I have also relied upon the abstracts of title and other legal information available and 
take no responsibility for their correctness. 

Sketches or photos 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 the sales, and do not assume responsibility 
in these matters, 

• Unless otherwise stated in this report, the appraiser did not observe the existence of hazardous 
material, which may or may not be present on the property. The appraiser has no knowledge of 
the existence of such materials) on or in the property. The appraiser, however, is not qualified to 
detect any such substances. The presence of substances such as asbestos, urea-formaldehyde 
foam insulation, or other potentially hazardous materials may affect the values of the properties. 
The value estimates are predicated on the assumption that there were no such materials on or in 
the property that would cause a loss in value. No responsibility is assumed for any such 
conditions or for expertise or engineering knowledge required to discover them. 

• The appraiser assumes that there are no hidden or unapparent conditions of the property or 
subsoil, which would render them more or less valuable. There is a history of a remediation site 
in the subject area which would cause the NHDOT to include a deed restriction preventing any 
disruption to the soils and no excavation is to take place on the subject lease/sale area. If any 
further infounation is necessary, refer to the NHDOT Bureau of Environment's Contamination 
Program Manager. The appraiser assumes no responsibility for such conditions or for engineering 
studies, which might be required to discover such factors. 

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

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

Hypothetical Conditions  

s 	This analysis develops a value opinion of the abutting site "as if vacant". Whereas, the site is 
developed with building improvements consisting of a restaurant on the first level, a single 
residential unit on the 2nd level, and a shed. The abutter has a septic system, shed/barn, propane 
tank and dumpster encroachment on the subject sale/lease area. 

Extraordinary Assumptions  

o I have appraised the subject as a 5,323-square foot area. Should it be incorrect or vary 
significantly, it may have a direct impact on the value conclusions. 

Bartlett — Cabin Fever Properties RR Report 
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Summary of Appraisal Problem: The subject is located in the State-owned Mountain Division Railroad 
Corridor right-of-way adjacent to the Cabin Fever Restaurant addressed at 1395 US Route 302 in Bartlett, 
NH. The NHDOT Bureau of Rail and Transit is considering selling or entering into a long-term lease for the 
portion of the corridor to the owners of the adjacent parcel. The railroad is active except during the winter 
months. The NHDOT, Bureau of Rail and Transit requested a contributory value and an annual ground rent 
appraisal for the purpose of negotiating a sale or lease agreement. The abutter's acquisition or secondary use 
of the land would not impact the state's primary use of the property as a railroad corridor. 

The abutter has a restaurant that abuts the railroad along its eastern boundary. The abutting property 
is a mixed use non-conforming, grandfathered property but the northwesterly corner of the building is set 
approximately eighteen inches (18") from the railroad right-of-way. The abutter's improvement was built in 
1962, which is prior to the State of New Hampshire's acquisition of the railroad corridor in 1994. The 
restaurant is open all year serving local residents (10% of business) and transient visitors (90% of business). 
The parking lot is unpaved. The subject area would provide additional parking, and an area for the 
restaurant's dumpster, shed (small barn), propane tank and stairs to the 2'l  level (owners) residential unit and 
the property's septic system. The total estimated area for lease/sale is 5,232 sf. The subject consists of a strip 
of land 227.5 feet in length, 23 feet wide, and ranges between 13' to 26' from the centerline of the railroad 
track. The State of NH Bureau of Rail and Transit would like the abutter to construct some kind of barrier or 
fence within the subject area for safety purposes. 

A land lease agreement wouldn't affect the parcel's conformity, frontage length or the property use 
for the railroad or the abutter. Bartlett has this one railroad and it is owned by the State of New Hampshire. 

Scope of Work: The scope of work is the type and extent of research and analyses in an assignment. My 
investigations and research included an on-site inspection and photographing the subject property with the 
abutter, Cabin Fever Property LLC, Owner: Tom Ramadan, on August 20, 2013. I examined Town and 
County property records including assessment data and taxes, zoning regulations, and reviewed available 
railroad plans, multiple listing service (MLS) and Real Data. I have been asked to appraise the contributory 
value of the subject area to its abutter's parcel. I formed an opinion of the abutter and subject site's highest 
and best use based on legal, physical, and neighborhood land use characteristics. I compiled comparable land 
sales data, verified and analyzed the data, estimated the value of the subject site, and prepared this summary 
appraisal report in compliance with USPAP 2-2(b) to convey my findings, the market data, and the analyses. 

Purpose of the Appraisal: The purpose of the appraisal is to form an opinion of the contributory value of the 
fee simple interest of the subject area by estimating the market value of the subject "as if assembled" and then 
"as is" in order to determine the contributory value of the subject area. I will also determine the annual 
ground rent for the subject as a potential land lease. 

Contributory Value:  Contributory Value is defined by The Dictionary of Real Estate Appraisal, Sth ed. 
(Chicago: Appraisal Institute, 2010), as "The change in the value of a property as a whole, whether positive or 
negative, resulting from the addition or deletion of a property component" 

Ground Rent is defined by The Dictionary of Real Estate Appraisal, Sth ed. (Chicago: Appraisal 
Institute, 2010), as: "The rent paid for the right to use and occupy land according to the terms of a ground 
lease; the portion of the total rent allocated to the underlying land." 

Property Rights Appraised: The Fee Simple interest of the subject area has been appraised and defined in 
the Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010), as: "Absolute ownership 
unencumbered by any other interest or estate, subject only to the limitations imposed by governmental powers 
of taxation, eminent domain, police power, and escheat." 

Intended Use/User: The intended user of this report is the New Hampshire Department of Transportation 
(NHDOT) Bureau of Rail and Transit. The intended use is to provide an estimate of contributory value and 
an annual ground rent for the subject area in order to negotiate a potential sale/lease with the abutter. 

Property Owner  
The State of New Hampshire 
Contact person: Mr. Louis Barker 
NHDOT Bureau of Rail & Transit 
7 Hazen Drive, PO Box 483 
Concord, New Hampshire 03302-0483 
Phone: (603) 271-2425 

Bartlett — Cabin Fever Properties RR Report 

Abutter 
Cabin Fever Property LLC 
Owners: Tom and Dawn Ramadan 
1395 Main Street (1395 US Route 302) 
Bartlett, NH 03812 
Phone: (603) 374-9013 
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Area and Neighborhood Data 

The subject property is located in the Town of Bartlett, which 
is part of Carroll County. Carroll County is the only county in 
New Hampshire that has no cities. Bartlett is situated in the 
White Mountains Region and includes the villages of Glen, 
Lower Bartlett, Intervale and Kearsarge. Bartlett has 74.9 
square miles of land area with 37.2 persons per square mile. 
Inland water area totals 0.4 square miles. 

The White Mountains is a popular tourist destination area that 
includes Attitash Ski Area and other downhill and cross 
country ski areas; Storyland, Echo Lake State Park; Scenic 
areas to drive, hike and bike; and stay at campgrounds, motels, 
hotels, vacation cottages, and resorts. In the fair weather 
months, tourists especially enjoy hiking, biking, camping and 
scenic overlooks. In the fall the colorful foliage brings "leaf 
peepers" from all around. The winter has multiple ski areas 
and snowmobile trails and resorts. 

Other recreational areas include municipal parks, golf courses, 
EATONt f r 	museums, performing arts facilities, tourist attractions, beach 

or waterfront recreational areas, fishing, hunting, snowmobile 
and bike trails, youth organization and sports, camping, and 
cross country skiing. 

The Town of Bartlett has road access to Routes 302, 16, 16A, I-93 exit 32 is 46 miles away and exit 
24 is 56 miles away. Bartlett is a town favorable for living, the scenery, vacationing, snowmobiling and 
skiing. It is well attended all year long. 

The Conway Scenic Railroad passes through Bartlett except in the winter and was part of the Maine 
Central Railroad until the line was acquired by the State of New Hampshire in 1994 (and also referred to as 
Mountain Division Railroad Corridor). The railroad parcel is consists of multiple parcels in Carroll and Coos 
Counties and is an active line except during the winter months. A portion of this railroad's right-of-way is the 
subject of this appraisal. The State of NH has active lease agreements with many railroad abutters as a 
secondary use. 

Bartlett is bound to Livermore to the west, Hart's Location, Hadleys Purchase and Sargents Purchase 
to the northwest, Jackson to the north, Chatham to the east, Conway and Hart's Location to the southeast and 
Albany to the south. Bartlett is approximately 90 miles north of Concord, NH, 69 miles west of Portland, ME, 
106 miles from Manchester, NH, 140 miles from Boston, MA and 58 miles east of St. Johnsbury, VT. 

Bartlett's population as of 2011 was 2,778 which ranked 113th  amongst New Hampshire incorporated 
cities and towns. Per Census data, Bartlett's population change totaled 1,765 over 51 years, from 1,013 in 
1960 to 2,778 in 2011. The largest decennial percent change was a 47 percent increase between 1980 and 
1990, following a 43 percent increase over the previous decade. Bartlett's largest employer is Mt. Attitash 
Lift Corporation, a ski area with 360 employees. The second largest employer is Morrell Corporation, an 
amusement park, and museum with 255 employees. 

In summary, Bartlett is located in a tourist destination area with excellent recreational activities. The 
owner of Cabin Fever Restaurant disclosed that the restaurant is busy year-round, with ninety percent of his 
revenue generated by tourists and the other ten percent by local residents. Overall, the immediate 
neighborhood remains relatively stable. 
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Zoning: The Town of Bartlett is divided into five base districts and one overlay district. The subject parcel 
is located in Bartlett's Town Commercial (TCD) District. The town commercial district includes land which 
fronts on, has direct access to, and is within 400 feet on either side of the rights-of-way of Route 302 and/or 
16, which are within the limits of the Town of Bartlett. 

The purpose of this district is to provide selected commercial services to residents and transient traffic 
in consonance with the desires of the citizens of the Town of Bartlett to separate commercial and residential 
areas. 

Permitted uses in the commercial zone are as follows: retail stores and shops, restaurants, rest homes, 
convalescent homes, clinics and nursing homes, small industry, veterinary clinics, commercial stables, riding 
schools, general building contractor headquarters and facilities, motels, hotels, tourist courts, and cabins, 
health and racquet clubs, skiing facilities, home heating oil business, archery ranges, miniature golf, 
Laundromats, laundry and / or dry cleaning services, filling stations, auto repair shops, golf courses, 
commercial tennis courts, building supply and / or hardware stores, office buildings, all town residential 
district A permitted uses, railroad, museums, car dealership, private schools, state regulated day care facilities, 
multi-function, research, education and / or cultural facility, all rental businesses not defined as renting a 
motorized vehicle. 

The minimum lot size is 40,000 for commercial use; Residential uses require a minimum lot size of 
30,000 to 90,000 square feet depending on slope and soils. The minimum frontage is 200 feet. The minimum 
front setback is 115 feet from the road centerline and the side/rear is 50 ft. The maximum building height is 
38' and the maximum building footprint is 25,000 square feet. Fences in excess of 6 ft 6 in height are 
considered structures and then must comply with all setback requirements. Decks, stairways, landings, and 
handicap access structures that are less than 48 square feet in size and are no closer than 10 feet to any 
property line are not considered structures for the purpose of determining setbacks. 

Non-conforming lots that do not meet the minimum requirements are grandfathered, as of August 27th, 
1985. Non-conforming structures destroyed by fire or natural disaster or obsolescence may be repaired or 
replaced if the degree of non-conformity is not altered. 

The subject area is a level, rectangular area that is part of an active railroad corridor. The abutter has 
a permitted restaurant use on a grandfathered lot. The subject area would provide additional use to the abutter 
for parking, an area for septic system, dumpster, shed, propane tank and stairs to residential unit, but would 
not add sufficient area to bring the abutting lot into conformance with current zoning. 
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1395 US-302. Bartlett. NH 03512 

Directions Save Zoom Send 

e • View  

Photographs 
Taken by Pollyann Printy on August 20, 2013. 

Northwesterl front view of the suliect lease and abutter area from US Route 302 (Main Street 

Northwesterly view of the subject area including historic railroad station "round house' 
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Photographs  
Taken by Pollvann Printv on Au iust 20, 2013 

Northerly view of the railroad corridor and US Route 302 

Northerl view of the railroad corridor Sub'ect at ri ht 

Southerly view of the US Route 302 (left), railroad corridor and railroad station "round house' right); 
(Subject at left)  
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Photographs  
Taken by Pollyann Prints on Au • ust 20, 2013 

Southerly view of the Subject area to the left and rear of the telephone pole 

Southerly view of the encroaching dumpster and shed/barn 

Northerly view of the subject area from left side of stairwell, with septic, system, parking area & shed/barn 

Bartlett - Cabin Fever Properties RR Report 
12 



Southerly view of the subject area toward parking area and shed/barn from stairwell 

Septic System Area 

Photographs  
Taken by Poilyann Printy on Auaust 20, 2013 

Northeasterly view of the subject area toward US Route 302 

Southwesterly view of the subject area and abutter from across US Route 302 
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Subject Area 

Photographs  
Taken by Pollyann Printy on August 20, 2013 

Pink tape measured 26' from center of railway (not siding rail). 

Property Description: The subject is shown as a portion of a 4.82-acre parcel on tax map 5VILLG Lot 
000MA1 Sub 000RRR, in Bartlett, and is a portion of a larger railroad corridor consisting of multiple railroad 
parcels. The subject area is a level area of railroad right-of-way that is 5,232 sf in size (227.5' long x 23' 
deep) that is adjacent to 1395 US Route 302, parcel ID 5VILLG Lot 000 Sub 000910, in Bartlett, NH. A 
railroad valuation sheet identifies the lease area as located near Station 3352+50 — 3354+50 +/- of the State-
owned Mountain Division Railroad Corridor and shown on the Valuation Sheet V17/21 as No. 4. The 
railroad actively carries freight north and south of the subject property, except during the winter months. The 
railroad's subject area abuts Cabin Fever Restaurant to the east, Route 302 to the north, a single family 
residence to the south and the railway to the south and west. 

The NHDOT Bureau of Rail and Transit leases portions of the corridor to abutters for secondary use 
such as access, parking and storage. The NHDOT Bureau of Rail and Transit proposes to either sell the land 
or enter into a lease agreement with the abutter, Cabin Fever Properties. 

Bartlett — Cabin Fever Properties RR Report 
14 



.Approximate Subject area — 
long x 23' deep 

Site Plan on Valuation Sheet V17/21  
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The Soil covering the site is 413A, Duane fine sandy loam, 0 to 3 percent slopes. This soil type is 
moderately well drained, not prone to flooding as it is a sandy stony soil. The subject lease area is compacted 
dirt with some grassy area to be used above grade for the parking, and an area for the abutter's stairs, 
dumpster, shed/barn; as well as maintenance of an existing septic system. 

  

 

Carrell County Area, New Hampshire (NFO503) 0 

Map 	Map LInft Name 	Acres Percent 
Unit 	 In 	of A01 

Symbol 	 A01 

 

21A 	Colton gravelly loamy fire 	CO 	10.6% 
sand, C to S percent slopes 

413A 	7 0Uane fine sandy loam, 0 	0A 89.4% 
to 2 percent slopes 

Totals for Area of Interest 	 9.4 CUILIISty 

   

Easements and RiEht-of-Ways: There are utility easements but none that are known to affect the subject's 
property value. 

History of Subject Property: The Maine Central Railroad Company sold to The State of New Hampshire, 
Department of Transportation by release deed the Mountain Division railroad line on August 30, 1994. The 
subject area was acquired with many other tracts of land that ran through Carroll and Coos Counties. The 
release deed was recorded in Carroll County in Book 1591, Page 289 on 09/27/94. To the best of my 
knowledge, there is no offer of sale for this property. 

The NI-IDOT has documentation determining that any use of the subject area would be limited. If the subject 
property were to be transferred a deed restriction could include no disruption of the underlying soil and no 
excavation is to take place on the parcel. 

Assessment: The subject property is identified on Tax Map SVILLG, Lot 000MAI, Sub 000RRR, but is tax 
exempt. The railroad property is assessed as: Land: $49,800, Building: $70,700, Parcel Total $120,500. The 
current 2012 tax rate in Laconia is $10.33 per $1,000 of assessed value with an equalization ratio of 96.2. 

Rortlett Cabin Fever Properties RR Report 
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Tax Man 5VILLG - Subject 
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Highest and Best Use 
Highest and Best use is defined as: "The reasonably probable and legal use of vacant land or an 

improved property, which is physically possible, appropriately supported, financially feasible and that results 
in the highest value. The four criteria the highest and best use must meet are legal permissibility, physical 
possibility, financial feasibility, and maximum profitability." 

SUBJECT 
The subject lease/sale area is a 5,232 sf (227.5 feet long x 23 feet deep) area of railroad right-of-way 

that is part of an active railroad corridor. The subject area would lie outside a range of 13' to 26' from the 
centerline of the railroad track. The subject is located in the Town Commercial zone. The subject area is not 
a conforming lot due to its size of 0.12 of an acre in a minimum 40,000 square foot zone. The subject 
lease/sale area will not meet current setback requirements for a developed lot, as it is 23 feet deep. 

The railroad actively carries freight north and south of the subject property during the three seasons 
without snow. Some railroad corridors are open for snowmobiling during the snow months. 

The subject's abutter (Cabin Fever Properties LLC) at 1395 US Route 302 {Tax Map 5VILLG Lot 
000MAI Sub 000910) is a 0.20-acre (8,520 sf) property that abuts the railroad corridor on the southwest side 
and a residential property on the east side. The abutter is legal, non-conforming parcel. Cabin Fever 
Properties LLC (Tom and Dawn Ramadon) purchased the abutting property to operate the Cabin Fever 
Restaurant with the encroachments in place. Mr. Ramadon said he could correct some of the encroachment 
issues but not the stairs or the septic system. The restaurant is operational and the owner is refinancing his 
property in order to repay the original promissory note obtained by seller financing. Northway, the banking 
institution that Cabin Fever Properties is doing business with, wants them to have a clean title to the property 
in ease of potential foreclosure or future transfer. 

The highest and best use of the subject whole parcel remains as a portion of a larger railroad corridor. 
The subject area has a secondary use or would be supplemental or surplus land for the abutter to be used to 
expand parking, and an area for their dumpster, shed/barn, propane tank, stairs to the second level and the 
existing septic system. Therefore, the highest and best use of the subject area is as supplemental land to an 
abutter or continued use as part of an existing railroad corridor. 

The State of NH Bureau of Rail and Transit would like the abutter to construct some kind of barrier or 
fence within the lease area for safety purposes. 

Conclusion: The primary use of the subject parcel is as part of a larger railroad corridor. The 
railroad corridor right-of-way has a secondary market to its abutters for uses unrelated to railroad use, for 
purposes such as parking, access and storage. A potential land sale or lease of the subject area in the railroad 
right-of-way does not change the whole parcel's highest and best use of as a railroad corridor. The subject 
lease/sale area will not meet current setback requirements as a buildable lot, as it is only 23 feet deep; 
therefore, the subject lease/sale area has a highest and best use as supplemental land to a non-conforming 
abutter to fix the encroachment issues, parking and additional access. 

ABUTTER 

The abutter (Cabin Fever Properties LLC) at 1395 US Route 302 (Tax Map 5VILLG Lot 000MAI 
Sub 000910) is a 0.20-acre (8,520 sf) triangular-shaped property that abuts the active Mountain Division 
Railroad Corridor on the southwest side and a residential property on the east side. The abutter is located in 
the Town Commercial zone. The abutter is a non-conforming property that does not conform to the minimum 
size or setback requirements, therefore the existing lot and structure is grandfathered as improved with 
commercial use. The abutter consists of the Cabin Fever Restaurant on the first level and its owner's 
apartment on the second level. The abutter's site is so small it encroaches on the subject parcel. 

Historically, the abutter was a convenience store that was closed for two years before the current 
owners turned it into a restaurant. Cabin Fever Properties LLC (Tom and Dawn Ramadan) purchased the 
property, to operate the Cabin Fever Restaurant, and the encroachments were already in place. Mr. Ramadon 
said he could correct some of the encroachment issues but not the stairs or the septic system. 

The abutter parcel is a non-conforming lot due to its small size of 8,520 square feet in a minimum 
40,000 square foot zone and the placement of the exterior stairs and septic system encroaching onto the 
railroad corridor parcel. The abutter will not meet current setback requirements for a developed lot even if 
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assembled with the subject lease/sale area due to its small size and triangular shape. If the abutter were to be 
used for single family or duplex use, the structure would need a 115 feet setback area from the centerline of 
Route 302 and 15 feet from all other property boundaries, which the abutter does not meet. If the abutter were 
vacant as the abutter's structure is a non-conforming structures and if destroyed by fire or natural disaster or 
obsolescence it may be repaired or replaced if the degree of non-confoi 	nifty is not altered. 

The 1,750 sf restaurant is operational and the owner is refinancing his property in order to repay the 
original promissory note obtained by seller financing. Northway, the banking institution that Cabin Fever 
Properties is doing business with, wants them to have a clean title to the property in case of potential 
foreclosure or future transfer. 

The abutter's improvements are encroaching upon the subject, and the owner's would like to 
lease/purchase the subject area to be used to expand parking, and an area for their dumpster, shed/barn, 
propane tank, stairs to the second level and the existing septic system. The State of NH Bureau of Rail and 
Transit would like to negotiate a potential long-term lease/sale and also would like the abutter to construct 
some kind of barrier or fence within the lease/sale area for safety purposes. 

Conclusion: The highest and best use of the abutter's property is continued use as commercial use as 
a restaurant. 

Land Valuation Analysis 
There are three basic approaches to valuing real estate: the sales comparison, income and cost 

approaches. They are interdependent but also interrelated. Each approach is based on available market 
research and data. 

Income Capitalization Approach: The income approach specifically deals with net income. The State of 
New Hampshire owns the railroad corridor that is used to provide scenic railroad train rides by the Conway 
Scenic Railroad. The subject's lease area is a small area of railroad right-of-way that would not affect the 
railroad's use as a railroad corridor. As a result, The State of NH leases various areas of right of way to 
abutters in order to specify the abutter's use of the land, the terms of agreement and safety measures that must 
be implemented. The subject lease is not comparable to typical for profit commercial use railroad operations. 

The State of New Hampshire could sell the subject area or negotiate a long-term lease agreement with 
the abutter, who pays an annual ground rent for the right to use the subject's lease area. Land is fixed in 
supply and as the land demand increases the rent will increase proportionately. Market rents are determined 
from the desire of anyone who lives within a community to use land. The income approach is applied as a 
means of deriving a ground rent from the contribution of the leased area to the abutter's site value. 

Sales Comparison Approach: The sales analysis is based on the elements of comparison. The adjustments 
in this comparison are intended to reflect those conditions, which the buyers and sellers consider important 
and which are present in various degrees between the subject and one or more of the comparables, The 
subject site is part of a railroad corridor. This type of property is not typical of most properties in the real 
estate market or of an active railroad corridor. There are no qualified land sales or leases in Bartlett that are 
similar to the subject property. There are qualified land sales on Routes 302 and 16 in Bartlett and Conway 
similar to the abutter that I considered in order to determine the subject lease area's contribution to the value 
of the abutter's site. The Sales Comparison Approach was considered applicable since there are comparable 
land sales to arrive at a site value similar to the subject and abutter. 

Cost Approach: The cost approach specifically deals with estimating the construction or replacement costs 
minus the improvements' depreciation and adding in the land value to arrive at a value indication for the 
subject. The cost approach was considered but is not applicable for this site value. 

Conclusion: The abutter's building value does not influence the land value of this property; therefore the 
abutter's improvements will be ignored in deriving an opinion of land value for this ground rent/contributory 
value appraisal assignment. To arrive at my opinion of value for the abutter, the Cost Approach, Income 
Approach and Sales Comparison Approach were considered. Use of the subject has been considered and 
comparables have been selected to appropriately arrive at a site valuation in order to generate an annual 
ground rent/contributory value for this assignment. The cost approach was considered but not used. The sales 
comparison approach has been developed in this report to arrive at an opinion of value. The income approach 
has been partially developed in this report to derive a ground rent from the land value estimated using the 
sales comparison approach. 
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Sales Comparison Approach  

Researching the Multiple Listing Service (MLS) and RealData, I found 33 active land listings in the 
Town of Bartlett and 23 closed land sales in the with a date search range from 08/27/11 to 08/27/13 and sales 
prices ranging from $14,000 to $153,750. Two sales sold in 2011, fifteen sales sold in 2012 and six sold in 
2013. Most of the sales are residential building lots. I opened my search to surrounding towns with 
commercial land properties on Routes 302 or 16 (White Mountain Highway) and found land sales in the town 
of Conway. I disregarded sales that included improvements, land sales that weren't potentially commercial 
use properties. 

Prime location commercial land sales are scarce in the White Mountain Region. I interviewed the 
owner of a local (GDC) concrete and garden center located on Route 302 near Pinkham Notch Road / Route 
16 and he indicated that traffic flow is busy on Routes US 302/NH 16 between Conway to Bartlett and then 
splits at the junction of Route 16 (Pinkham Notch Road). I verified this information with data published by 
the NHDOT Bureau of Traffic. Routes US 302/NH 16 near Main Street in the Town of Conway has a 
reported 11,000 vehicles per day (near Sale L-3). US 302/NH 16 (White Mountain Highway) east of Junction 
of NH 16 recorded 13,000 vehicles per day in 2012. NH 16 North of US 302 has a recorded 7,400 vehicles 
per day during 2012 and US 302 (Crawford Notch Road) west of NH 16 recorded 6,800 vehicles per day 
reported in 2009. The traffic count drops to 2,491 vehicles per day on US 302 2 miles east of Harts Location 
town line (close to Sale L-1). 

The best recent comparable sales of commercial land were used and summarized in a chart. Elements 
of comparison are tested against market evidence to estimate which elements are sensitive to change and how 
they affect value. 

Sales Analysis 

Sale L-1  
Location: 
Grantor > Grantee: 
Sale Date: 
Recording Data: 
Sale Price: 
Land Size: 
Frontage: 
Zoning: 
Utilities: 
Easements: 
Comments: 

US Route 302, Bartlett, NH (west of 1669 US Rt 302) 
Barry Estate, John M. > McNulty, Robert L. & Heather E. 
03/22/2012 
CCRD Book 2986, Page 0974 
$39,000 or $18,571 per acre 
2.10-acres 
300' 
Town Commercial District 
Electricity, telephone, and cable; Well and Septic systems needed 
None known 
Tax Map 3RT302-2/130/L00. L-1 is a wooded, rolling vacant lot located outside the 

village area where the density of development is low. 
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Sale L-2  
Location: 
Grantor > Grantee: 
Sale Date: 
Recording Data: 
Sale Price: 
Land Size: 
Frontage: 
Zoning: 
Utilities: 
Easements: 
Comments: 

US Route 302, Bartlett, NH 
Zachary, E Carolyn > Davis, Dean R & Nancy P 
03/10/2010 
CCRD Book 2847, Page 0001 
$85,000 or $35,865 per acre 
2.37-acres 
170' road; 175' Saco River 
Town Commercial District 
Electricity, telephone, and cable; Municipal Water, existing Well; Septic needed 
None known 
Tax Map 2RT302/155/L00. L-2 is a wooded, rolling vacant lot located across from 
Golden Apple Inn. Septic design, survey on file. 
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Sale L-3  
Location: 
Grantor > Grantee: 
Sale Date: 
Recording Data: 
Sale Price: 
Land Size: 
Frontage: 
Zoning: 
Utilities: 
Easements: 
Comments: 

White Mountain Highway, Conway, NH 
Patterson, Maurice H & Andrea D > Hirschfeld, Eric 
01/29/2010 
CCRD Book 2841, Page 0283 
$149,900 or $111,866 per acre 
134-acres 
260' road 
Commercial District 
Electricity, telephone, and cable; Municipal Water and Sewer 
None known 
Tax Map 265/2691/128.1. L-3 is a wooded, sloping vacant lot located next to Davis 
Park and Saco River, before Rockingham Electric. L-3 was sold with an existing 
driveway permit in place and the buyer purchased the land for a new dentist office. 
The buyer representative indicated that it hasn't been financially feasible to build due 
to regional economic decline. 

Explanation of Adjustments 

The adjustments are intended to reflect the market reaction to those items of significant variation 
between the subject and comparable properties. If a significant item in the comparable property is superior to, 
or more favorable than the subject site, a negative (-) adjustment is made, thus reducing the indicated value for 
the subject; if a significant item in the comparable property is inferior to, or less favorable than the subject 
site, a positive (±) adjustment is made, thus increasing the indicated value for the subject. To equate the 
comparable property lot size to the subject a unit of comparison is established (whole lot, usable acre, square 
foot). The comparable properties will be adjusted on a price per whole lot basis. 

Property Rights Conveyed: All of the sales conveyed the fee simple interest; therefore, no adjustment is 
warranted for property rights. 

Financing/Sale Concessions: An adjustment for the type of financing is necessary when it could have an 
impact on the sale price, especially if the grantor is directly involved in a non-market financing arrangement. 
All three transactions were offered to the open market. Sale L-1 sold for $39,000 with the buyer paying in 
terms of cash. Sale L-2 sold for $85,000 with the buyer paying in terms of cash. No adjustment is warranted 
for any financing/sales concessions or L-1 and L-2. 

Sale L-3 sold for $149,900 with seller financing $104,930 that was considered as a cash transaction 
by the buyer. L-3 was financed with 70% LTV financing but seller financing can result in the buyer paying a 
slightly higher sale price and obtaining below market financing. The buyer has an operational dental practice 
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and therefore is especially creditworthy. The abutter was financed similar to sale L-3 with seller financing; 
therefore no adjustment is necessary to financing/sale concessions. 

Conditions of Sale: An adjustment for conditions of sale is required when circumstances surrounding a 
transaction are unusual to the market and may have influenced the price paid. L-1 was sold by a motivated 
seller as a fiduciary transaction. The seller's broker documentation included a statement by the seller that he 
was the executor of the estate of the owner and has no personal knowledge of the property. L-1' s broker sold 
the commercial zoned land as a residential use site which commands a lower sales price; therefore I have 
adjusted Sale L-1 an upward 25% for condition of sale. L-2 and L-3 were arm's length transactions so no 
adjustment is warranted for conditions of sale. 

Market Conditions: The sales presented occurred between January 2010 and March 2012. During this time 
period overall market conditions were very volatile. The current supply of 33 existing land listings exceeds 
current demand. There has not been sufficient sales activity within the very limited market for commercial 
lots in the Bartlett area to establish a trend, as demand for commercial land has been quite low in recent years. 
Therefore, based on the data currently available, adjustments for market conditions were not applied. 

Physical Adjustments 

The comparable sales are generally similar in physical characteristics to the subject property. The 
comparable sales have similar potential use compared to the subject as commercial zoned land located in the 
Bartlett area. 

Location / Exposure: The abutter's site is located in close proximity to the railroad corridor and on Route 
302 with easy access to White Mountain recreational attractions, ski slopes, parks and trails. The traffic flow 
on Route 302 is busy between Conway to Bartlett and then splits at the junction of Route 16 (Pinkham Notch 
Road). NH 16 North of US 302 has a recorded 7,400 vehicles per day during 2012 and US 302 (Crawford 
Notch Road) west of NH 16 recorded 6,800 vehicles per day reported in 2009. The traffic count drops to 
2,491 vehicles per day on US 302 2 miles east of Harts Location town line (close to Sale L-1). US 302/NH16 
(White Mountain Highway) east of Junction of NH 16 recorded 13,000 vehicles per day in 2012. Route 302 
near Main Street in the Town of Conway has a reported 11,000 vehicles per day (near Sale L-3). 

L-1 is located westerly on Route 302 near Bartlett's town line with Hart's Location. This is an inferior 
location that has limited exposure and traffic counts compared to the subject and other sales that the area is 
noted for; therefore I have applied a 25% adjustment on L-1. L-2 is located easterly on Route 302 in Bartlett, 
closer to Pinkham Notch Road. This is a superior location with good exposure and traffic counts compared to 
the subject therefore I have applied a negative 15% adjustment on L-2. L-3 is located in Conway on White 
Mountain Highway (Route 16), in a commercial neighborhood within walking distance to the downtown area. 
L-3's location and exposure is superior to the subject and other two sales, therefore, I have applied a negative 
40% adjustment on L-3 for location/exposure. 

Site Area (SF)/Utility: The utility of land must be able to satisfy the want or need of a buyer. The value of 
an amenity is related to the utility or desirability to the owner. Land characteristics influence its value. Size, 
shape and topography are a few characteristics that can influence land and property value. 

The abutter's site "as is" is 8,520 sf in size, triangular shaped, commercial zoned property. The 
abutter land area is non-conforming due to size, and encroaches on the State of New Hampshire's Railroad 
property. The abutter's site is no small it could not function in its present use without encroaching onto the 
subject area for its septic system. This is not a typical condition for commercial sites and this condition is not 
found in any of the comparable sales, which are all superior in size and utility. 

L-1 is a 91,476 sf, fairly square, conforming, commercial site. L-2 is a 103,237 sf, long fairly 
rectangular, conforming, commercial site. L-3 is a 58,370 sf, irregular shaped, conforming, commercial site. 
Based on an analysis of the sales site sizes and their adjusted price differences as well as considerations of the 
abutter's and sales site utility, I have applied a negative 30% adjustment to the sales for superior size/utility. 
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Sales Grid 
Analysis Grid - Abutter "As Is" 

Abottprp,r,Opoty .  . Sale 1. :Sore  z,  :stiol 
Add ress US Route 302, 

Bartlett, NH 
US Route 302 (near 1669), 

Bartlett, NH 
US Route 302 (near 322), 

Bartlett, NH 
White Mountain Hwy, 

Conway, NH 

Data Source MLS, NHDOT files MLS, Real Data MLS, Real Data MLS, Real Data 
Verification Source Inspection, Owner Badger Realty Badger Realty Buyer 
Book / Page 2986 I 0974 2847 / 0001 2841 / 0283 
Proximity 1 mile 5 miles 17 miles 
Sales Price $ 	39,000 $ 	85,000 $ 	149,900 
Property Rights Fee Simple 0% Fee Simple 0% Fee Simple 0% 
Financing/Sale 
Concessions Not Applicable None 0% None 0% None 0% 
Conditions of Sale Motivated Seller 25% Arms Length 0% Arms Length 0% 
Market Conditions 8/20/13 3/22112 0% 3/10110 0% 1/29/10 0% 
Adjusted price $48,750 $85,000 $149,900 
Location & Exposure Route 302 Route 302 25% Route 302 -15% Route 16 -40% 
Site Area (SF)/Utility l 	91,476 -30% 103,237 -30% 58,370 -30% 8,520 
Net Adjustments (%) -5% -45% -70% 
Gross Adjustments (%) 55% 45% 70% 
Final Adjusted Price I 	$46,313 $46,750 $44,970 

Low: $44,970 
	

Median: $46,313 
	

Average: $46,011 
	

High: $46,750 

Bartlett — Cabin Fever Properties RR Report 
24 



Reconciliation — Abutter As Is  

The three methods to estimate the value of property rights in real estate were considered. The cost 
approach was considered but not used. The sales comparison and income appro;- r.ties are the applicable 
approaches to value that have been developed in this report. The sales c F d as :;gym parable were verified and 
found to be the most comparable to the subject. The sales were adjusted ;or location/exposure anc, L>itc, 
area/utility. 

The following table is a summary of the indicated property value for the comparable sales that were 
used and compared to the subject in the analysis grid. 

Comparable ID Adjusted Price per Whole Lot 

Sale L-1 $46,313 
Sale L-2 $46,750 
Sale L-3 $ 44,970 

The comparable sales used are commercial sites similar to the subject parcel. After adjustments, the 
sales shown within the sales comparison grid have rounded indicated values from $44,970 to $46,750 with an 
average of $46,011, 

Each of the sales represents a buildable site within the Bartlett area. The adjusted sales present a 
reasonable range of value indicators, given the property type. 

Sale L-1 and L-2 are developable sites in Bartlett, NH. L-1 is further west and outside town 
development and L-2 is further east on the other side of town on Route 302. Both have commercial 
development potential, but L-1 is more likely to be developed with residential use and L-2 with commercial or 
mixed use. I have placed the most weight on the value between these two comparable sales. Sale L-3 is the 
oldest, highest priced and smallest sized sale but L-3 is located in Conway on White Mountain Highway 
(Route 16) with good steady traffic exposure. L-3 is a good comparable for commercial land sale, but L-3 is 
superior to the abutter, so I have placed the least amount of weight on the value of Sale L-3. 

Based on my research and analysis, using the sales comparison approach, it is my opinion that the 
market value for the 0.20-acre (8,520 sf) Abutter Site "As Is", as of August 20, 2013, is $46,500. 
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Land Valuation — Abutter "As If Assembled"  
Highest and Best Use: The property is similar in both the "As If Assembled" and "As Is" analyses with the 
exception of the subject size. The abutter as if assembled includes an additional 5,232 sf area to fix the 
encroachments: septic system, stairs, barn/shed and dumpster and allows for improved parking. Any 
differences between the two analyses will be described. Please refer to the prior section for descriptions that 
are the same. The Highest and Best Use is the same in both analyses since the abutter is non-conforming in 
both analyses. 

Land Valuation Analysis: The site valuation is the same in both As If Assembled and As Is analyses. Any 
differences to the site in the As If Assembled scenario will be summarized in this section. Please refer to the 
prior sections for sections that are the same. The cost approach was considered but not used. The sales 
comparison and income approaches have been developed in this report to arrive at an opinion of value. 

Sales Comparison Approach: The sales used in the prior section are the same as well as the adjustments 
with the exception of the subject size and utility. The parcel still belongs to the owner, setbacks, frontage 
remain the same in both analyzes. The property is still a non-conforming grandfathered lot due to size. 

Site Area (SF)/Utility: The abutter's site "as if assembled" is 13,752 sf in size and has an irregular shape. 
The site is a grandfathered commercial use property as evidenced by the mixed use existing improvements. 
The subject analysis indicates that the 38% size increase (8,520 sf vs. 13,752 sf) as if assembled still leaves 
the abutter land area as non-conforming due to size, but the additional area fixes the encroachment issues. 
The abutter's utility is substantially improved in the "as if assembled" scenario and more similar to that of the 
comparable sales which are still superior in size and shape so some adjustment is stilt warranted. 

L-1 is a 91,476 sf, fairly square, conforming, commercial site that is 1 mile west of the abutter. L-2 is 
a 103,237 sf, long fairly rectangular, conforming, commercial site that is 5 miles east of the abutter. L-3 is a 
58,370 sf, irregular shaped, conforming, commercial site that is 17 mile southeast of the abutter. I have 
applied a negative I O% adjustment to all three sales for superior size/utility. 
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Analysis Grid - Abutter "As If Assembled" 

C 	.......--:,-. HAbutter F4Toty.:::  `Sale 1.. 
::... 

Sale Sale 3r:i: 
Address US Route 302, 

Bartlett, NH 
US Route 302 (near 1669), 

Bartlett, NH 
US Route 302 (near 322), 

Bartlett, NH 
White Mountain Hwy, 

Conway, NH 
Data Source MLS, NHDOT files MLS, Real Data MLS, Real Data MLS, Real Data 
Verification Source Inspection, Owner Badger Realty Badger Realty Buyer 
Book I Page 2986 / 0974 2847 10001 2841 / 0283 
Proximity 1 mile 5 miles 17 miles 
Sales Price $ 	39,000 $ 	85,000 $ 	149,900 
Property Rights Fee Simple 0% .Fee Simple 0% Fee Simple 0% 

Financing/Sale 
Concessions Not Applicable None 0% None 0% None 0% 
Conditions of Sale Motivated Seller • 25% Arms Length 0% Arms Length 0% 
Market Conditions 8/20/13 3/22/12 0% 3/10/10 0% 1/29/10 0% 
Adjusted price $48,750 $85,000 $149,900 
Location & Exposure Route 302 Route 302 25%  Route 302 -15% Route 16 -40% 
Site Area (SF)/Utility 13,752 91,476 -10% 103,237 -10% 58,370 -10% 
Net Adjustments (%) 15% -25% -50% 
Gross Adjustments (/o) 35% 25% 50% 
Final Adjusted Price $56,063 $63,750 $74,950 

Low: $56,063 
	

Median: $59,960 
	

Average: $59,924 
	

High: $63,750 
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Reconciliation — Abutter "As If Assembled"  

The three methods to estimate the value of property rights in real estate were considered. The cost 
approach was considered but not used. The sales comparison and income approaches are the applicable 
approaches to value that have been developed in this report. The sales used as comparable were verified and 
found to be the most comparable to the subject. The sales were adjusted for location/exposure and site 
area/utility. 

The following table is a summary of the indicated property value for the comparable safes that were 
used and compared to the subject in the analysis grid. 

Comparable ID Adjusted Price per Whole Lot 

Sale L- I $56,063 
Sale L-2 $63,750 
Sale L-3 $74,950 

The comparable sales used are commercial sites similar to the subject parcel. After adjustments, the 
sales shown within the sales comparison grid have rounded indicated values from $56,063 to $74,950 with an 
average of $59,924. 

Each of the sales represents a buildable site within the Bartlett area. The adjusted sales present a 
reasonable range of value indicators, given the property type. Sales L-1 and L-2 are developable sites in 
Bartlett, NH. L-1 is further west and outside town development and L-2 is further east on the other side of 
town on Route 302. Both have commercial development potential, but L-1 is more likely to be developed 
with residential use and L-2 with commercial or mixed use. I have placed the most weight on the value 
between these two comparable sales. Sale L-3 is the oldest, highest priced and smallest sized sale but L-3 is 
located in Conway on White Mountain Highway (Route 16) with good steady traffic exposure. L-3 is a good 
comparable for commercial land sale, but L-3 is superior to the abutter, so I have placed the least amount of 
weight on the value of Sale L-3. 

The property is similar in both the "As If Assembled" and "As Is" analyses with the exception of the 
subject size. The abutter as if assembled includes an additional 5,232 sf of area. Based on my research and 
analysis, using the sales comparison approach, it is my opinion that the market value for the 0.315-acre 
(13,752 sf) abutter's land "as if assembled", as of August 20, 2013, is $60,000. 

Reconciliation / Final Value Conclusion 
Sales Comparison Abutter "As If Assembled": $60,000 
Sales Comparison Abutter "As Is": $46,500 
Contributory Value of the Subject Lease Area: $13,500 

Based on my research and analysis, using the sales comparison approach, it is my opinion that the 
Contributory Value for the 5,232 sf (lease area) of the Subject Land, as of May 1, 2013 is $13,500. 
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Land Lease Analysis 

The subject is a railroad use property. The subject's gross income could be determined with a site 
value and land capitalization rate. Ground rent is the price paid annually for the right to use a certain location, 
piece of land or other natural resource. Land is fixed in supply and as land demand increases the rent will 
increase proportionately. Ground rents are determined from the desire of anyone who lives within a 
community to use land. 

A land site is a parcel of land that is finished and ready for use under the minimum requirements as 
called for in the area. The principal of substitution would have the value of the site be set by a price that a 
person would have to pay to acquire an equally desirable substitute property, assuming there is no expensive 
delay in making the substitution. A person would pay no more for a site than would have to be paid for an 
equally desirable site. Site value can be thought of as the relationship between a desired location and a 
potential user. The important factors that make up site value are utility, scarcity and desirability. These 
factors must all be present for land to have value. 

Many times, it is appropriate to use the current rental data that the subject is presently generating 
when considering market data and gross income. The real estate market is an imperfect market that is subject 
to the economy and needs of the investor. Properties like the subject are special use properties. The lessor 
and lessee are not typical market investors. The lessor is a public entity and the lessee is an abutter that 
appears to require more area than their property can support. The NHDOT Bureau of Rail and Transit would 
be willing to negotiate lease agreements to the railroad's abutters if there are no safety issues and the terms 
are negotiated. 

Annual Ground Rent 

In the preceding analysis, I have developed a value opinion of $13,500 for the contributory value of 
the subject area. 

Capitalization rates (R) are typically extracted from market data. The subject lease area is land only 
and the annual market rent is the potential income that could be generated by the ground lease. The NHDOT 
historically has used a 10% cap rate for all types of lease valuations, and most types of land uses, regardless of 
location in order to be fair and consistent to various owners throughout the State. Many property owners own 
multiple properties in different parts of the state. I have concluded that a cap rate of 10% is a reasonable rate 
for land in the northeast area. 

The Contributory Value of the subject's railroad lease area of 5,232 sf is $13,500. Applying a 10% 
land capitalization rate suggests an annual ground rent as shown: 

I (Income) = R (Cap Rate) x V (Value) 
I (Income) = .10 x $13,500 

Income = $1,350 

It is my opinion that the estimated annual ground rent of the Subject Lease Area, as of August 20, 
2013, is $1,350. 
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Comparable Sales Map 
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ADDENDUM 
Subject Deed 

RELEASE DEED 

The Maine Central Railroad Company, a corporation duly 
organized and mxisting under the laws of the State of Maine with 
its principal place of business at Iron Horse Park, North 
Billerica, Massachusetts 01862 (the "Grantor"), for consideration 
paid to it by the State of New Hampshire, Department of 
Transportation, whose mailing address is 1 Hazen Drive, P. O. Box 
483, Concord, New Hampshire 03302-0483 (the "Grantee") hereby 
grants to the Grantee without any warranties or covenants of 
title whatsoever, all of the Grantor's right, title and interest 
in and to the following described premises (the "Premises"): 

SEE "EXHIBIT A" ANNEXED HERETO AND 
MADE A PART HEREOF BY THIS REFERENCE 

The Premises include any and all bridges, crossings, 
culverts, walls, buildings, ditches, trackage (hereinafter 
defined) and other fixtures or improvements of any description 
located in, over, under or upon the Premises. 

• The Grantor excepts from this conveyance any and all 
railroad tracks, railroad track materials (including, but not 

.,,R".!= 
''') 	

limited to, ties, connections, switches and ballast) and/or 

\
1✓ related equipment of any description located in whole or in part 

upon the Premises from the "Intervale Switch", so-called, to the 
) point of beginning for the Premises, all as more particularlY 

defined on "Exhibit A" hereof (the "Trackage") and this 
conveyance is subject to the right of the Grantor to enter the 
Premises from time to time and at any and all times up to 
November 1, 1995, with such men, equipment and materials as, in 
the reasonable opinion of the Principal Engineering Officer of 

0) 	tfi Grantor, are necessary for the removal of the Trackage. If .7! L., 	tll  Trackage is not removed from the Premises by November 1, 
,,,,, E 197;'5, the Trackage shall be deemed abandoned by the Grantor and 

slib.11 then become the property of the Grantee. 
, t-.7, N 

	

w c..1 	i= 
i-:+7., wr.o 0_ w The Premises are conveyed subject to all easements, 

:7
a:_.1 ;re frictions, covenants, agreements or rights in others as my 

,: ...4-a ear of record, or otherwise. 
;..::. cs: 

	

.-, 	The requirements of deed stamps and a declaration of fo,  
consideration do not apply to this transaction, pursuant to RSA 
78-B:2 and RSA 78-B:10, III. 

/ 
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IN WITNESS WHEREOF, the Maine Central Railroad Company has 
caused this Release Deed to be executed in its name, and its 
corporate seal to be hereto affixed by David A„Fink, its 
Pidenteunto duly authorized this 32 	day of 
2W-  	, 1994. 

MAINE CENTRAL RAILROAD COMPANY 

 

Q  By: 1,LL-9  
David A. Fink 
President • 

 

WitneSs 

 

 

COMMONWEALTH OF MASSACHUSETTS 

Middlesex, ss 

 

, 1994 

 

Then personally appeared the above-named David A. Fink, 
President of the Maine Central Railroad Company and acknowledged 
the foregoing release deed to be his free act and deed and the 
free act and deed of said Maine Central Railroad Company, before 
me. 

.,<N -tary Pub4e„,72 
y Commission Expires: 

2 
6499-B26 
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EXHIBIT A 
PROPERTY DESCRIPTION 

MOUNTAIN DIVISION RIGHT-OF-WAY 

A certain strip or parcel of land (railroad right-of-way) 
located partially in the Counties of Carroll and Coos, New 
Hampshire and being a portion of the railroad line sometimes 
referred to as the Mountain Division and being more particularly 
described as follows: 

Beginning at approximately centerline engineering station 
("CLE") 2312+95.5 as shown on plans for federal valuation section 
V17 on nap 1 in Conway, New Hampshire at the Maine-New Hampshire 
State Line; 

thence continuing through the Towns of Conway, Bartlett and 
Harts Location to the Harts Location-Crawford Grant Town Line at 
CLE 4083+83.5 as shown on plans for federal valuation section V17 
on map 35 within the County of Carroll; 

thence continuing from the Harts Location-Crawford Grant 
Town Line through the Towns of Crawford Grant. Nash and Sawyers 
location, Carroll and into Whitefield to the point of termination 
at CLE 5060+25 as shown on plans for federal valuation section 
V17 on map 53 within the County of Coos. 

The strip is the Mountain Division right-of-way and extends 
for approximately 52.03 contiguous miles of rail line and 
includes the entire width of said portion of said rail line, 
including all rail and other track material located thereon from 
the "Intervale Switch", so-called, at CLE 2839+80+ as shown on 
plans for federal valuation section V17 on map 11 in Conway, New 
Hampshire northerly to the point of termination in Whitefield, 
New Hampshire as hereinabove described. 

Also included in this conveyance is that segment of said 
Mountain Division known as "Quebec Junction", so-called, situated 	co 
between CLE 0+92 as shown on plans for federal valuation section 
V19 on map 1 in Carroll, New Hampshire and extending in a C.J1 northerly direction to CLE 33+00 on said valuation section V19, 	

CID 
map 1 in Whitefield, New Hampshire all within Coos County, New 
Hampshire, including all rail and other track material located 
thereon. 

C7) 

The said Mountain Division and Quebec Junction railroad 
right-of-ways are more particularly defined as shown outlined 
within heavy dashed lines (  	) on federal valuation 
plans on file with the Chief Engineer of the Maine Central 
Railroad Company, Iron Horse Park, North Billerica, Massachusetts 
01862 and the State of New Hampshire, Department of 
Transportation, Bureau of Railroads and Public Transportation, 91 
Airport Road, p. O. Box 483, concord, New Hampshire 03302-0483. 

#6494 -B26 
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Ma : 5V1LLG 
	

Lot: 000MAI 
	

Sub: 000RRR 
	

Card: I of 
	

US RT 302 
	

BARTLETT 
	

Printed: 08/19(2013 
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STATE OF NEW HAMPSHIRE 

BUREAU OE RAILRDS/PUBLIC TRANS 

PO BOX 483 (91 AIRPORT RD) 

CONCOR.D,NH 03302 

K't ,,...41Pr7.9 ,11:17iMMULM =71,'----7:4:- !il  

Date 	Book 	Page 	Type 	Price 	Grantor 

--4 -:: % i! A' tWElii:,',- ,  	R Mre7 ratt—IVVAia -.2Z:21  
MAIN CENTRAL RA11. ROAD ROUND HSE '11 CURRENTLY IN POOR COND 
& AP PEAR SIINIISED. DEE MAINTENANCE 4. EXT ROT THROUGHOUT. NO 
HEAT OR PLUMBING 

06T16/1I 	FARM 
11130/92 	MEAS 

Itlilir-;;;; 7-  -.'ME:tiSSML-A--;,"4: 	- 	finntiTt  •-1 .!,- 	40.17M • eaggii=1,7L. linyh,',. i,-L 
Feature Type 	 Units Lngth x Width Size Adj 	Rate 	. Cond 	Market Value Notes BARTLETT ASSESSING OFFICE 

Year 	Building 	Features 	Land 

2i ,  I i 	40.0 	' 0 	':; 	71.7,;(. 
l' IR'v- i 	i OTIII 	S 	I 20.5(iii 

20 ( 3 	S 10.8911 	S0 	5 70.700 
Pitied 113x11: S 120.500 

2013 	$ 49,800 	S 0 	S 70,700 
Parcel Total: $ 120,500 

- - '7 -2:'  -f. 	. • isVINgt -7.r.f.:5M-Wl' 
Driveway: 	 Road: 

R 	Tax Value Notes 

pnvmr-wirmmitz. 4--Reigi;G;a1FA:±_agrxeraw :71w4ii;yogiviwitioiriemr,iiii*-a4  ,;plemt.73,-*t - :. 
Zone: TOWN RES DISI A 	Minimum Acreage: 	1.00 	Minimum Frontage: 50 • 	- 	 Site: 

Land Type 	 Units 	Rase Rate 	NC 	Adj 	Site 	Road 	DWay Topography 	Cond 	Ad Valorem SPI 
EXEMPT-STATE 	 1.000 ac 	65,000 E 	100 	100 	100 	100 	 100 	65,000 	a N 	65.000 
EXEMPT-STATE 	 3.820 ac 	x 1,500 X 	1101 	 100 	5,700 	0 N 	5,700 

4.820 ac 	 70,700 	 70,700 
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Map: 5VILLG 
	

Lot: 000MAI 
	

Sub: 000RRR 
	

Card: I of 1 
	

US RT 302 
	

BARTLETT 
	

Printed: 08/19/2013 

L:.,,;— . 	1 	AA; 	ift... 	11 ..- 7.41,0, , 	. 	.o- , 	44--—SIVW,•24.-.*:- ., — fewtras-aolowilm.. -.- 	--44..- 	- 	•,- 	, , 	,-.- 	. t - -.•.--• 	---emiliro   ,,,, 	, 	. 	3,1 	 1:‘, 	, 	.414.  

STATE OF NEW HAMPSHIRE 
BUREAU OF RA1LRDS/RUBLIC TRANS 
P0 BOX 483 (91 AIRPORT RB) 

CONCORD, NH 03302 

District 	Percentage Model; 1.00 STORY FRAME WAREHOUSE 
Roof: SHEDIROLLEDICOMPO 

Ext: CLAP BOARD 
Inl: MINIMUM 

Floor: MIN PLYWD 
Heat: WOOD/COAL/NONE 

Bedrooms: 	Baths: 	Fixtures: 

	

Extra Kitchens: 	Fireplaces: 

A/C: No 	 Generators: 

Quality: 83 MINIMUM 

Coin. Wall: 

Size Adj; 0.8238 	Base Rate: 	EXM 60.00 

	

Bldg. Rate: 	0.2941 

	

Sq. Fool Cost: 	S 17.65 
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Market Cost. New: 	 5 85,867 

	

Year Built: 	 1900 

	

Condition For Age: 	POOR 	43 % 
Physical: 

Functional: 

Economic: 

Temporary- 

	

Total Depreciation; 	 42 *A 

	

Building Value: 	 S 49,500 
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CABIN FEVER PROPERTY LUC 

1395 MAIN ST 

BARTIEfl . NH 03812 

Date 	Book 	Page 	Type 	Price 	Grantor 
02/0412010 	2842 	362 	Q 1 	195,000 	BEAR PEAK REALTY 
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Feature Type 	 Units Lngth x Width Size Adj 	Rate 	Cond 	Market Value Notes BARTLETT ASSESSING OFFICE 
BARN /1.0ET 	 240 
DECK DETACHED 	 288 

12 x 20 	127 	20.00 	30 	1.829 
12 x 24 	116 	7.00 	30 	702 

2,500 
fg-,:iltlgt.Olatigala ..”- V.,::: 
Year 	Building 	Features 	Land 
2011 	S 	1.15.2.1w 	S .1',51/ii 	\ • e,7i10 

l`zircizi 	I 0411 	S 	1 ,11 	1,00 

,7012 	S 135 '00 	S '.5011 	S ii, 700 
Parc:el 	jkil at 	S 194.100 

2013 	S 135,200 	$ 2,500 	$ 56,700 
Parcel Total: $ 194,400 

Driveway: 	 Road: 
R 	Tax Value Notes 

---MUERMAIM.r7MIZMIAM 
Zone: VILLRES A VILL 	Minimum Acreage: 	1 00 
Land Type 	 Units 	Base Rate 
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CABIN FEVER PROPERTY LLC 

'4] '4,6 41a;:e.44WIllaaAIL. 
District 	Percentage 

1:,1 h_ 	..-:1' qic411-ttle. 	;#4:;,  1 
Model: 1.75 STORY FRAME APARTMENTS 

RooE GABLE HIP/ASPHALT 
Ext: NOVELTY 

Int: DRYWALL/WOOD PANEL 
Floor CARPET 
Heat OAS/FA DUCTED 

Bedrooms: 	4 	Baths: 3.0 	Fixtures: 9 
Extra Kitchens: 	Fireplaces: 

A/C: No 	 Generators: 

Quality: Bit AVG-10 
Com. Wall: WOOD, 8 FT. 	 I .00 0 0 

Size Adj: 0.9950 	Base Rate: 	CRS 97.00 

	

Bldg. Rate: 	0.8683 

	

Sq. Fool Cost: 	5 84.22 

1395 tvIA1N ST 

BARTLETT,NH 03812 

BART VI.G WATE 	%JOG 
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Market Cost New: 	 5 275,821 

	

Year Built. 	 1962 

	

Condition For Age: 	FAIR 	 21 % 
Physical: 

	

Functional: 	SEE NOTES 	20 
Economic: 

	

Temporary. 	UC 	 10 % 

	

Total Depreciation: 	 51 % 

	

Building Value. 	 S 135,200 
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STATE OF NEW HAMPSHIRE 
INTER-DEPARTMENT COMMUNICATION 

From: 	Michelle Winters tM tivj 
	

Date: March 12, 2014 
Administrator 

AT: Dept. of Transportation 
Bureau of Rail and Transit 

Thru: 	Charles Schmidt, PE 
Administrator, Bureau of Right-of-Way 

Subject: 	State-owned Concord to Lincoln Railroad Corridor 
Proposed lease — Town of Northfield (RSA 228:57) 

To: 	Rep. David Campbell, Chaiuiian 
Long Range Capital Planning and Utilization Committee 

REQUESTED ACTION 

The Department of Transportation, pursuant to the provisions of RSA 228:57, 
requests authorization to lease Merrimack Valley Railroad sidings on approximately .87 
acres (37,575 sf) on the State-owned Concord to Lincoln Railroad corridor in the Town 
of Northfield at $.10 per square foot. The lease for the sidings will be $ 3,757.50 per 
year, plus $100 per year for the private pedestrian at-grade and electric utility crossings, 
for a total of $3,857.50 per year for a period of five years, with a five-year renewal 
provision. In addition, the Department will assess a one-time $1,100.00 Administrative 
Fee. 

EXPLANATION 

RSA 228:57 allows the Department to lease any part of rail properties for 
continued operation of a railroad to a responsible person or firm. The owner of the 
former Northfield Freight Station building whose property abuts the Concord Lincoln 
railroad corridor in Northfield has asked to renew a lease for parcels of the railroad 
property to store railroad passenger cars and cabooses. Merrimack Valley Railroad has 
leased this railroad property for this purpose since 1997. These railroad cars are in good 
repair and operational. The Railroad Operators that utilize the Concord to Lincoln 
Railroad corridor were consulted and confirmed that they are hired by the Merrimack 
Valley Railroad to move the passenger cars and cabooses in special trains, thereby 
supporting the advantage to the State in leasing this property. 

Although the area is part of and contiguous to the corridor, the Department has 
reviewed the request and determined the lease will not interfere with the use of the active 



railroad line. The lease will include termination language in the event that it would 
impact current or future rail use. 

A staff appraiser from the Department completed an opinion of value to determine 
the market value of the 0.87 acres of the railroad corridor. The appraiser researched three 
leases in the Lakes Region and upon analysis and adjustment of these leases determined 
that; as of August 8, 2013 the market lease value of the subject parcel was $0.10 per 
square foot. This unit rate for 37,575 sf equates to the fee of $3,757.50. 

The New Hampshire Council on Resources and Development previously 
recommended the lease of this area on August 13, 2007. 

Authorization is requested to lease this property on the State-owned Concord to 
Lincoln railroad corridor in Northfield to the Merrimack Valley Railroad, as outlined 
above. 

Attachments 

SARail-TransitIRAILTroperty ManagementLong Range114 Merrimack Valley RR Memo.doc 
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PARK STREET, NORTHFIELD, NEW HAMPSHIRE 

EXHIBIT A 
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Summary Appraisal Report 
Of a 37,575 SF Railroad Land Lease 

Located at: 
Railroad Land adjacent to I 1 Park Street 

Northfield, New Hampshire 

Property Owner: 
State of New Hampshire 

Concord-Lincoln Railroad Corridor — V21/53 
Station 965+00 — 961+40 +/- 

as of. 
August 8, 2013 

Prepared for: 

Mr. Louis Barker 
Bureau of Rail & Transit 
State of New Hampshire 

Department of Transportation 
7 Hazen Drive, PO Box 483 
Concord, NH 03302-0483 

Prepared by: 

Pollyann Printy, Appraiser 
Bureau of Right of Way 

7 Hazen Drive, PO Box 483 
Concord, NH 03302-0483 

Northfield Merrimack Valley Railroad Land Lease 



Letter of Transmittal 

September 12, 2013 

Mr. Louis Barker 
Railroad Planner 
Bureau of Rail & Transit 
NH Department of Transportation 
7 Hazen Drive, PO Box 483 
Concord, New Hampshire 03302-0483 

Re: 37,575 SF land lease for caboose storage 
Owned by: State of New Hampshire 
Located at: Railroad Land adjacent to 11 Park Street, Northfield, NH 

Dear Mr. Barker, 

This report is intended to provide the State of New Hampshire Department of Transportation 
(NI-MOT) Bureau of Rail and Transit with a market annual ground rent estimate to negotiate a lease. The 
lease area is two non-contiguous sections of land totaling 37,575 sf that has an irregular shape, abuts the 
property at 11 Park Street and is a portion of the State-owned Concord to Lincoln Railroad Corridor, Laconia 
V21/53, Station 956+00 — 961+40 +/- and identified on Tax Map U07 as Lot 1-2, in Northfield, NH. 

I have made an inspection of the property. Information was gathered on the neighborhood and district 
area. I researched land sales, and local ground rents. I have confirmed all the data included in the analysis 
and considered them along with the sales comparison, income and cost approaches. The report is governed by 
the assumptions and limiting conditions of this project and the comparables are summarized in a later section. 
I have taken into consideration all factors that are pertinent to the value estimate developed and I have not 
knowingly or intentionally omitted any important data. 

I certify that I have no interest, direct or indirect, in the real property being appraised for the Agency 
that would in any way conflict the preparation or review of this appraisal. My wages or compensation from 
my employer is not based on the amount of the valuation. 

It is my conclusion that the market annual ground rent for the subject lease area is $3,750, as of 
August 8, 2013. 

Respectfully submitted, 

II F. 

Pollyann D. Printy 
Right-of-way Appraiser 

Northfield -- Merrimack Valley Railroad - RR Land Lease 



Appraisal Certification 

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

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

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

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

• I have no bias with respect to the property that is the subject of this report; 

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

• My compensation is not contingent on the analyses, opinions or conclusions reached or reported in this 
report; 

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity 
with the Uniform Standards of Professional Appraisal Practice (USPAP); 

• I have made a personal inspection of the property that is the subject of this report, and the lessee, or 
his/her designated representative, was given the opportunity to accompany the appraiser on the property 
inspection; 

• No one has provided assistance to me in the preparation of this report. 

• I have not appraised nor performed any valuation service for the subject lease area in the past three years. 

September 12, 2013 
Pollyann Printy 	 Date 
Staff Appraiser, NHDOT 

Northfield -- Merrimack Valley Railroad - RR Land Lease 



General Assumptions and Limiting Conditions:  

Assumptions 

* all maps, plans, and photographs used are reliable and correct; 

• the Parcel area given to me has been properly calculated; 

• broker and assessor information is reliable and correct; 

* information from all sources is reliable and correct unless otherwise stated; and, 

• The value estimate reflects annual rent for the lease area land only. 

Limiting Conditions  

• I have relied upon the legal interpretations of others and have assumed their decisions are correct 
and valid. I have also relied upon the abstracts of title and other legal information available and 
take no responsibility for their correctness. 

* Sketches or photos 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 the sales, and do not assume responsibility 
in these matters. 

* Unless otherwise stated in this report, the appraiser did not observe the existence of hazardous 
material, which may or may not be present on the property. The appraiser has no knowledge of 
the existence of such material(s) on or in the properties. The appraiser, however, is not qualified 
to detect such substances. The presence of substances such as asbestos, urea-formaldehyde foam 
insulation, or other potentially hazardous materials may affect the values of the properties. The 
value estimates are predicated on the assumption that there were no such materials on or in the 
property that would cause a loss in value. No responsibility is assumed for any such conditions or 
for expertise or engineering knowledge required to discover them. 

* The appraiser assumes that there are no hidden or unapparent conditions of the property or 
subsoil, which would render them more or less valuable. The appraiser assumes no responsibility 
for such conditions or for engineering studies, which might be required to discover such factors. 

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

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

Extraordinary Assumptions and Hypothetical Conditions  

• None 

Northfield — Merrimack Valley Railroad - RR Land Lease 



Intended Use/User: The intended user of this report is the New Hampshire Department of Transportation 
(NHDOT) Bureau of Rail and Transit. The intended use is to provide an estimate of market annual ground 
rent for the subject area in order to negotiate a lease with the abutter. 

Property Owner 
The State of New Hampshire 
Contact person: Mr. Louis Barker 
Bureau of Rail & Transit 
Department of Transportation 
7 Hazen Drive, PO Box 483 
Concord, New Hampshire 03302-0483 
Phone: (603) 271-2425  

Abutter 
Merrimack Valley Railroad 
Company Inc. 
E. Alan Larter 
P.O. Box 216 
39 River Street 
Franklin, NH 03235 
Phone: (603) 934-3660 

Summary of Appraisal Problem: The subject lease area is located as a railroad spur adjacent to Merrimack 
Valley Railroad addressed at 11 Park Street for use by the lessee as caboose storage. The subject lease area 
runs between. Winnipesaukee River Trail and the railroad bridge over the Winnipesaukee River before Main 
Street. 

The potential lessee owns the abutting function hall at 11 Park Street. The railroad abuts the function 
hall along its western, southern and northern boundaries, and they are autonomous of each other. The lease 
area is improved with lightweight 485 passenger use rail that has no remaining economic value. The subject 
lease area provides caboose storage to the lessee. The Merrimack Valley Railroad does not have any railroad 
o•eratin rights. In order to move the cabooses, they had hired a railroad with operating rights. 

The Concord to Lincoln Line is an active railroad corridor except during the winter months. The 
NHDOT, Bureau of Rail and Transit requested a market annual ground rent appraisal for a 37,575 sf of 
railroad corridor right-of-way for the purpose of negotiating a lease agreement. This is a renewal lease and 
proposed consolidation of two prior leases to the Merrimack Valley Railroad Corp at this location. The 
lessee's secondary use of the railroad right-of-way would not impact the state's primary use of the property as 
a railroad corridor. 

Scope of Work: My investigation and research included an on-site inspection of the property with the abutter 
and potential lessee, Merrimack Valley Railroad Corp Owner: Alan Larter, on August 8, 2013; an 
examination of state, town and county property records including assessment data and taxes, researching 
zoning regulations, and local railroad lease data. The property data was collected and compiled from several 
sources, including the NHDOT, the Town of Northfield, New Hampshire Multiple Listing Services and Real 
Data. 

My appraisal conclusions are based on the site's highest and best use which is based on legal, 
physical and financial characteristics, compilation of comparable land leases, verification and analysis of the 
leases, and preparation of this summary appraisal report. Typically, a railroad corridor has a long narrow 
shape with a limited number of investors and does not represent a probable or typical building site. The 
subject site is zoned commercial/industrial but is located to the north and west of the Winnipesaukee River, to 
the east by Park Street and the south by the Winnipesaukee River Trail (paved road). The subject is a non-
conforming lot and my analysis indicates that it is not reasonable to value the subject lease area using 
buildable commercial sales. 

I have data on three active railroad land leases in the City of Laconia that are comparable to the 
subject site. The City of Laconia and the State of New Hampshire both have land lease agreements with 
Lakeport Landing Marina, which is 11 miles (by car) from the subject area. The State of New Hampshire also 
has a land lease agreement with Thurston's Marina, located on Channel Lane, which is 15.5 miles (by car) 
from the subject area. My analysis of the property indicates to me that these land lease sites are the best 
comparables to estimate the market annual ground rent for the subject land. 

Northfield -- Merrimack Valley Railroad RR Land Lease 	 5 



Area and Neighborhood Data  

The subject property is located in the Town of Northfield. Northfield is a small town located in the 
Lakes Region and in close proximity to the Tilton shopping outlets, in Merrimack County. The Lakes Region 
is a destination area for visitors to vacation on and close to Lake Winnepesaukee which has 72 square miles of 
water surface area. The area around Lake Winnepesaukee is 182 miles and it has 253 islands. This great lake 
flows into the Paugus Bay, over the Lakeport Dam and into Lake Opechee. It then flows over the Avery Dam, 
through the Winnipesaukee River, into Lake Winnisquam, on to the Merrimack River, and then into the 
Atlantic Ocean. 

The State-Owned Concord-Lincoln Railroad Corridor runs from Concord through Northfield, around 
the lakes in Laconia and up to Lincoln and was part of the Boston and Maine Railroad from the late 1800s 
until the line was acquired by the State of New Hampshire in 1975. The railroad parcel consists of multiple 
parcels and is an active line except during the winter months. The area railroads provide transportation as 
well as a recreational function in this region. A portion of this railroad's right-of-way is the subject of this 
appraisal. The State of NH has active lease agreements with many railroad abutters. 

The Merrimack Valley Railroad Company owns the function hall at 11 Park Street, bordered by the 
railroad along its western, southern and northern boundaries. The function hall and the subject lease area are 
used independently of each other and are not economically dependent on the other. Most of the rail installed 
on the subject site has been there since 1990s. 

The NHDOT bureau of Rail and Transit leases a portion of the State-owned railroad property to the 
lessee for caboose storage, who in turn leases caboose storage to additional railroad hobbyists. His lease 
expenses and utility costs offset the lessee's income. The rail surrounds three sides of the abutter's property 
with a total estimated lease area of 37,575 sf. The Merrimack Valley Railroad Company does not have any 
railroad operating rights. In order to move the cabooses, the railroad hobbyists have to hire a railroad that has 
operating rights on the active railroad corridor. 

The Town of Northfield has road access to Routes 132, 140; and local access to 1-93 exit 19. 
Northfield is bounded by Franklin to the west, Tilton to the north, Belmont to the northeast, Canterbury to the 
south, and Boscawen to the south west. Northfield is approximately 18 miles north of Concord, NH, 10 miles 
southwest of Laconia, 35 miles from Manchester, NH, 126 miles west of Portland, ME, and 85 miles from 
Boston, MA. 

Northfield's population as of 2011 was 4,833 which ranked 71st amongst New Hampshire 
incorporated cities and towns. Per Census data, Northfield's population hasn't changed much since 1990 
when the population was 4,277. Northfield's largest employers include Wyman Gordon, manufacturer (mfg) 
— Investment castings with 200 employees; Freudenberg-NOK, (mfg) with 200 employees; Spaulding Young 
Center has 160 employees; Tobin Tool (mfg) with 100 employees; Eptam Plastics (mfg) with 100 employees; 
Blouin Steel (mfg) with 10 employees; and Pike Industries (asphalt) with 10 employees. 

Northfield's recreational areas include municipal parks, beach or waterfront recreational areas, 
fishing, hunting, snowmobile and bike trails, a bike park, youth organizations and youth sports. 

Northfield is a small community on the outskirts of the Lake's Region that is favorable for living. 
Like the rest of the State of NH, the Town of Northfield has experienced economic issues, which has 
challenged the stability of the residential, industrial and commercial markets. The lakes provide a lot of 
interest and activities for the region. Overall, the immediate neighborhood remains relatively stable. 

Zoning: The Town of Northfield is divided into 4 classes of districts with the following designations: 
conservation (CONS), single-family residential (R-1), multi-family residential (R-2) and commercial / 
industrial (C/I) districts. The subject parcel is located in Northfield's commercial/industrial district. The 
purpose of the C/I zone is to allow for commercial and industrial development in proximity to major 
transportation corridors, municipal water, sewer and other municipal services. C/I district permits bed Sr, 
breakfast, home occupation, indoor recreational facility, industrial and manufacturing, light manufacturing, 
medical care facility, motel, hotel, inn, municipal buildings, offices, research & development, retail sales, sale 
of home produce and products, service business, warehouse and wholesale uses. 
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The minimum requirements are frontage: 150 ft, setbacks: front — 35 ft, side and rear 20 ft, 
• Winnipesaukee River 50 ft. The minimum lot sizes are: multi-family (5+ units ) — 1.25 ac, non-residential —

0.5 ac with sewer, 1 ac without sewer. The maximum building height is 3 stories and 1-93 buffer zone is 100 
ft. The subject lease area lies within the 100-year flood plain, as well as lies within 250 feet of the 
Winnipesaukee River. The NHDOT has determined that this lease will have a negligible affect on the 
property. 

The subject is a level, long, narrow area that is part of a railroad corridor. The subject lease area 
would be leased for caboose storage, which is permitted by the town. .The subject and its abutter are non-
conforming lots because the lot's irregular shape and size prevent them from meeting setbacks and depth, 
therefore they do not conform to the existing zoning requirements. The subject narrows close to the 
Winnipesaukee River at its northeasterly border within the Winnipesaukee River setback. The abutter has a 
grandfathered use as a recreational facility. 	• 

ZONING MAP — Subject (C/11 
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Photographs  
Taken by Pollyann Printy on August 8, 2013. 

Northerly View of the subject lease area from south side of Winni esaukee River Trail 

Northerly View of the ea:-,1 side of the z,uhecil'e'ase are: from Whim esaukee River Trail 

Northerly View of the subject lease area 
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Southerly View of the sub 
/ 

ect lease area from railroad bridge over Winnipesaukee River 

err viz s~ 
Southerly View of the abutting function hall and subject lease area 

Southerly View of the subject lease area from railwa 

Photographs  
Taken by Pollyann Printy on August 8, 2013. 
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Easterly and Westerly Street scenes of Winnipesaukee River Trail 

1/,  

Taken b Poll 'ann Printy on Auoust 8, 2013. 

- 
Easterly view from railroad toward Park Street 
from Winnipesaukee River Trail 

Southerly view of Railroad Corridor 
from Winnipesaukee River Trail 

. Photographs 

View of the railroad lease area from Tilton's Riverfront park acrossthe Winnipesaukee River 
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Interior and Exterior photos of Merrimack Valley Railroad's Function Hall; (formerly used as railroad de 

Photographs 
Taken by PolKann Printy on August 8, 2013. 

Southerly view of the abutter improvements and parking from Fair Street 
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Property Description: The subject is shown on tax map U7 as lot 1-2, in Northfield, but is a portion of a 
larger railroad corridor consisting of 35-acres and 72 miles of land and multiple parcels. The subject is an 
irregular shaped parcel of land that is approximately 0.86-acre in size. The topography is level and the lot 
cover consists of hard-pack dirt, improved with several sets of railroad tracks. Utilities to the subject area 
include water, sewer, electricity and telephone at the road. 

The total subject lease area is a level area of railroad right-of-way that is 37,575 sf in size. Railroad 
valuation sheet V21/53 identifies the lease area as located between Park St. No. 8 & No. 10, the 
Winnipesaukee River, across from Elm Street, as Station 956+00 — 961+40 +1- of the State-owned Concord to 
Lincoln Railroad Corridor. The railroad actively carries freight and or passengers north and south of the 
subject property," except during the winter months. 

The subject is appraised as a renewal of and proposed consolidation of two prior leases to the 
Merrimack Valley Railroad Corp, the abutter at 11 Park Street, in Northfield, NH. The subject property 
consists of a strip of land varying from 5 to 45 feet in width, 440 feet in length and 9700 square feet on the 
opposite side of the tracks encompassing the former Northfield Freight Station grounds is a 27,875 sf lease 
area with 223 feet of frontage on Park Street with an average depth of 59 feet for a total of 37,575 sf. 

The NHDOT Bureau of Rail and Transit leases portions of the corridor to abutters for secondary use 
such as access and parking. The NHDOT Bureau of Rail and Transit proposes to renew a lease agreement 
with the abutter, Merrimack Valley Railroad for caboose storage. 

Site Plan on Valuation Sheet V21/53 

PARK STREET, NORTIWIELD, NEN HAMPSHIRE 

FAI11134 A 
STAIT.OFN(I DOT 

BORE:AU.Q1": MIL 8.s "11RANSrl' 
DOT Ti) # 473 41101 

LEASED TO MERRIMACK VALLEY RAILROAD CO., INC. 
V21/53 

STATIONS 956+00 	"10 961+40 I./. 
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History of Subject Property: The current owner filed a Notice of Condemnation, dated October 30, 1975 
against the Trustees of the Boston & Maine Corporation. The property was acquired with many other tracts of 
land throughout the state owned by The Boston & Maine Corporation. The Notice of Condemnation was 
recorded in Book 786, Page 069 on 02/29/80 and the valuation sheet identifies the subject area on the 
Valuation Sheets V21/53. To the best of my knowledge, the subject is negotiating a renewal of and Proposed 
consolidation of two prior leases to the Merrimack. Valley Railroad Corp at this location but there is no offer 
of sale for this property. 

Assessment: The subject property is identified on Tax Map U7, Lot 1-2, but is tax exempt. The assessed 
value recorded on the subject's tax card is Land: $14,400, other features: $4,800, total $19,200. The current 
2012 tax rate in Northfield is $28.00. 

Tax Map U7 
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Highest and Best Use  
The Highest and Best use is defined as: "The reasonably probable and legal use of vacant land or an 

improved property, which is physically possible, appropriately supported, financially feasible and that results 
in the highest value. The four criteria the highest and best use must meet are legal permissibility, physical 
possibility, financial feasibility, and maximum profitability." 

The subject lease area is a 37,575 sf area of railroad right-of-way that is part of an active 35-acre 
railroad corridor. It runs between Winnipesaukee River Trail and the railroad bridge that crosses the 
Winnipesaukee River. The railroad actively carries freight north and south of the subject property during the 
three seasons without snow. Some railroad corridors are open for snowmobiling during the snow months. 
The subject lease area does not conform to the minimum zoning requirements because the subject 
consists of three non-contiguous rail sides that are offset from an active railroad corridor. The lease area has 
an irregular long narrow shape that also does not meet the zoning setback requirements. The subject narrows 
close to the Winnipesaukee River at its northeasterly border within the Winnipesaukee River setback. The 
subject is not a buildable lot as its primary use is as a rail corridor. 

Merrimack Valley Railroad Station is an historic freight station that was built in the late 1800's to 
store freight coming in by train. The building was restored in 1990 into a unique function hall to be used for 
public social functions. The function hall can seat up to 150 people, includes a BBQ area on the back deck 
and for rates ranging from $240 to $475 the public can hold their social function at the Merrimack Railroad 
Station. Revenue generated by the function hall is independent of the lessee's activities serving railroad 
hobbyists. 

As a railroad hobbyist, Mr. Alan Larter provides railroad caboose storage on the subject lease area for 
$130 per month. The lease area has a potential capacity of 22 - 24 cabooses, and currently Mr. Larter has 4 
cabooses of his own, 1 common caboose' for general storage and rents caboose storage space for 
approximately 12 others on site. Caboose rent does not include use of the function hall, nor fees required for 
railroad car movement. Railroad car movement requires hiring a railroad that has railroad operating rights. 
The Plymouth-Lincoln Railroad maintains the railway and operates the railroad northerly of the subject area. 
The NE Southern Railroad operates the railroad southerly of the subject area. The subject lease area and its 
abutter have different uses separate from each other. 

The lease area is improved with lightweight #85 passenger use rail that has no remaining economic 
value. The subject lease area provides caboose storage to the lessee. The Merrimack Valley Railroad does  
not have any railroad operating rights. In order to move the cabooses, they hire a railroad with operating 
rights. 

The NHDOT Bureau of Rail and Transit leases portions of the corridor to abutters for secondary use 
such as access and parking. The NHDOT Bureau of Rail and Transit proposes to renew a lease agreement 
with the abutter, Merrimack Valley Railroad for caboose storage. In addition to renewing and consolidating 
the lease area, the State of NH Bureau of Rail and Transit would like the abutter to pay an additional fee for 
the use and maintenance of existing railroad switch(es) for caboose access. 

The abutter would pay a market annual ground rent for the right to use the subject's lease area. Land 
is fixed in supply and as the land demand increases the rent will increase proportionately. Market rents are 
determined from the desire of anyone who lives within a community to use land. A potential land lease of the 
subject area does not change the whole parcel's primary highest and best use as a railroad corridor. 

A land lease agreement wouldn't affect the property size, side setback, frontage length or the property 
use for the railroad or the abutter. Northfield has one railroad and it is owned by the State of New Hampshire. 

Conclusion: The Highest and Best Use of the subject site is a railroad corridor. The railroad corridor 
right-of-way does have a secondary market to its abutters for uses such as access and parking. 
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Market Annual Ground Rent Analysis  

The State of New Hampshire owns the railroad corridor that is active except during winter months. 
The subject's lease area is a small area of railroad right-of-way that would not affect the railroad's primary 
use as a railroad corridor. As a result, The State of NH leases various areas of right-of-way to abutters in 
order to specify the abutter's secondary use of the land, the terms of agreement and safety measures that must 
be implemented. The subject's secondary lease is not comparable to typical for profit commercial use 
railroad operations. Any income being generated would not be considered typical for the industry. 

The analysis to determine market annual ground rent is based on the elements of comparison. The 
subject site is part of a railroad corridor. This type of property is not typical of most properties in the real 
estate market or of an active railroad corridor. There are qualified secondary land leases in Laconia that are 
similar to the subject property that I considered in order to determine the subject lease area's market annual 
ground rent. 

Determination of Ground Rent  

The lessee is a railroad hobbyist that stores his cabooses on the subject site. The lessee earns a small 
unreliable net income on the subject lease area known as Caboose Village for caboose storage on the rail from 
other railroad hobbyists. The lessee provides the storage area, electricity, advertising, site maintenance and 
schedules train movements and as a group they have additional shared costs for liability insurance, rail line 
maintenance fees, and train movement. Train movement for passenger use involves hiring a railroad 
locomotive, crew, pre-inspection/ maintenance. The subject's location is at the extreme end of two railroad 
companies routes (with operating rights). The lessee has experienced a decline in the number of cabooses 
stored due to the low number of train rides they've been able to schedule. Recently, several cabooses have 
relocated to its owner's private property. The income generated by Merrimack Valley Railroad is considered 
business income, not comparable to the market lease rate which is the subject of this analysis. 

Other railroad properties located in Laconia, NH are similar to the subject in proximity to the railroad 
corridor and generate a market annual ground rent. The real estate market is an imperfect market that is 
subject to the economy and needs of the investor. Properties like the subject and lease comparables are 
special use properties. The lessor and lessee are not typical market investors. The lessor is a governmental 
entity and the lessee is an abutter that appears to require caboose storage and additional access to them. The 
comparable parcels have annual ground rents and the leases are relatively long-term leases with five-year term 
increments and the lessee pays any maintenance or expenses. 

The subject is a railroad use property that historically had two areas with two leases, one expired and 
one up for renewal. Copies of the two lease agreements are included in the Addendum Section. There are no 
parking fees in Northfield or Laconia for public parking spaces. The subject's gross income could be 
determined with a site value and land capitalization rate but there are no sales similar to the subject area in 
Northfield over the last 2 years. Land rent is the price paid annually for the right to use a certain location, 
piece of land or other natural resource. Land is fixed in supply and as land demand increases the rent will 
increase proportionately. Land rents are determined from the desire of anyone who lives within a community 
to use land. 

A land site is a parcel of land that is finished and ready for use under the minimum requirements as 
called for in the area. The principal of substitution would have the ground rent that a person would be willing 
to pay to use an equally desirable substitute property. A person would pay no more for a site than would have 
to be paid for an equally desirable site. Site value can be thought of as the relationship between a desired 
location and a potential user. The important factors that make up ground rents are utility, scarcity and 
desirability. These factors must all be present for land to have value. 

I found three land lease agreements in Laconia, NH for property considered similar to the subject 
abutting railroad land in close proximity to the waterfront. I have analyzed the land leases and concluded 
there is adequate market data to estimate the market annual ground rent for the subject site. The annual 
ground rents on these three parcels are good indicators for this unique market. 
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Land Lease Analysis 

L-1: L-1 is a lease agreement is recorded at the Belknap County Registry of Deeds in Book 1101 / Page 910 
to 914 entered into on December 31, 1985 between the City of Laconia (Lessor) and Lakeport Landing Inc 
(Lessee). The lease states that the City of Laconia solicited proposals for the lease of the Lakeport Railroad 
Station property and that Lakeport Landing Inc submitted a proposal, which Was accepted by the City of 
Laconia. 

L-1 is a 0.81-acre commercial zoned site located in 65 Gold Street, Laconia (Lakeport), NFL There is 
a 20' utility easement on the north and easterly portion of the site and the lessor reserves the rights to it. The 
easement does not impact this lot's value or the value of the lease. 

Terms:  The agreement terms were for 10 years with two ten year renewals which would be automatic unless 
the lessee gives the lessor at least 60 day notice prior to the end of the term with the intent to not renew. The 
lease began on November I, 1985. 

Rent:  The lessee will pay a rent during the term of the lease as follows: 
$5,000 is due per year for the five-year period commencing 11/1/1985, first payment due 1/15/1986. 
$5,750 is due per year for the five-year period commencing 11/1/1990 
$6,500 is due per year for the five-year period commencing 11/1/1995 
$7,250 is due per year for the five-year period commencing 11/1/2000 
$8,000 is due per year for the five-year period commencing 11/1/2005 
$8,750 is due per year for the five-year period commencing 11/1/2010 
First 1/2  of the rent is due January 15 of the year; Second 1/2  is due on July 15 of the year. 

I spoke with the City Manager, Scott Myers, on August 14, 2012 and then again July 1, 2013 regarding 
the termination date of 2015 of the lease agreement between the City and the owners of Lakeport Landing 
Marina. The City Manager plans to continue leasing L-1 to Lakeport landing and does not want to sell the 
property. The City Manager stated that the next lease agreement could have two five-year terms with a rent 
increase of 10% per term. Lakeport Landing Marina would like to buy the property but will continue to lease 
if the city isn't willing to sell. 

Use of the premises:  The lessee was allowed to replace an old railroad station with a new 2-story building 
with 4,920 sf per floor for a total floor area of 9,840 for the marina showroom. 10 public parking spaces were 
required to be built and maintained by the lessee and regulated by the City of Laconia. 

Utilities and Maintenance:  The lessee is to provide all utilities necessary for the leased premises and pay all 
costs and charges associated with it including but not limited to snow plowing and snow removal. The 
property will be maintained in good order and in an attractive and acceptable manner. 

Other conditions:  Insurance will be obtained and held responsibly per the terms of the agreement. The 
property will be used in compliance with necessary laws, ordinances and properly paid user fees. The lessee 
will pay taxes on time, responsibly and per terms of the agreement. The lessor retains the right to inspect the 
premises. All buildings and improvements constructed on the property shall become the property of the lessor 
at the termination of the lease. All personal property, furnishings, equipment and fixtures, remain the 
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property of the lessee and can be removed at the time of termination but must be completed within 30 days 
after termination of the agreement. Any property left after 30 days will transfer to the lessor. 

L-1 is paying a ground rent of $8,750 / 35,284 sf (0.81 acres) == $0.25 sf. Given the indicated ground 
rent value $0.25 sf, the estimated ground rent value of the subject property would be $9,394 (37,575 sf x 
0.25). 

L-2: The L-2 leased area is a strip of land 210' in length and 12' wide with 2,520 sf that is part of a 1.5 acres 
State of NH railroad parcel. This portion of the property was wanted by an abutter to provide parking and 
temporary boat storage to the end of Gold Street in Laconia. This land required, per the lease, a 200' fence or 
guardrail installed 15' from the center of the railroad track for protection to the railroad influence. This fence 
would partition the railroad from L-2 allowing the railroad to pass safely and without interruption from parked 
vehicles. 

L-2 is level, with a long, narrow, irregular shaped area located on the easterly side of Railroad Avenue 
at the corner of Gold Street, in Laconia (Lakeport), NH across from Paugus Bay. It is part of the commercial 
district on a quiet road that is occupied with Lakeport Landing Marina and neighbored by Irwin Marina and 
the municipal Fire Department. 

L-2 is part of a railroad parcel identified on tax map 367/189/23; beginning at the southerly portion of 
the lot and runs northeasterly along Railroad Avenue past the cornering Gold Street, through Station 1532+37 
on the track and location of the former BMRR, 1008' +/- long then varies with widths between 30' to 90'. No 
survey bounds are available for this parcel, but a railroad valuation sheet along with the City of Laconia GIS 
plans provided me with a reasonable plan of the property. The railroad is active carrying freight, except 
during the winter months. 

Lakeport Landing Marina owns other abutting property in fee simple as well as leases 0.81 acres of 
land from the City of Laconia (L-i) that abuts the L-2 property and prior to the lease it had a history of 
encroachment onto the railroad parcel near Railroad Avenue border to the point of interrupting the travel of 
the active railroad. 

The ground rent is $600 annually, effective as of February 6, 2009 between the lessor (NLIDOT, 
Bureau of Rail and Transit) and lessee (Lakeport Landing Marina). The land lease agreement doesn't affect 
the property size, side setback, frontage length or the property use for the railroad or the building lease. 

The terms of the lease for L-2 are similar to L-1, i.e. the duration of the lease is increments of 5 years 
for rent, any costs for utilities and maintenance, and other conditions like permits, insurance, taxes, etc are all 
the responsibility of the lessee similar to the terms that apply to L-1. 

L-2 is paying a ground rent of $600 / 2,520 sf $0.238 sf. Given the indicated ground rent value 
$0.24 sf, the estimated ground rent value of the subject property WNW be $9,018 (37,575 sf x 0.24). 
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L-3: L-3 is a leased area that is a portion of a parcel identified on Laconia Tax Map 345/198/39. It is part of 
the State of NH railroad corridor consisting of 35 acres of land area that runs adjacent to Channel Lane which 
runs north-south between the west and east parcels of Thurston's Marina. The State of New Hampshire leases 
portions of the corridor to abutters for access and parking. Thurston's Marina has leased the railroad right-of-
way from the State of New Hampshire since 1993. The" original lease had expired and the new one was 
negotiated, effective as of May 13, 2009 with an $850 annual ground rent. 

L-3 is the railroad right-of-way lease area used for access between the two parcels totaling 6 acres that 
the lessee owns in fee simple. The parcel is located on the westerly side of the railroad adjacent to Channel 
Lane, in Laconia, NH at Paugus Bay. Thurston's Marina with the permission from the State of NH built a 
small stonewall with a rail and improved the lease area drainage, which benefits both lessor and lessee. The 
lease area has 9200 sf (0.2 acres) of land. Thurston's Marina has another access but through a complex route, 
not easily maneuverable with watercraft forklifts hauling boats. 

The railroad parcel is level, with a Iong, narrow, irregular shape. The leased area includes 50 feet +/-
wide area crossing the railroad that is 29 feet ±/- deep. It runs past the stone wall/rail area that is 320 feet +/-
long by 15 to 22 feet wide lane, then narrows to 15 feet into an irregular curved, triangular shaped area for the 
remainder of the total 445 feet and the lane is 15 feet wide. The mostly 15' wide access area allows 
equipment and vehicles to pass across the rail and around the Marina's storage buildings. 

No survey bounds are available for the leased area, but a recorded site plan and lease plan along with 
walking the area with a measuring wheel provided me with a reasonable area of the leased property. The 
railroad is active carrying freight, except during the winter months. L-3 is part of the commercial resort 
district on an unaccepted city road that is occupied with Thurston's Marina, Channel Marine and various 
small resort developments. L-3 land lease agreement doesn't affect the property size, side setback, frontage 
length or the property use for the railroad or the abutter. 

The terms of the lease are similar to L-1, i.e. the duration of the lease is increments of 5 years for rent, 
any costs for utilities and maintenance, and other conditions like permits, insurance, taxes, etc are all the 
responsibility of the lessee similar to the terms that apply to L-1. 

L-3 is used as access and parking and is most similar to the subject lease area. The L-3 ground rent 
$850 / 9,200 sf = $0.09 sf. Given an indicated ground rent of $0.09 sf, the estimated ground rent value of the 
subject property would be $3,382 (37,575 sf $0.09). 
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Land Lease Grid 

Effective Lease Date Parcel 
Ground 

Rent 
SF 

Price per 
SF (PSF) 

Indicated 
Ground Rent 

Lease Area Use 

08/08/13 Subj 37,575 Caboose storage 
11/1/2010 L-1 $8,750 35,284 $0.25 $9,394 Marina showroom 
02/6/2009 L-2 $600 2,520 $0.24 $9,018 Street side parking 

05/13/2009 L-3 $850 9,200 $0.09 $3,382 Access, temp parking 
Average adjusted price per square foot: $0.19 

Site Reconciliation  

The following table is a summary of adjusted price per square foot and indicated lease rate supported 
by the comparables used in the subject market. 

Comparable Lease Price per Square Foot • Indicated Ground Rent 
1,1 $0.25 $9,394 
L-2 $0.24 $9,018 
L-3 $0.09 $3,382 

The subject lease area has a secondary use to the railroad for access to and storage for cabooses on the 
railroad siding. This is a unique market and the lessee is experiencing the results of a decline in use. In the 
event the lessee has no further use of the rail, the State of New Hampshire Bureau of Rail and Transit have 
indicated they would potentially remove the excess rail in that area. The Town of Northfield appears to enjoy 
the railroad's charm and have named the lease area as Caboose Village. The rail materials have a light weight 
rating, are in fair condition and have exceeded its economic lifespan. 

The comparable leases used are railroad influenced land leases in Laconia similar to the subject in 
Northfield. They were analyzed and it was determined that the unit of comparison for the vacant land is price 
per square foot. Using the available market data and my judgment, it is unnecessary to make feature 
adjustments since the land size and square foot price are small. The real estate market is an imperfect market 
that does not calculate most characteristics by an exact dollar; the subject and lease comparables are part of a 
unique market. The lease analysis resulted in a price per square foot range from $0.09 to $0.25 and the 
average price per square foot is $0.19. The comparables ground rents support an indicated market ground rent 
range from $3,382 to $9,394 and the average is $7,139. 

L-1, L-2 and L-3 are generally similar to the subject in location, proximity to the railroad and 
downtown waterfront. The comparables are railway parcels with land that is surplus to the City of Laconia 
and State of New Hampshire railroad operations. L-1 and L-2 differ in price per square foot compared to L-3 
by $0.15, due to the difference of use for L-3. There are no market trends to indicate any need for adjustments 
for these comparables. The three leases used are current active long-term leases. 

L-1 is an old railroad parcel leased and used by a Marina for their showroom business, boat storage 
and parking. I have applied the least amount of weight to L-1, because it is the comparable with the most 
utility. L-2 is leased by the same lessee as L-1; but the shape consists of a sliver of land abutting the same 
railroad parcel as L-1, is located between the road and railroad, and used for additional boat storage. I have 
given a some amount of weight to L-2. L-3 is part of the railroad corridor, but is used mainly for additional 
access and some temporary parking. The lessee could still do business without the leased area, but it would 
be more challenging to access. I have given most amount of weight to L-3 due to lower commercial land 
demand and values in Northfield, and nearby Tilton town line as compared to the Lake Winnipesaukee 
waterfront. 

There are comparable leased railroad parcels in Laconia with market rents. These leases have been in 
place long enough to be agreed upon for renewal, reflecting what the market is doing for this unique property 
type in the Lakes Region. 

Based on the analysis, I have concluded that the market ground rent for the subject lease area is $0.10 
sf (37,575 sf x $0.10 psf), it is my opinion that the market annual ground rent for the Lease Area, as of 
August 8, 2013 is $3,750 annually. 
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ADDENDUM 

Legal Description 

NOTICE OF CONDEMNATION 

THE NDi HAMPSHIRE PUBLIC UTILITIES COMMISSION BY ALEXANDER J. 

KALINSKI, CHAIRMAN OF THE COMMISSION, AS SOLE AGENT FOR TEE STATE OF NEW 

HAMPSHIRE, HAS ON OCTOBER 30, 1975, FILED WITH THE MERRIMACK COUNTY 

SUPERIOR COURT, SEPTEMBER 1975 COURT TERM, A DECLARATION OF TAKING FOR 

THE FEE TITLE AND OTHER RIGHTS TO THE FOLLOWING PROPERTY LOCATED IN THE 

CITIES OF CONCORD, FRANKLIN AND LACONIA AND THE TOWNS OF CANTERBURY, 

NORTHFIELD, TILTON, BELMONT, GILFORD, MEREDITH, HDI HAMPTON, ASHLAND, 

BRIDGEWATER, PLYMOUTH, CAMPTON, THORNTON, WOODSTOCK AND LINCOLN, IN'THE 

COUNTIES OF MERRIMACK, BELKNAP AND GRAFTON, OWNED BY: 

THE BOSTON AND MAINE CORPORATION, DEBTOR, 
FIRST NATIONAL BANK OF BOSTON, 
STATE STREET TRUST COMPANY AND 

MICHAEL P. BENTLEY, ESQUIRE, GUARDIAN AD LITEM 

SAID PROPERTY BEING THE CONCORD-LINCOLN RAILROAD LINE, SO-CALLE 

INCLUDING THE FRANKLIN-TILTON SPUR, SO-CALLED: 

More specifically described on the Right-of-Hay and Track Maps 
numbered V-21:36 through 88, excluding 70,...? PAT% ':rCti V-21:65-C; V-30:1 
through 22, excluding maps numbered V-30:8a, 8b, 21-B and 21-C; and V-
31:1 through 5, prepared and maintained by and on file with the Boston 
and Maine Corporation, Debtor, a railroad in reorganisation, at Iron 
Horse Park, Billerica, Massachucetts, copica of which are attached hereto 
and made a part hereof, and includes all right, title and Interest, prase 
and future, tangible and intangible, to all real property, railway prop-
erties, trade fixtures, affixed or appurtenant to the line including with-
out limitation, all tracks, ties, bridges, signalS and crossing proteetion 
devices, on, within and appurtenant to the Lino, whether owned by the 
Boston and Maine Corporation, Debtor, a railroad in reorganization or 
others, located between Stations 56 + 75 as shown on map V-21:36 and Sta-
tion 1130 70 as shown on map V-30:22, but not including parcels 5 and 8 
as shown on map V-21:38; parcels 6, 9, 10, 11, 13, 15, 17 and 42-12 as 
shown on map V-21:43; parcels 4, 5 and 6 as shown on map V.21:46; parcels 
27 through 32 as shown on map V-21:544 percale 20 and 22 as shown on map 
V-21:65; parcels g and 10 as shOwn on map V-21:650; parcel 3 as shown on 
map V-•21174; parcels 7 land 8 as shown on map V-21:77; parcels 1, 2 and 4 
as shown on map V-.30:2; parcel 9 as shown on map V-30:17; and parcels 6 
through 8 as shown on map V.-3O:21A. 

THE STATE OF NEW HAMPSHIRE 

PUBLIC UTILITIES COMMISSION 

Ey 

n .n
,  

± t? 

Rop,14,r 	EurlingaMe 4 
Assistant Attorney General 

October 30, 1975 

BK 	662 P GE -4-5 5 'AP OCT 0 (111 
40 • ' 

.re3F.LRN AP COUNTY 
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, *40011104'4: 

fftlItt OE CONDE11411011 

;11; mccorAmatt with tho orde.tt df the Ms-rt.-Loath. tptatY 

Stptrior ttort 1t the mast of lwti NalmOiltir:s IN.1414t Utliieltm 

ammo imoion v. T upteem of kilA 600tGdk 	Haim* t t tmtito, 

hchtoro. et *E. an. 22,102), rho StatA 'of licit iltapahlre IS.144, In 

*id Court ma Attadod Petlirstlan of tmling Oa 	 m th thertho Unc4t ,  

part of tht:batEscstito pf Thhfog filtd 	maid foam On' tytabor 

29, 1975, roleting to car-tato trocca of land It the CitLep of 

toaturd, Ftsmkilm and 1.4140ail mead tht TowsO tl tanterTaury. 

Tilton, Delmont, Gilford, Me4S4ith, New Hampton, 

A4111444. OrlAgowslat:, Viyoolirh, Catooton, lhorffsm, Woodstock; Pod 

lintoIs, la tht Counties of Nerrlamm 4  14ilkata and Grafton, tvotd 
• • 

by The lIpoton 4 Main* tttiza,tetIon, Othtpt, lfirmr tistitts1 244k pi 

BOWE4ft, Stott St.rett Truett tompsny 4mA Vfichsel V. Rehtlty, 

lisqutra„ ttmr416o'Ad';14.t0-0: 1  

En accortmatM wttlp the trAer. Of sm4d Ztart -, ths-Nav 

ROppalltra Tran4potta4lom Ai:flaps/Ay hot4hy flits this 

bletine og COM4t2A4tOle r'fIlOrtiOit the f011owtpit mh8n844 in the 

Hetie4 ait44.1tirs,41d0114“Ort.  tteedhe; 	19 3. dad tetotdod in 

tho tImrtiomtk•ttonty ktitiatry of Dttdm at Borah 1240, 8aA4 22 7:; in,  

thm Bilknap Coonty- fptiitty of„DtA4 at-1170t2E'662„ Vast 45S;; sna 

in the. Crattom County Rtgferty of'Dotds sh'1041 	100 IS/I 

Pottgroph 3pf smia NttEto of Cood4oamt.L4o-, whlth romds 

io Ittlowm1 

amet spertfically'demertbsd PM tL-e 
Right-cot-list' mhd Yrstk -iKmpt apthottd.ir-211)5 

OK 786 pGE-060 

Northfield. 
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j •oej.„.  

A4ANSNDED** 

' Mb-TICS OP CONDEMNITION: 

• 

In accordanei With the order of the Merrimack County 

Superior Court 	the 'case of 11-cw2iami,shire Public Milities 

Commiasion v. Truitees of the Roston $, Mine Corporation, 

debtors, et al. (Eq. 22,9O2)„ the State 'of New ManpahirOiled in 

said Court an Amended .Beclaration of taking which thereby become 
• ! 	 • 

part of the Declarative of Taking filed .in.aald'Court on .Ottohnt 

29, 1975, relating to certain tracts of land'in the Cttie of ' 

Concord, Frahklin and Laconia and the Town of Canterbury, 

' Northfield, Tilton, Belmont, Gilford, Meredith, Ilse Hampton, 

Ashland, Bridgewater, Plymouth, Campton, Ti:ornton, Woodstock and 

Lincoln, in the Counties. of Merrimack, Belknap and Crofton, owned 

by 'The Bosten S Maine Corpbration, : Detitor t 'irse. National Bank of 

Boaton, State Street Ttuet Company and Michael 	Bentley, 

Esquire, Guardiap'adLiteM.' 

•
In accordance with' the order 'of said 'Court', the New 

Hampshire Transportavion AUtIloilty -hereby files 'this "Amended 

Notice 04 Condemnation'. reflecting the followilit changea in the 

Notice of Condomhation'thated.  Oceohet.30, 19t5, land recorded in 

the Merrimack County 'Registry 'of Deed'a .atBomk 1260, Page 227; in 

the Belknap County"Ei,egl:stry of.DeiO.S•at-'BtOk4,:b2, -Pige 455; and 
. 	. 

in the Grafton County letisfrY of'Deeds'at'llook 1262', Page 141: 

Paragraph 3 of said Notice of CondeMnation, which reads 

is follows: 

	

Mote specifically' described 'on the 	' 
Bight-of-Way and Track'Maps'.namhered.V.-11:36 

OK 78C) PqE"..-069 
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Plea 	:14151t So 'web of Parcel $5 as sea s 
.not acquired by the State of 
144' aSoOshtro for btghwsy 
sorpoaesroad Parcels 97 and 
f$ (-sassing the r1Vit to erne& 

.s 610am%). 

Plea 	1/52t 	Ificeets it! I2 83, and #4 
(Woofting 	 to cross 
a highway). 

Perri-ack and. ho,tnop 	oott 

Vareets Ot (asantog than right 
to cross a bithway). $2. #3, 
$4,.05, 06. 47, U, #13 
ilEcanin4 fit* right to erase a 
hi00.0$10, 014. Mcdsfsts 
the rtght to crtmtilfjosSi14/ 
fitraet, so salted). 120, 015, 
017, 4215,429, and 130,1 oo4 
toglatiUsg. it sot Opestftvally 
deliterthed ty.the,forrgoing, 
ate of the lattroad roadb44 as 
esSated on Ontettet 21, 1975, 

frox the.eosteettne of, tbo 
W10(4,ptsaak0 Stowe at tbe 
County line northerly through 
the lowo.of Tilton to t11.0 
oath: &ark of Plod r-21/34. 

Par4ela fl. (2, 03,,• th* •sights 
reoWed to the railroad with 

.$40.414411(t0er#4r , • 	• t a• oodiss 	rft t- to.erwas 
fekaal $144;111 so 

He., pat. 1i20 03. 
(seastog thh-rteht te,drose 
Natls Stssov. tte tolled), 014, 
115. 	047 (sesalng the 
rapt to stoserWsolte street, 

to (P1. 1*0) 118, fitv 020..121, 022. St", 024, S25, $26, #27, 
020, 029. 030, 1,3I. sod 132, 

	 Cantata 

PAss V- 1155: Parcels PI, 412,,031.04, f5 
Cseadifta tho  r40a.tocIATP*4P7a 
hishvay); 	inOts,1491frt.. 
40a #12 (eftaftlin OA essettnt 
to Cleat 'less only), 

PGE-Q73 

Pits V-21/51: 

P a le•2145.4t 
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1 , 
N..."4 

rlau t-11/31t So nveb of Parcel 	 a 
)110;- acquire4 by Om State of 
:44.4  K&Inulatw'tPliShtf 
purpw0t1;- and Parele t7 And 

tv.agnieg Ole ellgtt to crim.a 
• hightfax 

Plan V-211521  P4rteis 11, 12. f3 A24 44 
Xceigains the right 	,ciTi** 
▪ hipMfy)* 

tlerri-a  k aftd MellieaR_Cousalwo 

Plao V-71t53z Parcelee it (meanie.g tko right 
t o creme * bigghva 	02; 13; 
o4,'05 1,46,47, gig .. $13 
(maanlat the rielt 	trela a 
highway), 414. Ar  •O'g,4441 1:1 

$eraot, ora talltd), #201 # 	
E
) 

the rtght te tr44 

427,421,.129, eel 110; am4 
intluitingb if not evneificalltt 
dyserlbed ty.te,feregaleg„ 
ali of the tatIreed'roadhed es 
exie-ted an Oetohet 29„ 1935, 
ienth tTitreigintecliA0 Of, Cho'. 
Wlaolposamkei :Rimer *t tbw 
Co4nty ii4t northetly throogu 
;hi 24t01,0 Tilton. to the 
eetch merlf.Plan V-24/5A. 

Pamela 01, 42*  13, the rIelto 
re..zeAyeli to the taiirond with 

r!0. 44, 46 
OW& to• state: 

sail041 	 vil.&*114di IS, 
11.2i 

(meeetne 1
.
l tleht 

Meta Sttent:, 49 caked).. t1.4, 
1015, Ole., 417 (meacilus thr,e 
right ta efoae‘Glraatt,o Itteeet b  
so cAtIe0) 014, 	020.02:1, 
122, $2-3 014, t25, t2b, 127, 
t2S. t29, 430, rOt, Ami 632 4  

Salkit4,_pittau 

ct- v-2.0,554 	parcela Pl, 	 V-cd, 

limem 	t.11.e r 4.0d, .-tCFAf- 
highwz y), 06,, AVI.#1.41 
.am4 412 (mcamjgg nn Onntmela 
Zof cleat 'toi4 Oral). 

" ngtrl' 
3 o 	34t, 

/31( 7&8 PGE 073 
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Pareala dl, #2, 43,.04, 45, 
09, #9, 411, 412, and 413. 

Parcels 41, 41, 43, #4, #5, #6 
(meaning the right to. areas a • 
highway), 47, 411 (meaning the 
right to trona a hightray).fi5 
(Moaning . the -right to cross''-'1  
a.highway) and ,#10. 

Parcels 41, 42', 43, 54, and 
15. 

Parcels 41, 42, and #3, 

Parcels #1, 4_4, 45, #7, and 
09. 

Pare•ola #1, #2, tad #6. 

Parcels - 4i sod 42. 

fsrcela,41, #2 (meaning the 
right to cross lay 5- treat, 
so called), ,. #3 (mseaing the 
right to C17053 Fait Street, 
30 called), #4, #5, 46, #7, 
58 (meaning the right- to 
cross Water Street, co 
called), $9, 410", 411, 412, 
513, 314, 415,416 (moaning 
the right . to cross Pleasant 
Street, an called), 417,-.  
$18, #19, 	118 , 499, 
#70,. 431, #32, 434; 435, 
036, 037, 438, #40, 441., 
442; 443., end 444.(meaning 
the'right 	arose Maio 
Street, so called). . 

Portals 41 (.meaninuthe.right. 
to crone Masest,Street, so 
cal144). . #2-, #1, #1(meaning 
the right to trees llesser 
Street, so called), #6, 47, . 
Oa, #9, #10, ill, 412, 413, 
414. 419, #16 (Meaning 
the-right to. cross Bridge-
Street., so.  ealledi and 017: 

Parcels 11, 42, #3, #4, 15, 
06, 07, 04, #9, #10,'111 

Plan V-21/561 

Plan V-21/57; 

Plan V-21/58; 

Plan 9-21/59: 

Plan V-21/601 

Plan 9-21/61: 

Plan V-21161: 

Plan VA1/SL631 

Plan V.-21164r 

Plan W-21/651 

-6- 

OK 	PGE -0,74 

I nMnamnrSIemu 	 11116MIS S mu CI 1.1111111E1 1a 1 

Northfield - Merrimack Valley Railroad - RR Lam! Lease 	 27 



Back 784 Page 75 5105x 	DOOM* 29 'Phis image for Nri DOT at Belknap County Registry of Deeds 

(meaning the right to creels 
Elm,Street, so-called), 112, 
015, 016, 017, 01$,.020, 0,21, 
and the right to Operate and 
maintain a railroad over 
Parcel #25, in annordance with 
the sailrogda.reiarviticn of 

.,rights under the conveyance? of 
.attid:Parcel. 

P.lom V-21/65-1i, Pascela•fg, flfYi fll, 012, 
f13,-f1e, 015,•#1.6,'#r7 
(miand.14 the - right to cross 
a highway), #18 (excluding, 

khewever, any portion of asid 
Parcel fli aa may have been 
conveyed by Parcel *610 of 

V.,21/65-3), f15.0  And 
the right to operate .and 

railread.pver 
Parcels-420., 124, end 025,, 
is accordance with ; the 
railroad's reservation of 
rights'ander the conveyancer 

.of aaid Tardals. ,  

Plan V-21./65-h: 	parcels acquired. 

Fi.an V-21./65-C: .No parte/A acquired,. 

Pl2n Pr2AAA: 'Parcels #1, IR, #3, ,and #4. 

Pine' V'L.2.1/0: Parcels #5- 12, .43, #4, and 
05, 

Plan V-21/68; Parcels 11, i2, #3, #4, -15 ,  
and dl. 

Parcel-a #1, 	, 	 d 
f5v 

Plea V-21/69: 

  

Plan V-21/70: yPareala 03 (meaning the right 
to 	Vaa 	11],g4aV), 14, and 012. 

Plan V-21/71; 'Parcelo 01,•q2, - 13, and 04. 

Plan V-21172i Par,cely 91,-U, 03, and 04. 

Plan V-21/73: It4TccAa ti, #i,,#3, #4, 4adt 
15. 

GK 786 PGE-075 
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FebitAry 28, 1980 

John.Q..Nortoe',Buil4ing 
95 toodonr toad  
Concord, New Hampshire 01.301 

 

Attorney for the State• of New Hampshire  
- Acaorn.qyAsnetal Thomai D. itath' 
Stet*. 	AnoeM. 	 • 
Concord, New Hampshire 04301 

Janie.; E. Matz-  a 
assistant Attorney general 

MU FEB Zq 

Bic 	786 PGE — 080 
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of its political /subdivisions for highway or 
other public'eurposes. 

Excepting and reserving from the 
above-described,takings any and all express 
or implied eaeoment righte. or lArehemn, 
private or•public, to erase said, raiiromd 
ling as -were' legally in e119nt''4,TOciober 
29, 1975." 

All parcel's, or llorrione thereof, 
appearing or described oa aaiA:PlegsTwhials 
are eat specifically refOr're,i ,t=o egofe 
are intended to be excliviedfroo, and shall 
not constitute a part of, this. taking, 

Where say of the parcels referred to 
above have been•modified. Or reduced in hire. 
by subsequent cooieyonces wader othei parcel 
nombere'not _referred to o  only such portions 
of the referenced .  percale as remain are 
intended to be acquired. 

In all rcrher respects, the Notice or Conde nation. dated 

October 30, 1975, shall, remain the case, 

:THE STATE OP NEW HAMPSHIRE 

TAANspqmv;iap AUTIILUTV 

Sy its Executive t'Irector 
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NHGIS ID: 07162-U07-0001-002 

County: Merrimack 

Muni ID: UO7-001-002 

Town: Northfield 

CAMA ID: U07-0001-002 

CIT ID: 71162 

Map: UC7 Map Cut: 
Unit: 	Unit Cut: 

Block: 	Block Cut: 
Sub: 002 	 Cards: 	-I 

Lot: OM 	Lot Cut: 

Owner: STATE OF NH - DOT 

Ownership_Information 
Co-Owner: ATTN: BRIAN LOMBARD, PE 

Area: 0.3 ac 

Flood Code: 
Excess Frontage: 0  

Zone: Cil-SCOM/IND-S 	Use Code: Local: EXEMPT- State: 27 

Util Code 1: 	Util Code 2: 	Traffic Code: 
Waterfront: o 	View Factor: N 

Type 1: 
Area (G): 0 sqft 

Area (N): sqft 

AY B: o 	 Rooms: 	Beds: o 
Mall Type: 
XWaII Type: 

Baths: a 	Full: 	Half: 
Roof Type: 

Roof Cover: 

Cond: 
Grade: 

Date: 
Grantor: 

Transacti_oninformation 
Price: 	 Book-Page: 

Mailing Address: BUREAU OF RAIL & TRANSIT PO BOX 483 CONCORD, NH 0:3302 

Land Information 

Building Information:  

Assessment Information 
Land: $11500 

Current To: 09/21/2012 

Updated: 0210212013 

Building: $0 	 Feat: $4800 

Supplemental Information 
Records: 2049 	 State Owned:Yes 
Parcel Link? Yes 	 Ratio: 

Total $16300 

LND Vpsf: 0.88 

BLD Vpsf: 

Previous Year Information -2011-08-09 

PARK STREET Northfield New Harnpshi nitTIV 
4 

Tax Card 

DRA Web GIS Property Card 
NEW HAMPSHIRE DEPARTMENT. OF REVENUE ADMINISTRATION 

Land: $14400 
	

Building: $0 	 Feat: $4800 	 Total: $19200 

This report wee compiled using data believed to be accurate; however, a degree of error is inherent in at murm:ipafly sourced information, This report 
was distributed "AS-1S" without warranties of any kind, either expressed or implied, including but not limited to warranties of suitability to a particular 
purpose or use. if you believe this information to be incorrect please contact trint2gisOgrnaii.corn for assistance. 

6 August 2013 
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NHDOT Railroad Lease Agreement 

LEASE 

THIS LEASE, made and entered into this J.5._  day of 	 , 20 	between the State of 
New Hampshire, Department of Transportation, hereina r called the "LANDLORD", and Merrimack 
Valley Railioad Company, Inc., PO Box 216, Franklin, New Hampshire, hereinafter (collectively) called the 
"TENANT", 

WHEREAS, the LANDLORD is the owner of the hereinafter described property, which is not immediately 
required by the LANDLORD and has been requested by the TENANT to lease the property to the TENANT 
on an "as is" basis. 

WHEREAS, the LANDLORD is willing to comply with said request, provided that the TENANT, as a 
condition to the occupancy of said premises, joins in the execution of this LEASE for the purpose of 
accepting each and every condition herein set forth during the occupancy of said premises by the TENANT. 

NOW, THEREFORE, THIS LEASE WITNESSETH THAT; 

1. DEMISE OF THE PREMISES 

1.01 	For and in consideration of the rent and the mutual covenants hereinafter stated, and the acceptance 
by the TENANT of each and every term and condition herein set forth, the LANDLORD hereby 
lease and demises to the TENANT the premises located in the Town of Northfield on the State-
owned Concord to Lincoln railroad corridor and from Engineering Station 955+00 to Station 
961+40, as shown on the attached Railroad Valuation Map V21/53 (EXHIBIT A). 

2. TERM 

2.01 	The term of this lease shall begin on the 1st day of January, 2008, or upon approval by the 
Governor and Executive Council, whichever is later, and shall end five years after the effective 
date, unless terminated sooner in accordance with Condition 17.01 or 17.02. 

102 	The TENANT shall notify the LANDLORD within ninety (90) days of the ending date that the 
TENANT wishes to enter negotiations for a new LEASE for an additional five (5) year period. If 
the TENANT and the LANDLORD cannot agree upon a new LEASE, the TENANT shall 
surrender to the LANDLORD the premise in accordance with Condition 18.01. 

SECURITY DEPOSIT AND RENT 

3.01 The TENANT agrees to pay to the LANDLORD as a Security Deposit for demised premises the 
sum of zero ($0) dollars to secure the performance of the TENANT's obligations hereunder. The 
LANDLORD may at its option set off ail or portions of the deposit to pay for damages caused by 
any breach of the TENANT'S obligations hereunder. The TENANT shall not have the right to 
apply the security deposit in payment of any past due rent. 

3.02 	All real or personal property taxes assessed by the Town of Northfield as a result of this LEASE are 
not included in the rent and will be paid by the TENANT. In accordance with RSA 72:23, 1(b), 
"failure of the lessee to pay any duly assessed personal and real estate taxes when due shall be 
cause to terminate said lease or agreement by the lessor." 

Initi 	 
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3.03 	Rent shall be three thousand ($3,000.00) dollars per year, payable in advance in quarterly payments 
of seven hundred fifty ($750.00) dollars, due upon the I st day of January, April, July and October 
of each year to the LANDLORD at the following address: 

NEW HAMPSHIRE DEPARTMENT OF TRANSPORTATION 
BUREAU OF FINANCE & CONTRACTS 
J. 0. MORTON BUILDING 
PO BOX 483 
CONCORD NH 03302-0483 

If the total rental amount is not paid within ten (10) days alter the due date, the TENANT agrees to 
pay a late charge of sixty ($60.00) dollars. 

4. QUIET ENJOYMENT 

	

4.01 	The LANDLORD covenants and agrees that so long as the TENANT is not in default of any of the 
covenants and agreements of this LEASE, the TENANT's quiet and peaceful enjoyment of the 
premises shalt not be disturbed or interfered with by the LANDLORD or any person claiming by or 
through the LANDLORD. 

5. USE OF PREMISES 

	

5.01 	The premises shall be used and occupied by the TENANT exclusively for storage of cabooses and 
railroad passenger cars, and neither the premises nor any part thereof shall be used at any time 
during the term of this LEASE by the TENANT for the purpose of carrying on any other business, 
profession or trade of any kind. The TENANT shall comply with all laws, ordinances, rules and 
orders of appropriate governmental authorities affecting the cleanliness, occupancy, and 
preservation of the demised premises during the term of this LEASE, This includes restrictions on 
overnight camping or temporary living arrangements. The TENANT shall not use the premises in 
any manner that will disturb a neighbor's peaceful enjoyment of other property. 

	

5.02 	No TENANT or visitor or invitee of the TENANT may park any motorized vehicle on any area, 
which is not designated specifically for parking. No unregistered motorized vehicles shall be stored 
upon the premises. 

6. MAINTENANCE OF PREMISES 

	

6.01 	The TENANT acknowledges that the premises are in good order and repair at the beginning of the 
LEASE term. The TENANT shall at its own expense maintain the premises in a clean and sanitary 
manner, The TENANT shall not allow brush, leaves, grass or other plant matter, ice, snow, dirt or 
any other material to be placed on the premiks. 

	

6.02 	The TENANT shall be responsible for any damage caused during this tenancy. The TENANT shall 
return the premises to the LANDLORD in as good order and condition as when received, ordinary 
wear and tear excepted. The TENANT agrees to be responsible for all single job repair costs, The 
LANDLORD reserves the right to select the persons or company to perform any such repairs. 

Northfield — Merrimack Valley Railroad - RR Land Lease 

2 

32 



7. 	DAMAGE TO PREMISES 

7.01 	If the premises are damaged so as to render them untenantable, then either party shall have the right 
to terminate this LEASE as of the date on which the damage occurs, through written notice to the 
other party, to be delivered within ten (10) days after the occurrence of such damage. However, 
should the damage or destruction occur as a result of any act or omission on the part of the 
TENANT or its invitees, then only the LANDLORD shall have the right to terminate this LEASE. 
Should the right to terminate be exercised, the rent for the current year shall be prorated between 
the parties as of the dale the damage occurred. 

ALTERATIONS AND IMPROVEMENTS 

8.01 	The TENANT shall make no alterations to the premises or construct any building or make other 
improvements on the premises without the prior written consent of the LANDLORD. All 
alterations, changes, and improvements built, constructed, or placed on the premises by the 
TENANT, with the exception of fixtures removable without damage to the premises and movable 
personal property, shalt, unless otherwise provided by written agreement between the LANDLORD 
and the TENANT, be the property of the LANDLORD and remain on the demised premises at the 
expiration or sooner termination of this LEASE. 

9. ENTRY AND INSPECTION 

9.01 	The LANDLORD retains the right to enter the premises in the case of an emergency, or to make 
necessary repairs, alterations, improvements, or to supply necessary or agreed services, or to exhibit 
the premises to prospective purchasers or tenants, workmen, contractors, or others, or when -the 
TENANT has abandoned or surrendered the premises, or whenever necessary to determine the 
condition of the premises. Whenever practical the LANDLORD shall provide the TENANT with 
24 hours notice prior to entry. Any indication of LEASE violations shall be grounds for immediate 
eviction action. 

10. ASSIGNMENT AND SUBLETTING 

10.01 Without the prior written consent of the LANDLORD, the TENANT shall not assign this LEASE, 
or sublet or grant any concession or license to use the premises or any part thereof. A consent by 
the LANDLORD to one assignment, subletting, concession, or license shall not be deemed to be a 
consent to any subsequent assignment, subletting, concession or license, An assignment, subletting, 
concession, or license without the prior written consent of the LANDLORD or an assignment or 
subletting or operation of law, shall be void and shall, at the LANDLORD's option, terminate this 
LEASE. 

1 I. 	UTILITIES 

11.01 The TENANT shall be responsible for arranging for and paying for all utility services required on 
the premises. 
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12. DANGEROUS MATERIALS 

12.01 The TENANT shall not keep or have on the premises any article or thing of a dangerous, 
inflammable, or explosive character that might unreasonably increase the danger of fire on the 
premises or that might be considered hazardous or extra hazardous. 

13. INDEMNIFICATION AND INSURANCE 

13.01 The TENANT acknowledges that the facility is being requested for the TENANT's advantage and 
does not involve the Plymouth & Lincoln Railroad or LANDLORD' s performance of their duties 
to the public. The TENANT further acknowledges that the installation and used of the facility by 
the TENANT will expose the LANDLORD and the Railroad to additional liability to which they 
would not otherwise be exposed. Accordingly, the TENANT agrees that neither the LANDLORD 
nor the Plymouth & Lincoln Railroad shall he liable for injury or death of the TENANT or agent 
of TENANT, regardless of status as guest, invitee or trespasser, or for loss or destruction of or 
damage to any property of the TENANT or any agent of the TENANT while upon, or about, or in 
the use of the facility. The TENANT and its employees, contractors and agents agree to defend, 
indemnify, and hold harmless the LANDLORD, its officers, agents and employees, from and 
against any and all losses suffered by the LANDLORD, its successors and assigns, officers, agents, 
employees and Plymouth & Lincoln Railroad, from any and all claims, liabilities or penalties 
asserted against the LANDLORD, its successors and assigns, officers, agents and employees, by or 
on behalf of any person on account of, based or resulting from, arising out of (or which may be 
claimed to arise out of) the acts or omissions of the TENANT or from the use, maintenance, 
installation, removal or existence of this facility, respective of any negligence on the party of the 
LANDLORD, the Railroad or their agents or employees. Without limiting the foregoing, it is • 
agreed that this covenant of indemnification shall apply to all cases of loss, damage, injury, death, 
cost or expense for which any party to this agreement may or shall be liable. For the purpose of 
this agreement, all persons using the facility shall be deemed agents of the TENANT. This 
covenant shall survive the termination of this Agreement. In addition the TENANT shall pay the 
premiums on a policy or policies of insurance covering the following at said facility, designating 
the State of New Hampshire and the Plymouth & Lincoln Railroad as additional named insureds, 

13.01.1 Commercial General Liability: 
$1,000,000.00 each occurrence/$2,000,000,00 in the aggregate 

13.02 The TENANT further agrees to obtain and keep in force a policy or policies of insurance 
providing Comprehensive General Liability or Comprehensive Personal Liability with a 
minimum $1,000,000.00 per occurrence limit covering bodily injury and property damage and 
$2,000,000.00 in the aggregate designating the State of New Hampshire and Plymouth & Lincoln 
Railroad as additional named insureds. 

13.03 Procurement and delivery of a certificate indicating such insurance acceptable to the State is a 
condition precedent to the effectiveness of this Agreement. Nothing contained herein shall be 
construed as a waiver of sovereign immunity. 

13.04 No provision of this Agreement is intended to waive any aspect of the State's sovereign immunity, 
and any possible counterclaims or defenses it may assent relative to any claim brought related to 
this Agreement or the facility. 
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14. HOLDOVER BY TENANT 

14.01 No holdover by the TENANT will be permitted. The LANDLORD and TENANT must execute a 
new LEASE upon expiration of an existing LEASE in order for a TENANT to remain in possession 
of the premises. 

15. DEFAULT 

15.01 The LANDLORD shall be the sole judge of what shall constitute a violation of the provisions of the 
LEASE, or the failure of the TENANT to otherwise abide by any of the covenants herein contained, 
and may order a discontinuance of the practices, or the performance of any of the work related to 
such default by giving the TENANT ten (10) days notice in writing. Failure of the TENANT to 
comply with the notice shall automatically give the LANDLORD the right to terminate this LEASE 
evict the TENANT and take full and complete possession of the premises. 

16. TERMINATION OF LEASE FOR CAUSE 

16.01 In the event that the TENANT shall default in the payment of any installment of rent or other sure 
herein specified and such default shall continue for ten (10) days after written notice, thereof, or if 
the TENANT shall default in the observance or performance of any other of the TENANT'S 
covenants, agreements, or obligations hereunder and such default shall not be corrected within ten 
(10) days of written notice by the LANDLORD to the TENANT specifying such default and 
requiring it to be remedied then, and in such an event, the LANDLORD may serve a written notice 
of termination of this LEASE upon the TENANT and this LEASE and the term hereunder shall 
terminate and upon such termination the LANDLORD may immediately or at any time thereafter, 
without demand or notice enter into or upon the premises and repossess the same. 

16.02 If it becomes necessary for the LANDLORD to institute suit for eviction or damages on account of 
rental arrears or violation of the terms of this LEASE, the LANDLORD shall be entitled to include 
in such suit for eviction or damages, a claim for attorney's fees and court costs incident thereto, 
which fees the TENANT hereby covenants and agrees to pay. 

17. TERMINATION FOR CONVENIENCE 

17,01 The LANDLORD may terminate the LEASE at any time by giving thirty (30) days notice thereof in 
writing, and may take full and complete possession of the premises hereby leased, at the end of said 
thirty (30) day period with no further liability of any nature whatsoever to the TENANT for so 
doing. Should the LANDLORD terminate this LEASE by giving the thirty (30) days notice during 
any period for which a full year's rent has already been paid, the LANDLORD will reimburse the 
TENANT for the pro-rata proportion of the remaining number of days for which rent has been paid 
in advance but during which the TENANT no longer occupy the premises, 

17.02 The TENANT may terminate this LEASE Agreement at any time by giving at least thirty (30) days 
notice in writing, specifying in said notice the day (and the time of day) on which possession of the 
premises will be surrendered. The TENANT shall not vacate or leave the premises unattended on 
the day of surrender until the LANDLORD's representative shall have sufficient time to check the 
premises prior to taking formal possession thereof. In the event that the TENANT shall terminate 
this LEASE in accordance with the above provisions, payment of rent shall cease at the end of the 
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said thirty (30) day period, or at the end of the day on which possession shall be surrendered, 
whichever shalt last occur. 

18. SURRENDER OF TILE PREMISES 

18.01 In the event that the term or any extension thereof shall have expired or terminated, the TENANT 
shall peacefully quit and surrender to the LANDLORD the premises together with all 
improvements, alterations, or additions made by the TENANT, which cannot be removed without 
damaging the premises. The TENANT shall remove all personal property and shall repair any 
damage caused by such removal. The TENANT's obligations to observe or perform the covenants 
contained herein shall survive the expiration or termination of this LEASE. 

19. INDEMNIFICATION AND RELEASE FROM LIABILITY 

19.01 The TENANT further releases the LANDLORD, its agents and employees, from any and all claims 
or demands for damages or injuries of any nature whatsoever attributable to the taking, use and 
occupancy of any portion of the premises caused by the construction and maintenance by the State 
of New Hampshire of any transportation project or proposed project which abuts (or will abut) or 
may effect in any way the property herein leased. 

20. DISCRLMINATION PROHIBITED 

20.01 The TENANT hereby covenants and agrees that no person on the ground of race, color, national 
origin or sex, shall be excluded from participation in, denied the benefits of, or be otherwise 
subjected to discrimination in the use of the premises, and that in the construction of any 
improvements on, over or under such premises and the furnishing of services thereon, no person on 
the ground of race, color, national origin or sex shall be excluded from participation in, denied the 
benefits of, or otherwise be subjected to discrimination, and that the TENANT shall use the 
premises in compliance with ail requirements imposed by or pursuant to Title 49, Code of Federal 
Regulations, Department of Transportation - Effectuation of Title VI of the Civil Rights Act of 
1964, and as said Regulations may be amended. 

21. MISCELLANEOUS 

21.01 LANDLORD's Agents, All rights and obligations of the LANDLORD under this LEASE may be 
performed or exercised by such agents as the LANDLORD may select. 

21.02 Notice, Any notice 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. 

21.03 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, 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 their respective successors and assigns, and may 
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Jack W. Ferns, Director 
Aeronautics, Rail, and Transit 
	UT 

loner 

TENANT: 

be canceled, modified, or amended only by a written instrument executed and approved by the 
LANDLORD and the TENANT. 

21.04 No Waiver of 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 of action for 
damages as a result of such breach, or shall be construed as a waiver of any subsequent breach of 
the covenant, condition or obligation. 

21.05 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 term shall not be affected 
thereby. 

21.06 Entire LEASE, 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. 

21.07 No Waiver of Sovereign Immunity. No provision in this LEASE is intended to be nor shall it be 
interpreted by either party to be a waiver of the State's sovereign immunity, 

IN WITNESS WHEREOF, the parties hereto have set their hands the date first-written above. 

LANDLORD: 
THE STATE OF NEW HAMPSHIRE 
Department of Transportation 

Approved by Attorney General this  3k  day of lcv.A.uuy--1  , 200g,  as to form and execution. 

By: 
Assistant Attorney e eral 

Approved by Governor and Council on MAR 0 2t740  

ATTES 

IttNicis tE CR ET ARY OF STATE 
Approved by New Hampshire Council on Resources and Development on August 13, 2007. 
Approved by Long Range Capital Planning and Utilization Committee on November 27, 2007. 
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Attachment A 4  Merrimack ValleY  	• 
. Concord Lincoln Railroad Ciririd.or 

V2I/53; Station 950'.00.  to 961'40 

BLOCK „ARROWS INDICATE LlistITSOF:p*Orosgp LEASE ABA*.  
(West sidc-4-mainline track.): 
Field KeaSarentents (POPOSed lease arca west 'side oftriain) 
IM-Segment 100 X 45 e 4500 sc 
2 segment 220 X 4515 7 4100 sr 
3"I  segglOPI 220 X 5 1100 	 e 9700 sf 
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CERTIFICATE OF VOTE 

hereby certify that I am the duly elected Clerk of the Merrimack Valley 
Railroad Company, Inc. 

I hereby certify that AZA.,11E.Ris the _r_g_a_„.5s29q the Merrimack Valley Railroad 
Company, Inc, and is empowered to execute a Lease Agreement with the Siate of New Hampshire will 
shall allow the Merrimack Valley Railroad Company, inc. to lease a portion of the State-owned Concord to 
Lincoln Railroad Corridor in Northfield, NH. 

i certify that the above has not been amended or repealed and remains in force and effect as of 
/".5---  	, 20 ele 

c are2C. 
ate 	 , Clerk 

(Print Name) 

T. 	S1-\ 

CORPORATE SEAL 
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$tatE oftiai partwEillirr 

prpartntEra of tat.e 

CERTIFICATE 

'Y  I, William M. Gardner, Secretary of State of the State of New Hampshire, do hereby 

certify MERRIMACK VALLEY RAILROAD COMPANY, INC. is a New Hampshire 

corporation duly incorporated under the laws of the State of New Hampshire on August 

27, 1984.1 further certify that all fees and annual reports required by the Secretary of 

State's office have been received and that articles of dissolution have 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 I 114  day of January, A.D. 2008 

William M Gardner 
Secretary of State 
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th!mr.rtnena .arprnavaost 

!)AT:ETFiLial 

0 

_ 
S.V.:l4F, 

rioter:En B'i; 
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Expired Lease 

LEASE 

• / 
THIS LEASE, made and entered into this 	

/4
day of 	 , 20 /, between the 

State of New Hampsliire, Department of Transportation, hereinafter called the "LANDLORD", and 
Merrimack Valley Railroad Co., Inc., PO Box 216, Franklin, NH 03235, hereinafter (collectively) 
called the "TENANT", 

WHEREAS, the LANDLORD is the owner of the hereinafter described property,. which is not 
immediately required by the LANDLORD and has been requested by the TENANT to lease the 
property to the TENANT on an ''as is" basis. 

WHEREAS, the LANDLORD is willing to comply with said request, provided that the TENANT, 
as a condition to the occupancy of said premises, joins in the execution of this LEASE for the 
purpose of accepting each and every condition herein set forth during the occupancy of said 
premises by the TENANT. 

NOW, THEREFORE, THIS LEASE WITNESSETH THAT: 

1. DEMISE OF THE PREMISES 

1.01 	For and in consideration of the rent and the mutual covenants hereinafter stated, 
and the acceptance by the TENANT of each and every term and condition herein 
set forth, the LANDLORD hereby lease and demises to the TENANT the 
premises located in the Town of Northfield on the State-owned Concord to 
Lincoln railroad tine and nearly opposite Engineering Station 960+00+/-, as 
shown on the attached Railroad Valuation Map V21/53 (EXHIBIT A). 

2. TERM 

2.01 The term of this lease shall begin on the 151  day of July, 2003, or on approval by 
the Governor and Executive Council, which ever is later and shall end on the 
30th  day of June, 2008, unless terminated sooner in accordance with Condition 
17.01 or 17.02. 

2.02 The TENANT shall notify the LANDLORD within ninety (90) days of 
the ending date of June 29, 2008, that the TENANT wishes to enter 
renegotiations for a new LEASE for an additional five (5) year period beginning 
July 1, 2008. If the TENANT and the LANDLORD cannot agree upon a new 
LEASE by June 20, 2008, the TENANT shall surrender to the LANDLORD 
the premise in accordance with Condition 18.01. 

Initial 	 
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3. SECURITY DEPOSIT AND RENT 

3.01 The TENANT agrees to pay to the LANDLORD as a Security Deposit for 
demised premises the sum of zero ($ -0- ) dollars to secure the performance of 
the TENANT'S obligations hereunder. The LANDLORD may at its option set-
off all or portions of the deposit to pay for damages caused by any breach of the 
TENANTS obligations hereunder. The TENANT shall not have the right to 
apply the security deposit in payment of any past due rent. 

3.02 All real or personal property taxes assessed by the Town of Northfield as a result 
of this LEASE will not be included in the rent and will be paid by the TENANT. 
In accordance with RSA 72:23(b), "failure of the lessee to pay any duty 

assessed personal and real estate taxes when due shall be cause to terminate said 
lease or agreement by the lessor." 

3.03 Rent shall be two thousand five hundred ($2,500.00) dollars per year, payable in 
advance in quarterly payments of six hundred twenty-five ($625.00) dollars, due 
upon the 1st day of July, October, January and April of each year to the 
LANDLORD at the following address: 

NEW HAMPSHIRE DEPARTMENT OF TRANSPORTATION 
BUREAU OF FINANCE & CONTRACTS 
PO BOX 433 
CONCORD NH 03302-0483 

If the total rental amount is not paid within ten (10) days after the due date, the 
TENANT agrees to pay a late charge of thirty-five (535.00) dollars. 

4. QUIET ENJOYMENT 

4.01 The LANDLORD covenants and agrees that so long as the TENANT is not in 
default of any of the covenants and agreements of this LEASE, 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 or through the 
LANDLORD. 

5. USE OF PREMISES 

5.01 The premises shall be used and occupied by the TENANT exclusively as a 
parking lot for the railroad related facility and railroad car display area. and 
neither the premises nor any part thereof shall be used at any time during the 
term of this LEASE by the TENANT for the purpose of carrying on any other 

2 
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business, profession or trade of any kind other than as a parking Iot for the 
railroad related facility and railroad car display area. The TENANT shall 
comply with all lama, ordinances, rules and order of appropriate governmental 
authorities affecting the cleanliness, occupancy, and preservation of the demised 
premises during the term of this LEASE. The TENANT shall not use the 
premises in any manner that will disturb a neighbor's peaceful enjoyment of 
other property. 

5.02 No TENANT or visitor or invitee of the TENANT may park any motorized 
vehicle on any area, which is not designated specifically for parking. No 
unregistered motorized vehicles shall be stored upon the premises. 

6, 	MAINTENANCE OF PREMISES 

6.01 The TENANT acknowledges that the premises are in good order and repair at 
the beginning of the LEASE terra, unless otherwise indicated by attached 
written statement. The TENANT shall at their own expense maintain the 
premises in a clean and sanitary manner. The TENANT shall not allow brush, 
leaves, grass or other plant matter, ice, snow, dirt or any other material to be 
placed on the premises. 

6.02 The TENANT shall be responsible for any damage caused during this tenancy. 
The TENANT shall return the premises to the LANDLORD in as good order 
and condition as when received, ordinary wear and tear excepted. The 
TENANT agrees to be responsible for all single job repair costs. The 
LANDLORD reserves the right to select the persons or company to perform any 
such repairs. 

7. DAMAGE TO PREMISES 

7.01 If the premises are damaged so as to render them untenantable, then either party 
shall have the right to terminate this LEASE as of the date on which the damage 
occurs, through written notice to the other party, to be delivered within ten (I0) 
days after the occurrence of such damage. However. should the damage or 
destruction occur as a result of any act or omission on the part of the TENANT 
or its invitees, then only the LANDLORD shall have the right to terminate this 
LEASE. Should the right to terminate be exercised, the rent for the current year 
shall be prorated between the parties as of the date the damage occurred. 
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8. ALTERATIONS AND IMPROVEMENTS 

8.01 The TENANT shall make no alterations to the premises or construct any 
building or make other improvements on the premises without the prier written 
consent of the LANDLORD. All alterations, changes, and improvements built, 
constructed, or placed on the premises by the TENANT, with the exception of 
fixtures removable without damage to the premises and movable personal 
property, shall, unless otherwise provided by written agreement between the 
LANDLORD and the TENANT. be the property of the LANDLORD and 
remain on the demised premises at the expiration or sooner termination of this 
LEASE. 

9. ENTRY AND INSPECTION 

9.01 The LANDLORD retains the right to enter the premises in the case of an 
emergency, or to make necessary repairs, alterations, improvements, or to supply 
necessary or agreed services, or to exhibit the premises to prospective 
purchasers or TENANT's, workmen, contractors, or others, or when the 
TENANT has abandoned or surrendered the premises, or whenever necessary to 
determine the condition of the premises, Whenever practical the LANDLORD 
shall provide the TENANT with 24 hours notice prior to entry. The 
LANDLORD or its agent shall inspect the premises at least one (1) time in each 
calendar year. Any indication of LEASE violations shall he grounds lbr 
immediate eviction action. 

10, ASSIGNMENT AND SUBLET IING 

10.01 Without the prior written consent of the LANDLORD, the TENANT shall not 
assign this LEASE, or sublet or grant any concession or license to use the 
premises or any part thereof. A consent by the LANDLORD to one assignment, 
subletting, concession, or license shall not be deemed to be a consent to any 
subsequent assignment, subletting, concession or license. An assignment. 
subletting, concession, or license without the prior written consent of the 
LANDLORD or an assignment or subletting or operation of law, shall be void 
and shall, at the LAN'DLORD's option, terminate this LEASE. 

11. UTILITIES 

11.01 The TENANT shall be responsible for arranging for and paying for all utility 
services required on the premises. 
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12. DANGEROUS MATERIALS 

12.01 The TENANT shall not keep or have on the premises any article or thing of a 
dangerous, inflammable, or explosive character that might unreasonably 
increase the danger of fire on the premises or that might be considered 
hazardous or extra hazardous. 

13. INSURANCE 

13.01 During the term of the LEASE, the TENANT, at their own expense, shalt 
maintain TENANT's general liability coverage in the amount of one million 
($1,000,000.00) dollars each occurrence and two million ($2,000,000.00) dollars 
in the aggregate on the premises. The TENANT shall provide to the 
LANDLORD a certificate of insurance demonstrating that the required coverage 
has been obtained and designating the State of New Hampshire and the 
Plymouth and Lincoln Railroad are named as additional insureds before taking 
possession of the premises. 

13.02 The TENANT shall also obtain and maintain comprehensive automobile 
liability insurance covering all motor vehicles, including owned, hired, 
borrowed and non-owned vehicles, for all claims of bodily injury, death or 
property damage, in policy amounts of not less than Eve hundred thousand 
($500,000.00) dollars combined single limit. The TENANT shall provide to the 
LANDLORD a certificate of insurance demonstrating that the required coverage 
has been obtained and designating the State of New Hampshire and the 
Plymouth and Lincoln Railroad are named as additional insureds before taking 
possession of the premises. 

14. HOLDOVER BY TENANT 

14.01 No holdover by the TENANT will be permitted. The LANDLORD and 
TENANT must execute a new LEASE upon expiration of an existing LEASE in 
order for a TENANT to remain in possession of the premises. 

15. DEFAULT 

15.01 The LANDLORD shall be the sole judge of what shall constitute a violation of 
the provisions of the LEASE, or the failure of the TENANT to otherwise abide 
by any of the covenants herein contained, and may order a discontinuance of the 
practices, or the performance of any of the work related to such default by giving 
the TENANT ten (10) days notice in writing. Failure of the TENANT to 
comply with the notice shall automatically give the LANDLORD the right to 
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terminate this LEASE evict the TENANT and take full and complete possession 
of the premises. 

16. TERMINATION OF LEASE FOR CAUSE 

16.01 In the event that the TENANT shall default in the payment of any installment of 
rent or other sum herein specified and such default shall continue ror ten (101 
days after written notice, thereof, or if the TENANT shall dclaalt in the 
observance or performance of any other of the TENANTS covenants. 
agreements, or obligations hereunder and such default shall not be corrected 
within ten (10) days of written notice by the LANDLORD to the TENANT 
specifying such default and requiring it to he remedied then, and in such an 
event, the LANDLORD may serve a written notice of termination of this 
LEASE upon the TENANT and this LEASE and the term hereunder shalt 
terminate and upon such termination the LANDLORD may immediately or at 
any time thereafter, without demand or notice enter into or upon the premises 
and repossess the same. 

16.02 If it becomes necessary for the LANDLORD to institute suit for eviction or 
damages on account of rental arrears or violation of the terms of this LEASE, 
the LANDLORD shall be entitled to include in such suit for eviction or 
damages, a claim for attorney's fees and court costs incident thereto, which fees 
the TENANT hereby covenants and agrees to pay. 

17. TERMINATION FOR CONVENIENCE 

17.01 The LANDLORD may terminate the LEASE at any time by giving thirty OW 
days notice thereof in writing, and may take full and complete possession of she 
premises hereby leased, at the end of said thirty (30) day period with no further 
liability of any nature whatsoever to the TENANT for so doing. Should the 
LANDLORD terminate this LEASE by giving the thirty (30) days notice during 
any period for which a full year's rent has already been paid, the LANDLORD 
will reimburse the TENANT for the pro-rata proportion of the remaining 
number of days for which rent has been paid in advance but during which the 
TENANT no longer occupy the premises. 

17,02 The TENANT may terminate this LEASE Agreement at any time by giving at 
least thirty (30) days notice in writing, specifying in said notice the day (and the 
time of day) on which possession of the premises will be surrendered. The 
TENANT shall not vacate or leave the premises unattended on the day of 
surrender until the LANDLORD's representative shalt have sufficient time to 
check the premises prior to taking formal possession thereof. in the event that 
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the TENANT shall terminate this LEASE in accordance with the above 
provisions, payment of rent shall cease at the end of the said thirty (3E11 day 
period, or at the end of the day on which possession shall he surrendered. 
whichever shall Last occur. 

18. SURRENDER OF THE PREMISES 

18.01 In the event that the term or any extension thereof shall have expired or 
terminated, the TENANT shall peacefully quit and surrender to the 
LANDLORD the premises together with all improvements, alterations, or 
additions made by the TENANT, which cannot be removed without damaging 
the premises. The TENANT shall remove ail personal property and shall repair 
any damage caused by such removal. The TENANTs obligations to observe or 
perform the covenants contained herein shall survive the expiration or 
termination of this LEASE. 

19. INDEMNIFICATION AND RELEASE FROM LIADILITY 

19.01 The TENANT shall defend, indemnify and hold harmless the State, its officers, 
agents and employees, from and against all lOses suffered by the State, its 
officers, agents and employees, and any and all claims, liabilities or penalties 
asserted against the State, its officers, agents and employees, by or on behalf of 
any person on account of, based or resulting from, arising out of bor which may 
be claimed to arise out of) the acts or omissions of the TENANT or from the 
use, maintenance, installation, removal or existence of this facility (the facility 
meaning the leased premises or any improvements made thereon). 
Notwithstanding the foregoing, nothing herein .contained shall be deemed to 
constitute a waiver of sovereign immunity of the State, which immunity is 
hereby reserved to the State. This covenant shall survive the termination of this 
LEASE, The TENANT shall pay the premiums on a policy or policies of 
insurance required in Condition 13 of this LEASE, 

19.02 The TENANT further releases the LANDLORD, its agents and employees, from 
any and all claims or demands for damages or injuries of any mature whatsoever 
attributable to the taking, use and occupancy of any portion of the premises 
caused by the construction and maintenance by the State of New Hampshire of 
any transportation project or proposed project which abuts (or will abut) or may 
effect in any way the property herein leased. 
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20. DISCRIMINATION PROHIBITED 

20.01 The TENANT hereby covenants and agrees that no person on the ground of 
race, color, national origin or sex, shall be excluded from participation in, denied 
the benefits of, or be otherwise subjected to discrimination in the use of the 
premises, and that in the construction of any improvements on. over or under 
such premises and the furnishing of services thereon, no person on the ground of 
race, color, national origin or sex shall be excluded from participation in. c.letUk.'d 
the benefits of, or otherwise he subjected to discrimination. and that the 
TENANT shall use the premises in compliance with all requirements imposed 
by or pursuant to Title 49, Code of Federal Regulations, Department of 
Transportation - Effectuation of Title VI of the Civil Rights Act of 1964, and as 
said Regulations may be amended. 

21. MISCELLANEOUS 

21.01 LANDLORD's Agents. All rights and obligations of the LANDLORD under 
this LEASE may be performed or exercised by such agents as the LANDLORD 
may select. 

21.02 Notice. Any notice 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. 

21.03 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. 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 their respective successors and assigns, 
and may be canceled, modified, or amended only by a written instrument 
executed and approved by the LANDLORD and the TENANT. 

21.04 No Waiver of 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 of action for damages as a result of such breach, or shall be 
construed as a waiver of any subsequent breach of the covenant, condition or 
obligation. 

21.05 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 term shall not be affected thereby. 
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By: 
Car A. Murray, FE 
C 	issioner 

TENANT: 
MERRIMACK 

B 

ip RAILROAD 

Larter, Treasurer 

Approved by Attorney General this Z.- )  day of  6).Ze  ‘r?-t.--- , 	, as to form acid execution. 

Approved by Governor and Council on  NOV 1 9 2003,  20 

ATTEST: 
Secretary of State 

21.06 Entire LEASE, This LEASE embodies the entire agreement and understanding 
between the parties hereto and supersedes all prior agreements nod 
understandings relating to the subject matter hereof. 

22.07 No Waiver of Sovereign Immunity. No provision in this LEASE is intended to 
be nor shall it be interpreted by either party to be a waiver of the State's 
sovereign immunity. 

IN WITNESS WHEREOF, the parties hereto have set their hands the date first-written above. 

LANDLORD: 
THE STATE OF NEW HAMPSI [IRE 
Department of Transportation 

DEPUTY SECRETARY OF STATE 
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r.,.X.111BIT A 

NEW HAMPSHIRE 
DEPARTMENT OF TRANSPORTATION 

BUREAU OF RAIL & TRANSIT 
FILE NO. 01-27 

LEASED TO MERREVACK VALLEY RAILROAD 
V21/53 

27,875+/- SQ. FT. 

lnitia 
10 

Northfield — Merrimack Valley Railroad - RR Land Lease 	 52 



tify that the above has not been amended or repealed and remains in force and effect as 4r 

CERTIFICATE OF VOTE 

1, Alan Larter, hereby cett7fy that 1 am the duty elected Clerk of the Merrimack Valley 
Railroad Co. 

I hereby certify that Alan Larter is the Treasurer of the Merrimack Valley Railroad and is 
empowered to execute a Lease Agreement with the State of New Hampshire will shall allow the 
Merrimack Valley Railroad Co., to lease a portion of the State-owned Concord to Lincoln railroad 
corridor in Northfield, NH. 

CORPORATE SEAL 
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APPRAISAL QUALIFICATIONS 
OF 

POLLYANN D. PRINTY 
NHDOT ROW Appraiser 

Education  

JMB Real Estate Academy, Inc,  

Basics of Real Estate Appraisal, 30 hours, May 2006 
Uniform Standards of Professional Appraisal Practice, 15 hours, May 2006 
Residential 1 4 Family Appraisals, 30 hours, June 2006 
Residential Site Valuation & Cost Approach, 15 hours, June 2006 
Income Capitalization Approach, 30 hours, November-December 2006 
Advanced Income Capitalization Approach, 35 hours, July 2007 

MBREA (Massachusetts Board Real Estate Appraisers) 

General Sales Comparison Approach, 30 hours, October 2009 
Statistics, Modeling & Finance, 15 hours, October 2009 
General Site Valuation & Cost Approach, 30 hours, November 2009 
General Market Analysis & Highest & Best Use, 30 hours, April 2010 
General Report Writing & Case Studies, 30 hours, November 2010 

Appraisal Institute 

Uniform Appraisal Standards for Federal Land Acquisitions, 15 hours, Dec 2006 
The Appraiser as an Expert Witness: Preparation and Testimony, 15 hours, March 2007 
Appraisal for Federal-Aid Highway Programs, 15 hours, September 2007 
Appraisal Review for Federal-Aid Highway Programs, 7-1/2 hours, September 2007 
Commercial Real Estate Roundtable Seminar, 2 hours, May 21, 2013 

New Hampshire Association of Assessing Officers (NHAAO) 

The Elusive Cap Rate (by Peter Korpacz, MAI), Concord, NH, 1 hour, May 14, 2013 

International Right of Way Association 

401 The Appraisal of Partial Acquisition, Revere, MA., 40 hours, October 2008 

LeMav School of Real Estate (through the NHDOT)  

Estimating Property Damage, NHDOT Concord, NH, 2-1/2 hours, July 1 2009 
The Strange Case of Agile Mountain, Concord, NH 7-1/2 hours, April 27, 2012 (CE class) 

National Business Institute (NBI, Inc.) 

Title Law in NH, Radisson Inn, Manchester, NH, 1 day seminar, June 15 2011 
Eminent Domain from Start to Finish, Webinar, Manchester, NH, 1 day seminar, May 30 2012 

Southern New Hampshire University(previously NH College)  — Lifelong student 

Technical Management B.S., Manchester, NH 

Professional Experience 

04/2011-Present — Right Of Way (ROW) Appraiser II - Concord, NH 

02/2006-4/2011 — Right Of Way (ROW) Appraiser I - Concord, NH 
State of New Hampshire, Department of Transportation (NHDOT), ROW Bureau 

12/2005-02/2006 — Engineering Tech III - Concord, NH 
State of New Hampshire, Department of Admin. Services, Public Works 

09/2003-12/2005 — Engineering Tech III - Concord, NH 
State of New Hampshire, Department of Transportation, Highway Design 
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