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________WHITE APPRAISAL________ 
Real Estate Appraising & Consulting 

  
 
 
 
        May 14, 2007 
 
Mr. Michael Joyal 
City Manager 
City of Dover 
288 Central Avenue 
Dover, NH  03820 

 
   RE:  The City of Dover property 
 “The Dover Waterfront Parcel” 
 Approximately 21.0 acres of land appraised based on several  
 hypothetical conditions and extraordinary assumptions 
 31 River Street 
 Dover, NH  03820  
 

Dear Mr. Joyal:   
In accordance with our written agreement, dated March 15, 2007, I have prepared for you an 
appraisal on the above referenced property for the purpose of estimating the market value of the 
subject property, based on the Concept Plan dated January 22, 2007, further described on pages 9 & 
10 of the Term Sheet, based on several hypothetical conditions and extraordinary assumptions, as of 
April 26, 2007, and the market value of the subject property based on its Highest and Best Use and 
based on several hypothetical conditions and extraordinary assumptions, as of April 26, 2007.  The 
property’s legal description together with a definition for market value and other important appraisal 
terminology is presented in the section of the report titled, “Nature of the Assignment”.  Your 
attention is also directed to the sub-section titled, “Assumptions and Limiting Conditions” which 
further identifies the scope and use of this report.  In addition to a careful physical inspection and 
analysis of the appraised property, other matters considered pertinent to and indicative of market 
value have been examined.  Such influences include social, economic, governmental and 
environmental characteristics of the neighborhood together with an assessment of pertinent market 
trends and market sales.   
 
The accompanying complete summary report summarizes the findings and conclusions, together 
with maps, plats, photographs and other exhibits which are considered essential in explaining the 
basis for a final conclusion of value.  
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Based on the foregoing investigation and analysis, it is my opinion that the market value of the 
subject property, based on the Concept Plan dated January 22, 2007, further described on pages 9 & 
10 of the Term Sheet, based on several hypothetical conditions and extraordinary assumptions, as of 
April 26, 2007, is: 
 

Four Million One Hundred Thousand Dollars 
$4,100,000 

 
The market value of the subject property, based on its Highest and Best Use and based on several 
hypothetical conditions and extraordinary assumptions, as of April 26, 2007, is: 
 

Six Million Dollars 
$6,000,000 

 
       Respectfully submitted,  
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Summary of Salient Facts and Conclusions 
 
Date of Appraisal:    April 26, 2007 
 
Subject Property:                                The City of Dover property 

     “The Dover Waterfront Parcel” 
     Approximately 21.0 acres of land appraised based on 
     several hypothetical conditions and extraordinary  
     assumptions 
     31 River Street 
     Dover, NH  03820  

 
Zoning:     “CWD” (Cocheco Waterfront District)    
 
Current Use:                                         Approximately 21.0 acres of land utilized by the City  
                                                               Dover for material and vehicle storage.   
 
Highest and Best Use:                          Assumed to be for a mixed use development (based on 

the Concept Plan dated January 22, 2007) or for a 
residential development (based on the maximum 
development plan prepared by Norway Plain 
Associates).   

 
Site Size: Approximately 21.0 Acres  
 
Purpose of Appraisal:   To estimate the market value of the subject property, 
      based on the Concept Plan dated January 22, 2007,  
      further described on pages 9 & 10 of the Term Sheet, 
      based on several hypothetical conditions and  
      extraordinary assumptions, as of April 26, 2007 and the 
      market value of the subject property based on its  
      Highest and Best Use and based on several   
      hypothetical conditions and extraordinary assumptions, 
      as of April 26, 2007.   
      
Intended Use of Appraisal:  The intended use of this appraisal is to assist the City of 

Dover with valuing the parcel for a pending sale of the 
subject property to a developer (Dickinson 
Development).   

 
Development Approach:                        $3,950,000 (Market Value - Concept Plan) 
 $6,350,000 (Market Value - Highest and Best Use)  
  
Sales Comparison Approach:   $4,450,000 (Market Value - Concept Plan) 
 $4,720,000 (Market Value - Highest and Best Use)  
  
Final Value Estimates: $4,100,000 (Market Value - Concept Plan) 
 $6,000,000 (Market Value - Highest and Best Use)  
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Competency Statement 
 
 

The following statement was prepared by Brian W. White to address the appraiser’s competency to 
appraise the subject property which is a 21.0 acre parcel of land to be developed with a mixture of 
commercial and residential space located on River Street in Dover, New Hampshire.   
 
I have been appraising commercial and residential property in the subject’s area for the past twenty-
three years.  For a period of five years I was the manager of the Appraisal Division of Finlay 
Appraisal Services in Portsmouth, New Hampshire .  In 1989 I opened White Appraisal located in 
Dover, New Hampshire.  From this central location, I appraise commercial properties located in 
York County, Maine and Strafford and Rockingham County, New Hampshire. 

I am a Certified General Appraiser with both the State of New Hampshire (#NHCG-52) and the 
State of Maine (#CG-716). 

I have obtained the MAI (member of the Appraisal Institute) designation.  This is the highest 
designation awarded by the Appraisal Institute (MAI Member #9104).  I participate in continuing 
education programs as required for designated members of the Appraisal Institute. 

I have been appraising commercial and residential property in the Strafford County area of New 
Hampshire since 1984.  During this period, I have appraised a variety of commercial and residential 
developments.  I have appraised dozens of commercial and residential developments somewhat 
similar to the subject.  During the past three years, I have appraised several multi-unit residential 
developments and several large scale retail or office developments located in the greater Seacoast 
area.  I am very familiar with the three approaches to estimating value and how they particularly 
apply to the valuation of this type of property.   
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SCOPE OF THE APPRAISAL  
 
The Scope of the Appraisal is defined as “the extent of the process of collecting and reporting data”. 
 
Appraisal Problem: 
 
The subject property is approximately 21.0 acres of land located on 31 River Street in Dover, New 
Hampshire.  The subject property is currently proposed for development with a mixed use 
(commercial and residential) development.  The development is based on a Concept Plan dated 
January 22, 2007, further described on pages 9 & 10 of the Term Sheet.  The plans calls for 
developing the parcel with 182 residential units, 60,000 square feet of retail, office and restaurant 
space, and an additional 20-25 residential townhouse units, located on the “Bluffs” portion of the 
parcel.  The client has requested estimates of market value for the subject property based on two 
value scenarios.  The first value estimate will be based on the Concept Plan dated January 22, 2007, 
further described on pages 9 & 10 of the Term Sheet, with several hypothetical conditions and 
extraordinary assumptions.  The second value estimate will be based on the subject’s Highest and 
Best Use with several hypothetical conditions and extraordinary assumptions.   
 
Intended Use of the Appraisal: 
 
The intended use of this appraisal is to assist the City of Dover with valuing the parcel for a pending  
sale of the subject property to a developer (Dickinson Development).   
   
 Intended User of the Appraisal: 
 
This appraisal report was prepared for the exclusive use of the City of Dover.  This report is not 
intended for any other use.  Any use of this appraisal by any other person or entity, or any reliance 
or decisions based on this appraisal, are the sole risk of the third party.  White Appraisal accepts no 
responsibility for damages suffered by any third party as a result of reliance on, decisions made, or 
actions taken based on this report. 
 
Property Inspection: 
In this appraisal assignment the collection process began with obtaining data on the subject property.  
Initially, this was done by gathering recorded information on the subject property as follows: 
 

1. A copy of the current tax assessment card is obtained for the assessor’s office. 
 

2. Municipal data (zoning map and zoning regulations) is gathered which addresses the 
current zoning of the subject property. 

 
3. Copies of the current deed for the subject property are obtained form the registry along 

with copies of any pertinent older deeds, easements, or recorded site plans. 
 

4. Copies of numerous documents on the Dover Waterfront property were obtained from 
the client.  These documents include: older site plans on the property; various concept 
site plans; proposed architectural plans prepared by Dickinson Development; the 
Cocheco Waterfront Design Charrette – 2005 Version; the Term Sheet dated April 18, 
2007; and budget, cash flow and cost phasing prepared by Dickinson Development. 
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5. The subject property is inspected in order to collect additional data on the subject’s site 

and improvements.   In addition, information is collected on the subject’s community and 
neighborhood from various state and private publications. 

 
Data Research: 
Market data utilized in this report has been collected to support each of the approaches to value.  
Comparable sales have been identified by researching sales data published by various Multiple 
Listing Services, and the local municipality.  These transactions have been studied and all pertinent 
data confirmed by checking the recorded deeds and/or by contacting a party directly involved in the 
sales transaction.  Real Estate Brokers, property owners, and other individuals who are 
knowledgeable with the marketplace have been contacted in order to obtain additional comparable 
data regarding current asking prices, pending sales, or leases of similar properties.  The transactions 
deemed most meaningful to the valuation of the subject property have been utilized in the 
approaches to value. 

 
Analyses Undertaken: 
The analysis will utilize a Development Method and a Sales Comparison Approach.  The 
Development Method will forecast the sell-out of the proposed condominium units taking into 
account the various incomes and expenses anticipated over the holding period.  The Sales 
Comparison Approach will estimate component values for both the commercial and residential 
components of the subject property.   
 
Reporting: 
This complete appraisal is presented in a summary report format.  The summary report summarizes 
the description of the subject property along with the market data and the valuation approaches.   
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

STREET SCENE - FRONT OF SUBJECT PROPERTY 
Looking North on River Street - (4/07) 

STREET SCENE - FRONT OF SUBJECT PROPERTY 
Looking South on River Street - (4/07) 
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   PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 

 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT PROPERTY – FUTURE LOCATION OF WASHINGTON STREET  
Looking East - (4/07) 

SUBJECT PROPERTY – FUTURE LOCATION OF WASHINGTON STREET BRIDGE 
Looking West - (4/07) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT PROPERTY – CENTRAL PORTION OF THE PARCEL 
Looking Southeast - (4/07) 

SUBJECT PROPERTY – WESTERN PORTION OF THE PARCEL 
Looking South along the Cocheco River - (4/07) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT PROPERTY – FUTURE LOCATION OF THE PIER 
Looking Northeast along the Cocheco River - (4/07) 

SUBJECT PROPERTY – NORTHERN PORTION OF THE PARCEL 
Looking East along the Cocheco River - (4/07) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT PROPERTY – NORTHEASTERN BURIED WASTE REMOVAL AREA 
Looking Northeast - (4/07) 

SUBJECT PROPERTY – NORTHEASTERN  PORTION OF THE PARCEL 
Looking East toward storage buildings - (4/07) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT PROPERTY – THE BLUFFS AREA 
Typical vegetation located on the Bluffs - (4/07) 

SUBJECT PROPERTY – THE FORMER QUARRY AREA & THE BLUFFS AREA 
Looking Southwest from future location of Washington Street - (4/07) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SUBJECT PROPERTY – THE WASTE WATER PUMP BUILDING 
Looking West from the future location of Washington Street - (4/07) 

SUBJECT PROPERTY – POSSIBLE ACCESS TO THE BLUFFS 
Looking West from Nantucket Court - (4/07) 
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NATURE OF ASSIGNMENT 
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NATURE OF THE ASSIGNMENT 
 
 
Identification of the Subject Property: 
 
The subject property in this report is approximately 21.0 acres of land, owned by the City of Dover, 
located at 31 River Street in Dover, New Hampshire.   
 
Purpose and Date of Appraisal: 
 
To estimate the market value of the subject property, based on the Concept Plan dated January 22, 
2007, further described on pages 9 & 10 of the Term Sheet, based on several hypothetical conditions 
and extraordinary assumptions, as of April 26, 2007 and the market value of the subject property 
based on its Highest and Best Use and based on several hypothetical conditions and extraordinary 
assumptions, as of April 26, 2007.   
 
Property Rights Being Appraised: 
 
The property rights being defined are those of Fee Simple.  It is defined as:  
  

“An absolute fee, a fee without limitations to any particular class of heirs or 
restrictions, but subject to limitations of eminent domain, escheat, police power, and 
taxation.  An inheritable estate.” 
 

Ownership History: 
 
The subject property is identified by the Dover Assessor’s Office as being Map 22, Lot 1.  The 
subject property is currently owned by the City of Dover.  They purchased the subject property from 
William Hale on January 19, 1859.  This deed is recorded in the Strafford County Registry of Deeds 
as Book 225, Page 293.  At the present time, a term sheet has been completed for the sale and 
development of the subject property (See Addenda).  The total purchase price is $4,617,000 to be 
paid as follows: 
 
ITEM AMOUNT
A.  Cash payment to the City of Dover $1,000,000
B.  Payment to DHA $200,000
C.  Construction and funding of the Waterfront Park Improvements $2,117,000
D.  Environmental Remediation funded by the Developer $500,000
E.  Miscellaneous Public Benefits to include in the following order of priority:  
     1. Environmental Remediation costs jointly authorized by DHA, the City of Dover  
     and the Developer in excess of the $500,000 estimated/budgeted cost. 

2. Odor Remediation improvements to the River Street Pump Station sewer 
 facility.  The current estimated/budgeted cost is $200,000. 
3. Relocation of the pedestrian bridge at the presently estimated/budgeted cost of 
$500,000. 
4. Supplemental Public Improvements to be agreed upon by the Developer and the  
DHA. 

$800,000

TOTAL PURCHASE PRICE: $4,617,000
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Encumbrances: 
 
Based on the most recent deeds and site plans for the subject property, there are no encumbrances on 
the subject property at the present time.  The proposed development will have a retained access 
easement at a yet to be specified location that will allow for pedestrian and vehicular access to 
accommodate spring and fall boat commissionings by seasonal users of a possible future marina.  
There will be a possible future access easement located in the northwestern portion of the parcel that 
would provide pedestrian and vehicular access to an abutting parcel of land.  There are no other 
known existing or proposed encumbrances on the subject property. 
 
Definitions: 
The definition of market value as defined by FIRREA is as follows: 

Market Value: 

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: 

a. Buyer and seller are typically motivated; 

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

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

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

e. 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. 

Rules and Regulations, Federal Register, Vol.55, No.165, Pg.34696  

 

Market Value “AS IS” on Appraisal date:  

An estimate of market value of a property in the condition observed upon inspection and as it 
physically and legally exists without hypothetical conditions, assumptions, or qualifications as of the 
date the appraisal is prepared. 

Value “Upon Completion” on Appraisal Date: 

The value of a property with all proposed construction, conversion, or rehabilitation, hypothetically 
completed, or under other specified hypothetical conditions, as of the appraisal date of the appraisal.  
With regard to properties wherein anticipated market conditions indicate that stabilized occupancy is 
not likely as of the date of completion, this estimate of value shall reflect the market value of the 
property as if complete and prepared for occupancy. 
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LIMITING CONDITIONS AND ASSUMPTIONS 
 
This appraisal report is subject to the following assumptions and limiting conditions and to special 
assumptions set forth in various sections of the appraisal report.  These special assumptions are 
considered necessary by the appraiser to make a proper estimate of value in accordance with the 
appraisal assignment and are made a part herein, as though copied in full. 
 

1. Limit of Liability:  Liability of White Appraisal and employees is limited to the fee collected 
for preparation of the appraisal.  There is no accountability or liability to any third party. 

 
2. Copies, Publication, Distribution , Use of Report:  Possession of this report or any copy 

there of does not carry with it the right of publication, nor may it be used for other than its 
intended use; the physical report (s) remain the property of the appraiser for the use of the 
client , the fee being for the analytical services only.  The report may not be used for any 
purpose by any person or corporation other than the client or the party to whom it is 
addressed or copied without the written consent of White Appraisal and then only in its 
entirety. 

     
 Neither all nor any part of the contents of this report shall be conveyed to the public through 
advertising, public relations efforts, news, sales or other media, without the written consent 
and approval of White Appraisal. 

 
3. Confidentiality:  The appraiser may not divulge the material (evaluation) contents of the 

report, analytical findings or conclusions, or give a copy of the report to anyone other than 
the client or his designee as specified in writing (except as may be required by the Appraisal 
Institute or the State of New Hampshire Real Estate Appraisal Board, as they request in 
confidence for ethics enforcement or other appraisal review), or by a court of law or body 
with the power of subpoena. 
 
This appraisal is to be used only in its entirety and no part is to be used without the whole 
report.  All conclusions and opinions concerning the analysis which are set forth in the report 
were prepared by the appraiser(s) whose signature(s) appear on the appraisal report, unless 
indicated as “Review Appraiser”.  No change of any item in the report will be made by 
anyone other than the appraiser, and the appraiser and firm shall have no responsibility if any 
such unauthorized change is made. 
 

4. Trade Secrets:  This appraisal was obtained from White Appraisal and consists of “trade 
secrets and commercial or financial information” which is privileged, confidential, and 
exempted from disclosure under 5 U.S.C. 552 (b) (4).  Notify the appraiser(s) signing the 
report or White Appraisal of any request to reproduce this appraisal in whole of in part. 

 
5. Information Used:  No responsibility is assumed for accuracy of information furnished by or 

from others, the client, his designee, or public record.  We are not liable for such information 
or the work of possible subcontractors.  The comparable data relied upon in this report has 
been confirmed with one or more parties familiar with the transaction or form affidavit; all 
are considered appropriate for inclusion to the best of our factual judgment and knowledge. 
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6. Testimony, Consultation, Completion of Contract for Appraisal Services:  The contract for 
appraisal, consultation or analytical service is fulfilled and the total fee payable upon 
completion of the report.  The appraiser(s) or those assisting in preparation of the report will 
not be asked or required to give testimony in court or hearing because of having made the 
appraisal, in full or in part, nor engage in post appraisal consultation with client or third 
parties except under separate and special arrangement and at additional fee. 

 
7. Exhibits:  The sketches and maps in this report are included to assist reader in visualizing the 

property and are not necessarily to scale.  Various photos, if any, are included for the same 
purpose and are not intended to represent the property in other than actual status, as of the 
date of the photos.  

 
8. Legal, Engineering, Financial, Structural, or Mechanical nature, Hidden components, 

Soil:  No responsibility is assumed for matters of legal in character or nature, matters of 
survey, architectural, structural, mechanical, or engineering nature.  No opinion is rendered 
as to the title, which is presumed to be good and merchantable.  The property is appraised as 
if free and clear, unless otherwise stated in particular parts of the report. 

 
The legal description is assumed to be correct as used in this report as furnished by the 
client, his designee, or as derived by the appraiser.    

 
The appraiser has inspected, by observation, the land and the improvements thereon; 
however, it is not possible to personally observe conditions beneath the soil or hidden 
structure.  Or other components, or any mechanical components within the improvements; 
no representations are made herein as to these matters unless specifically stated and 
considered in the report; the value estimate considers there being no such conditions that 
would cause a loss of value.  The land or the soil of the area being appraised appears firm; 
however, the degree of subsidence in the area is unknown.  The appraiser(s) do not warrant 
against this condition or occurrence of problems arising from soil conditions. 
 
No judgment is made as to adequacy of type of insulation or energy efficiency of the 
improvements or equipment.  Further, the appraiser(s) have no knowledge of the existence of 
hazardous waste product or any resultant contamination. Also, the appraisers have not 
commissioned an environmental audit of the property being appraised, nor have we been 
provided such a report that would indicate presence or absence of hazardous 
materials/contamination.  The appraiser represents that he is not an expert to appraise 
insulation pr other products banned by the Consumer Product Safety Commission which 
might render the property more or less valuable, and in connection with this appraisal, the 
appraiser has not inspected for or tested for, nor taken into consideration in any respect, the 
presence or absence of insulation or other products described above.  Therefore, the 
appraiser assumes no responsibility in the presence or absence of insulation, hazardous waste 
contamination, or other products increase or decrease the value of the property from the 
value placed thereon by the opinion of the appraiser. 
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9. Legality of Use:   The appraisal is based on the premise that there is full compliance with all 
applicable federal, state, and local environmental regulations and laws unless otherwise 
stated in the report; further, that all applicable zoning, building, and use regulations of all 
types have been compiled with unless otherwise stated in the report; this assumes that all 
required licenses, consents, permits, or other legislative or administrative authority, local, 
state, federal, and/or private entity or organization ha been or can be obtained or renewed for 
any use considered in the value estimate. 
 

10. Component Values:  The distribution of the total valuation in this report between land and 
improvements applies only under the existing program of utilization.  The separate 
valuations for land and building must not be used in conjunction with any other appraisal and 
are invalid if so used. 
 

11. Auxiliary and Related Studies:  No environmental or impact studies, special market study or 
analysis, highest and best use analysis or feasibility study has been requested or made unless 
otherwise specified in an agreement for services or in the report.  The appraiser reserves the 
unlimited right  to alter, amend, revise or rescind any of statements, findings, opinions, 
values, estimates, or conclusions upon any analysis subsequently becoming known to him. 

 
12.  Dollar Values, Purchasing Power: The market value estimated, and the costs used, are as of 

the date the estimate of value.  All dollar amounts are based on the purchasing power and 
price of the dollar as of the date of the value estimate. 
 

13. Inclusions: Furnishing and equipment or business operations, except as specifically 
indicated and typically considered as a part of real estate, have been disregarded with only 
the real estate being considered. 

 
14.  Proposed Improvements, Conditioned Value: Improvements proposed, if any, on or off-

site, as well as any repairs required are considered, for purposes of this appraisal, to be 
completed in good and workmanlike manner according to information submitted and/or 
considered by the appraiser(s).  In cases of proposed construction, the appraisal is subject to 
change upon inspection of property after construction is completed. This estimate of market 
value is as of the date shown, as proposed, as if completed and operating at levels shown and 
projected. 
 

15. Value change, Dynamic Market, Influences: The estimated market value is subject to 
changes over time: value is highly related to exposure, time, promotional effort, terms, 
motivation, and conditions surrounding the offering.  The value estimate considers the 
productivity and relative attractiveness of the property physically and economically in the 
marketplace.  The “Estimate of Market Value” in the appraisal report is not based in whole 
or in part upon the race, color, or national origin of the present owners or occupants of the 
properties in the vicinity of the property appraised. 

 
In cases of appraisals involving the capitalization of income benefits, the estimate of the 
market value is a reflection of such benefits and appraiser’s interpretation of income and 
yields and other factors derived from general and specific market information.  Such 
estimates are as of the date of the estimate of value; they are thus subject to change as the 
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estimate of value; they are thus subject to change as the market is dynamic and may naturally 
change over time. 
 

16. American Disabilities Act:  The Americans with Disabilities Act (ADA) became effective 
January 26, 1992.  I have not made a specific compliance survey and analysis of this property 
to determine whether or not it is in conformity with the various detailed requirements of the 
ADA.  It is possible that a compliance survey of the property, together with a detailed 
analysis of the requirements of the ADA, could reveal that the property I not in compliance 
with one or more of the requirements of the Act.  If so, this fact could have a negative effect 
upon the value of the property.  Since I have no direct evidence relating to this issue.  I did 
not consider possible non-compliance with the requirements of the ADA in estimating the 
value of the property. 

 
17. Terrorist Attacks and their affect on Real Estate: The recent terrorist attacks that began on 

September 11, 2001 have created a level of uncertainty in the national economy and in the 
real estate marketplace.  As the War on Terrorism is waged, the national economy has at 
least temporarily slowed, as many companies adjust to the changing times.  Expert opinions 
vary on the affect that terrorism will have on the economy and on real estate values.  It is 
noted that commercial real estate is often long-term investment that must withstand various 
economic pressures and fluctuations during the holding period.  At the present time, there is 
no market evidence that prices for commercial real estate have been negatively impacted by 
these recent events.  A terrorist attack on a location near the subject property could have a 
negative impact on the market value of the subject property.  However, there is no evidence 
that the subject is a high risk property type or located in an area that would require the 
application of a discount in the marketplace.  Therefore, this appraisal does not negatively 
penalize the subject property for these recent events. 

 
18. Management of the property:  It is assumed that the property which is the subject of this 

report will be under prudent and competent ownership and management, neither inefficient 
nor super-efficient. 

 
19. Market Conditions: This appraisal was based on the market conditions in the marketplace, as 

of April 26, 2007.  The appraiser cannot be held responsible for unforeseeable events that 
alter the market conditions prior to the effective date of the appraisal.   

 
20. General Conditions: The fee for this appraisal or study is for the service rendered and not for 

the time spent on the physical report.  Acceptance of, and/or use of, this Appraisal report 
constitutes acceptance of the above conditions. 

 
21. Hypothetical Condition:  This appraisal is based on the hypothetical condition that a 

new bridge is installed allowing for Washington Street to extend to the subject property 
continuing through to the playing fields to the east.   
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22. Extraordinary Assumptions:  
 

1.  This appraisal is based on the extraordinary assumption that the subject’s 
development is based on a Concept Plan dated January 22, 2007, further described on 
Pages 9 & 10 of the Term Sheet.  The plans calls for developing the parcel with 182 
residential units, 60,000 square feet of retail, office and restaurant space, and an 
additional 20-25 residential townhouse units, located on the “Bluffs” portion of the 
parcel.  

2.  It is assumed that the subject property would be maximized if developed with 288 
residential units.  This assumption is based on an analysis completed by Norway Plains 
Associates (See Addenda).   

3. It is assumed that the Bluffs area of the subject property could gain access to the 
Washington Street extension by constructing an access road.  Based on a previous road 
cost estimate, it is assumed that this road could be installed for approximately $800,000.   

4. Because there is no recent survey on the subject property, this appraisal assumes that 
the subject’s parcel contains 21.0 acres.   

5. For the Concept Plan valuation, this appraisal assumes that the environmental hazards 
located on the parcel are remedied by the funds allocated by the Developer and that 
there are no other environmental issues associated with the subject property.   

6. For the Highest and Best Use valuation, this appraisal assumes that the subject 
property is delivered as a clean site with no environmental hazards remaining on the 
property. 

7. For the Concept Plan valuation, it is acknowledged that the developer will pay a total of 
$4,617,000 to purchase the property.  The various payments (to the City of Dover; to 
DHA; for the Waterfront Park Improvements; for Environmental Remediation; and 
for Miscellaneous Public Benefits) will take place at slightly different points in time.  It 
is assumed that the work completed by some of these payments is completed as of the 
valuation date.   
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AREA INFORMATION      
 

The state of New Hampshire is located in the northern portion of New England which is comprised 
of several states including: Connecticut; Rhode Island; Massachusetts; Vermont; Maine; and New 
Hampshire.  Recent population figures for a ten year period for the greater seacoast area are 
summarized as follows: 

 

AREA 2000 2004 % CHANGE 

Dover, NH 26,884 28,688 6.7% 

Exeter, NH 14,058 14,539 3.4% 

Hampton, NH 14,937 15,376 2.9% 

Hampton Falls, NH 1,880 2,008 6.8% 

Rochester, NH 28,461 30,244 6.3% 

Stratham, NH 6,355 6,944 9.3% 

Portsmouth, NH 20,784 21,053 1.3% 

 

The above table indicates that the City of Dover has experienced a moderate increase in population 
from 2000 to 2004.  Much of the population increase in the greater seacoast area was due to the 
locating of major industrial and service companies in the area. Liberty Mutual, HCA Hospital, 
Lonza Biologics, Erie Scientific, and the US National Passport Center have helped to create a 
positive economic climate. Through the 1990’s and into 2007, this strong economic climate has 
demonstrated low unemployment and strong production. 

Liberty Mutual Insurance has located its office headquarters in nearby Dover. Liberty recently 
announced as $40 million dollar expansion project that will require an additional 1,750 workers.  
The Portsmouth Naval Shipyard, located in nearby Kittery, Maine, was recently removed from the 
Base Closure List.  The shipyard is one of the major employers in the greater Portsmouth area.  
Public Service of New Hampshire operates the Seabrook Nuclear Power Station. The Pease 
International Tradeport in progress of being redeveloped with the construction of several new office 
and industrial developments along with passenger and freight air service at the airport. In December 
of 2001, Amtrak began passenger rail service connecting Dover, Durham, and Exeter stops with 
Boston, Massachusetts to the south and with Portland, Maine to the north 

The State of New Hampshire ranks relatively high among the 50 states nationwide for various 
economic and quality of life categories. Of the 50 states, New Hampshire ranks 2nd for total tax 
burden. Based on the Government Revenue as a percent of personal income, New Hampshire 
recently averaged 13.1% only second to the State of Missouri that had a 12.1% average. The U.S. 
Average is 16.5%.  Of the 50 states, New Hampshire ranks 9th for Per Capita Personal Income. New 
Hampshire recently had a Per Capita Income average of $26,520. The U.S. average during the same 
time was $24,231. Of the 50 states, New Hampshire ranks 1st for the Highest Standard of Living. 
The percentage of the population living in poverty in New Hampshire was 5.1%. The U.S. average 
during the same time was 13.8%. 
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The Seasonally Adjusted Unemployment Rates for the U.S. and the New England states are 
summarized as follows: 

 

STATE/AREA FEBRUARY 2007 JANUARY 2007 FEBRUARY 2006 

Connecticut 4.7% 5.0% 4.9% 

Maine 5.4% 5.2% 5.4% 

Massachusetts 5.8% 6.0% 5.4% 

New Hampshire 4.2% 4.2% 3.9% 

Rhode Island 5.1% 5.5% 6.0% 

Vermont 4.6% 4.7% 4.3% 

New England 5.2% 5.4% 5.1% 

United States 4.9% 5.0% 4.8% 

 

The Seasonally Adjusted Unemployment Rates for several Labor Market Areas in the New 
Hampshire area are summarized as follows: 

 

LABOR MARKET AREA FEBRUARY 2007 JANUARY 2007 FEBRUARY 2006 

Manchester NH 
MetroNECTA 

4.1% 4.2% 3.9% 

Nashua NH-MA NECTA 4.3% 4.3% 4.2% 

Portsmouth NH-ME 
MetroNECTA 

3.7% 3.7% 3.7% 

Rochester-Dover NH-ME 
MetroNECTA, NH 
portion 

3.9% 3.9% 3.7% 

 

The above unemployment rates indicate that New Hampshire has had unemployment rates toward 
the low end of the range of rates for all of the New England states for the past two years. During this 
same period, New Hampshire is well below the national unemployment average. When it is further 
broken down to the Labor Market Areas, the seacoast area of New Hampshire (the Rochester-Dover 
NH-ME MetroNECTA, NH portion) has remained at the lower end of unemployment rates 
throughout the N.H. area. The City of Dover is considered part of the Rochester-Dover NH-ME 
MetroNECTA, NH portion.   
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According to an April 2006 report prepared by the Tax Foundation, the State of New Hampshire 
ranks 2nd in the country for lowest total tax burden. New Hampshire residents pay only 7.3% of 
income towards taxes while the residents of the other New England states pay substantially more. 
The following chart summarizes the total tax burden estimated for the New England states. 

 

STATE TOTAL TAX 
BURDEN 

Connecticut 11.3% 

Maine 13.5% 

Massachusetts 10.3% 

New Hampshire 7.3% 

Rhode Island 11.5% 

Vermont 11.1% 

 

In general, southern New Hampshire had shown strong economic growth through the nineties and 
through into 2007.  However, the recent terrorist attacks and the subsequent War on Terrorism have 
created an uncertain economic climate. Over the past three years, there have been several large 
layoffs nationally and in the seacoast area that slightly increased the unemployment figures.  Real 
estate activity has slightly lessened, however, demand for commercial and investment real estate 
remains strong. The uncertainty in the stock market has fueled the continued interest in commercial 
real estate for investors. This continued interest in real estate follows several years of increases in 
demand and sales prices for most types of commercial real estate located in the seacoast area.  The 
entire northeast section of the country has been experiencing similar economic conditions.  Given 
the past economic strengths of the seacoast New Hampshire area, it is expected that the seacoast 
area will continue to out pace many of the competing areas throughout the northeast. 
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NEIGHBORHOOD DATA 
 

A property is an integral part of its surroundings and must not be treated as an entity separate and 
apart from its surroundings. The value of a property is not found exclusively in its physical 
characteristics. Physical, economic, political and sociological forces found in the area interact to 
give value to a property. Therefore, in order to determine the value of a property, a careful and 
thorough analysis must be made of the area in which the property under study is found. This area is 
commonly referred to as a neighborhood. 

A neighborhood can be a portion of a town, a community or an entire town. It is usually considered 
to be an area which exhibits a fairly high degree of homogeneity as to use, tenancy and certain other 
characteristics. Homogeneity is a state of uniform structure or composition throughout. Therefore, in 
real estate terminology, a homogeneous neighborhood is one in which the property types of uses are 
similar. A neighborhood is, therefore, a more or less unified area with somewhat definite 
boundaries. A detailed analysis of the subject neighborhood is described below. 

Location: 

The subject property is located on the eastern side of River Street along the southern side of the 
Cocheco River in the downtown area of Dover.  The downtown area is dominated by three story 
brick buildings with retail and office space on the ground level and either office or residential space 
located on the upper levels.  Central Avenue, from the Lower Square to the Upper Square, is largely 
developed with three story brick buildings with retail or office space on the ground level with either 
office or residential space on the upper levels.  The Lower Square, just to the south of the subject 
property, is developed with two large five-story multi-tenant brick mixed use buildings, the Foster’s 
Daily Democrat office building and a large bank property.  The Foster’s property is currently 
proposed for redevelopment into a mixture of office and retail space.  This proposed 61,000 square 
foot development will be called “Fosters Center”.   

The Washington Street area is developed with several multi-tenant retail and office buildings.  One 
Washington Street is located directly west of the subject property across the Cocheco River.  This 
former mill building has been redeveloped into retail, office and light industrial space.  The Cocheco 
Falls Millworks, located just north of Washington Street, is a large mill building that has also been 
redeveloped into retail, office and light industrial space.  The remainder of the Main Street area is 
developed with a variety of retail, office and residential developments.   

The Upper Square area of downtown Dover is developed with a variety of buildings that also 
contain retail and office on the ground level with either office or residential uses on the upper levels.  
Central Avenue to the south of the Lower Square contains several one or two story commercial or 
mixed use buildings.  Chestnut Street runs parallel with Central Avenue in the downtown area.  
Chestnut Street is developed with a mixture of commercial buildings, a few older wood frame multi-
family properties, a multi-tenant retail and office development, the Dover Post Office, and the Dover 
Train Station.  Chestnut Street is a main commercial corridor in downtown Dover connecting 
Washington Street with Central Avenue.  To the north of the intersection of Chestnut and Central 
Avenue, there is a variety of office and residential properties that extends to the Miracle Mile retail 
area of Central Avenue.  This area is developed with two supermarket developments and several 
other retail developments that include: Shaws, Hannaford, Chilli’s Restaurant, McDonalds 
Restaurant, Wendy’s Restaurant, Bed and Bath, Blockbuster and Starbucks.   

Henry Law Avenue connects with Washington Street at the Lower Square.  Henry Law Avenue 
extends in a eastern direction providing access to River Street and several other interior streets that 
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are primarily developed with a variety of single-family and multi-family residential properties.  
River Street extends north off of Henry Law Avenue terminating at the subject property.  River 
Street provides access to the eastern portion of Henry Law Avenue, a skateboard park and the 
subject property.  There is currently a pedestrian bridge that connects the subject property with the 
dead-end portion of Washington Street on the western side of the Cocheco River.  There currently is 
no direct vehicular access to the Washington Street or Main Street area from the subject property.  It 
is noted that part of the proposed development of the subject property calls for the construction of a 
new bridge that will extend Washington Street giving it direct access to the subject property.  The 
current pedestrian bridge will be relocated, to the north, giving direct access from the subject 
property to Young Street.  The subject’s area is considered to be a well located mixed use area that 
has good access to both the downtown area of Dover and the Cocheco River.  Upon the completion 
of the installation of the new Washington Street Bridge and the pedestrian bridge, the subject 
property will have very good direct access to the downtown area of Dover.  In fact, the extension of 
Washington Street will effectively create an extension of the downtown area onto the subject 
property.   The Cocheco River is in progress of a dredging project that will increase the navigable 
depth of the river.  Federal funding for this project is currently delayed postponing the completion of 
the dredging to 2008 at the earliest.   

Access: 

The subject property lies in close proximity to several thoroughfares (Route 108 and The Spaulding 
Turnpike) which provide convenient access to neighboring towns. The main traffic arteries in the 
area are as follows: 

 

THOROUGHFARE DIRECTION OF TRAVEL 

Route 108 North-South 

Route 155 North-South 

Route 16 North-South 

The Spaulding Turnpike North-South 

 

The most important thoroughfare in relation to the subject property is the Spaulding Turnpike which 
is located approximately 1.25 miles to the southwest of the subject property at Exit #8.  This 
highway is the major north-south roadway providing access north to the White Mountains and south 
to the seacoast area of New Hampshire and Massachusetts.   

Surroundings/Trends in Development: 

The subject’s neighborhood is approximately 95% built-up and is comprised of a variety of 
commercial and residential properties. The neighborhood experienced fairly steady growth through 
the 1990’s continuing into 2007. The retail and residential market in the Downtown area of Dover 
has remained fairly strong over the past several years.  Retail space is located in numerous 
downtown buildings, generally limited to first floor space.  There are several downtown buildings 
that contain either residential apartments or residential condominiums.  The proposed Fosters Center 
development, if developed as proposed, would be one of the largest retail and office buildings in the 
downtown area of Dover.  The Cocheco Falls Millworks (a renovated mill building) currently 
houses several office and retail users.  This development provides the largest amount of office space 
in the downtown Dover area.  Many of the mixed use properties located in the downtown area of 
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Dover have been undergoing rehab or renovation over the past several years.  The downtown area of 
Dover has added several restaurants over the past few years and in-town apartment or condominium 
units have been added.   

There have been new construction residential units constructed in the greater downtown area of 
Dover on Washington Street, Fourth Street and Sixth Street over the past few years.  A couple of 
older existing mixed use buildings located along Central Avenue have recently been renovated 
creating new residential units.  The demand for downtown residential units has been increasing over 
the past several years as the downtown area is becoming a more desirable residential address.  The 
retail and restaurant sector of the marketplace, that largely serves the in-town residents, has been 
expanding over the past few years further enhancing the desirability of the downtown area. 

Four Forces that Influence Value: 

The various characteristics of a neighborhood must be examined as they reveal changing influences 
that may have affected value trends in the past and may affect values in the future. 

Social Considerations: 

The City of Dover is bounded by the Cocheco River to the east, by the town of Madbury to the 
south, by the towns of Madbury and Barrington and the City of Rochester to the west, and by the 
City of Rochester and the City of Somersworth to the north.  According to the New Hampshire 
Office of State Planning, Dover’s population increased from 26,884 in 2004 to 28,688 in 2004 (a 
6.7% increase).     

Economic Considerations: 

As it specifically relates to the subject property, the demand for retail and residential space in the 
downtown area of Dover has remained fairly strong over the past several years.  Vacancy rates for 
retail and residential space currently ranges from 0% to 10%.  The rental rates for retail and 
residential space in the in-town area of Dover have slightly increased over each of the past several 
years.  The per square foot sale prices for retail space in the greater Dover has increased over the 
past several years.  The monthly rental rates for in-town apartment units have also slightly increased 
over the past few years.  Investor demand for multi-tenant mixed-use developments has also 
increased over the past several years.  

Since mid-2006, the residential condominium market has been going through a period of slowing 
demand and a slight lowering in the per square foot sale prices.  The extent of this market slow-
down varies depending on the condition, location and price range of the residential unit.  In general, 
the high-end residential units have seen a slightly greater decline in demand and thus price as 
compared to that of the low-end or moderately priced residential units.    

Governmental Considerations: 

This particular section of New Hampshire exhibits a balanced array of zoning classifications 
including commercial, and multi-family along the major thoroughfares, shopping centers at the 
corners of the major thoroughfares, single family along the interior.  As such, the nature of the 
neighborhood is preserved.  All necessary services are available including utilities (electricity, city 
sewer, city water, and gas), police and fire protection. Taxes are considered on a par with other cities 
and communities in the area. 
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Environmental Considerations: 

The subject’s neighborhood combined with the surrounding area provides a balanced land use 
pattern. The terrain lends itself to most types of development; however, steep sloping or hilly areas 
can limit the development potential. Street and thoroughfares are adequate, utilities are adequate and 
open space is limited. 

Conclusions: 

The subject’s neighborhood is located just east of the heart of the downtown area of Dover with 
good access to work centers and other areas of the city. The subject’s location on River Street along 
the Cocheco River is very unique.  Upon the completion of the installation of the new Washington 
Street Bridge, and the pedestrian bridge, the subject property will have very good direct access to 
the downtown area of Dover.  The extension of Washington Street will effectively create an 
extension of the downtown area onto the subject property.  Commercial and residential 
developments play a large role in the surrounding neighborhoods. These developments combined 
with the commercial developments located in the downtown area of Dover adequately serve the 
area. The retail and residential market in Dover is stabilized with vacancy rates ranging from 0% to 
10%.  The long term outlook for the in-town Dover area is considered to be good given the past 
history of the mixed use properties and the overall condition and desirability of the in-town Dover 
area. 
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SITE DATA 
The following site description is based on information gathered from older site plans on the subject 
property prepared by Cuoco & Cormier, Inc., as of May 15, 1991; the recent concept site plans on 
the subject property; the Assessor’s Tax Maps and the appraiser’s physical inspect parcel on April 
26, 2007.    

Dimensions/Shape: 

This appraisal assumes that the subject property contains 21.0 acres.  The parcel is located at the end 
of River Street in the central portion of Dover.  The parcel has 1,055.25’ of frontage along River 
Street.  The irregular shaped parcel extends along the eastern bank of the Cocheco River.  The parcel 
has approximately 2,150’ of frontage along the Cocheco River.  The elongated parcel has an average 
width of approximately 600’ and an average depth of approximately 1,450’.  The parcel has good 
visibility from the northbound traffic on River Street.   

Ingress/Egress: 

At the present time, River Street terminates in the southwestern portion of the subject’s parcel.  This 
portion of the parcel is at grade with River Street.  There is currently a pedestrian bridge, located at 
the end of Washington Street, which provides access to the southwestern portion of the subject 
property.  The southeastern portion of the parcel abuts Paul Street which is located off of Henry Law 
Avenue.  In 2003, a court decision concluded that Paul Street could not be utilized to provide access 
to this portion of the subject property.  There are no other access points currently in place on the 
subject property.   

The proposed development calls for the construction of a new bridge as an extension of Washington 
Street over the Cocheco River to the subject property.  Washington Street will extend in an easterly 
direction through the southern portion of the parcel providing access to playing fields to the east of 
the subject property.  The pedestrian bridge will be relocated north of its current location providing 
pedestrian access from the subject property to Young Street in the downtown area.  There will be a 
possible future access point located in the northeastern portion of the parcel that will access an 
abutting parcel to the east of the subject.  The proposed development will also have a public dock 
area and a pier with a floating dock located along the Cocheco River.  The upper portion of the 
Cocheco River, from the subject property to the Lower Narrows, has been dredged over the past few 
years to increase the depth of the river especially at mean low water.  The portion of the Cocheco 
from the Lower Narrows to the Piscataqua River has not been dredged.  Federal funding will be 
required in order for this dredging to be completed.  If the dredging is not finished, boats with larger 
drafts will not be able to access the subject property at mean low water times.  There are currently 
several no wake areas between the subject property and the City of Portsmouth to the east.  Because 
of this, travel time from the subject property to the Portsmouth area currently ranges from ½ hour to 
1 hour, depending on water conditions and boat speed.  Access to the Cocheco River, the Piscataqua 
River, the Great Bay and the Atlantic Ocean is considered an attractive riverfront amenity for the 
subject property.   

For the Bluffs portion of the subject property, there are currently no legal and readily available 
access points.  Paul Street abuts the southeastern portion of the Bluffs area.  However, a recent court 
decision determined that Paul Street, in effect, could not be used for access to the Bluffs.  There is 
one abutting parcel located on Henry Law Avenue (the Dover Bluff Condominiums) that could 
possibly be used to provide access to the Bluffs.  However, considering the narrow width of the 
existing drive and parking areas of this condominium development, it would be highly unlikely that 
a right-of-way could be obtained from this property that would provide adequate access to the 
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Bluffs.  At the present time, the City of Dover owns land that abuts the Bluffs to the east (Map 22, 
Lot 42).  The City was granted an access easement (Book 3318, Page 952) over Map 22, Lot 41-4 
on January 11, 2006.  An extension of this access easement over the abutting city owned land would 
be possible.  However, given the steep slope in this area, and the distance that the access road would 
have to travel, this is not considered a viable access point.  The steep slope of the subject’s parcel 
effectively divides the Bluffs portion of the parcel away from that of the main portion that is 
proposed for development.  There is an area located in the eastern portion of the parcel that could 
possibly accommodate an access road to the Bluffs.  There has not been any recent analysis of this 
possible road by the City of Dover.  According to Paul Vlasich, the Dover City Engineer, in 2003 
there was a road cost estimate which totaled $621,489.  Applying a 30% cost escalation factor to this 
2003 estimate, results in an access road cost of approximately $800,000.  This “back door” access 
road would need to cross a wetland area traveling along sloped areas in order to access the Bluffs.  
This back door access road is currently considered to be the most reasonable possible solution to 
providing access to the Bluffs, that has an approximated completion cost.    

Topography: 

The southwestern portion of the subject’s parcel along River Street is mostly level.  The northern 
and central portions of the parcel have a mostly level or gently sloping terrain.  The southern central 
and southeastern portion of the parcel has a steep sloped area that contains an elevation gain of 
approximately 50’.  The “Bluffs” area is located in this high-point of the parcel.  Paul Street abuts 
the southeastern portion of the Bluffs area.  This Bluffs area contains approximately 3.5 acres of 
land.  With the exception of the steep sloped area that separates the Bluffs area from the remainder 
of the parcel, the top of the Bluffs area has a gently sloping terrain.  There is a hill area located in the 
eastern central portion of the parcel.  This hill area rises from the mostly level main portion of the 
parcel.  For this hill area, the elevation rises approximately 40’ with a fairly steep pitch.  

Utilities: 

The subject property is serviced with natural gas, cable, telephone, city water & sewer, and 
electricity. 

Flood Hazard Data: 

According to Flood Hazard Maps (Panel #33017C0330D) prepared by the Federal Emergency 
Management Agency, the western and northern portions of the subject property do appear to be 
located in a designated flood hazard area (See Flood Map in the addenda of this report). 

Environmental Hazards: 

There is known environmental hazards on-site that will require remediation.  There has been several 
environmental site assessments completed on the subject property.  The most recent reports were 
completed by GZA Geoenvironmental, Inc., as of August of 2000 and July of 2002.  The Executive 
Summary from these reports can be found in the Addenda of this report.  These reports identify 
several environmental conditions located on the parcel along with remediation plans. As part of the 
purchase price, the Developer will pay $500,000 towards this environmental clean-up.  Some of the 
$800,000 of Supplemental Public Improvements that the Developer is to pay could also go toward 
this environmental clean-up.  This appraisal assumes that the environmental hazards located on the 
parcel are remedied by the allocated funds and that there are no other environmental issues 
associated with the subject property.   
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Soils: 

Based on soils mapping prepared by the United States Department of Agriculture Soil Conservation 
Service in cooperation with the New Hampshire Agriculture Experiment Station, the soils for the 
subject property appear to be: BzB (Buxton); CfB (Charlton) and ScA (Scantic).  The limitations for 
development for these soil types are as follows: 

 

SOIL TYPE STREETS FOUNDATIONS LAWNS & LANDSCAPING

BzB - Buxton Severe Moderate Slight 

Ma – Made Land Unknown Unknown Unknown 

SfC – Suffield Severe Moderate Severe 

 

This mapping indicates that the subject property contains a large amount of made land.  Made land 
is filled land which has been leveled.  The appraiser recommends that the client obtain a detailed on-
site soil analysis in order to accurately determine the possible limitations of the parcel.   

Zoning: 

The subject property is located in the “CWD” (Cocheco Waterfront District) zone.  The following 
uses are permitted in this zone:  

Multi-family dwellings; Conversion of existing dwellings to accommodate additional residential 
units; Banks; Bed & Breakfasts; Commercial Parking Facility; Commercial Recreation Facility; 
Eating and Drinking Establishments; Hotels; Marinas; Motels; Offices; Personal Service 
Establishments; Retail stores; Theaters; Child Care Facilities; Educational Institution, Post 
Secondary; Public Recreation; Child Care Facilities; Public Utility and Accessory uses.   

The dimensional requirements in this zone are as follows: 

DIMENSIONAL  

REQUIREMENT 

MINIMUM AREA 

Minimum Lot Size 10,000 SF 

Minimum Frontage 100’ 

Minimum Front Yard None 

Minimum Rear Yard None 

Minimum Side Yard 10’ abut a lot; 

None abut a street 

Minimum Building Height 75’ 

Maximum Building Lot Coverage None 

S.F. of Land Area per Dwelling Unit 1,000 
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Zoning (Continued): 

The proposed development of the subject property, with a mixed use development with 182 
residential units, 60,000 square feet of retail and office space and 20-25 additional residential 
townhouse units, along with park and boat dock areas, would be considered a legal conforming use 
in the CWD district.  Art Nickless, of Norway Plains Associates, has applied the zoning regulations 
to the subject property in order to estimate a maximum density residential development (See 
Addenda).  His analysis indicated that the subject property could accommodate 288 residential units 
if maximized.  This figure will be utilized in the valuation analysis based on the Highest and Best 
Use scenario. 

Deed Restrictions: 

For the purpose of this appraisal, it is assumed there are no deed restrictions which would interfere 
with development of the subject property. 

Easements/Encroachments: 

Based on the most recent deeds and site plans for the subject property, there are no encumbrances on 
the subject property at the present time.  The proposed development will have a retained access 
easement at a yet to be specified location that will allow for pedestrian and vehicular access to 
accommodate spring and fall boat commissionings by seasonal users of a possible future marina.  
There will be a possible future access easement located in the northwestern portion of the parcel that 
would provide pedestrian and vehicular access to an abutting parcel of land.  There are no other 
known existing or proposed encumbrances on the subject property. 
 

On-Site Improvements: 

At the present time, the subject property is improved with a waste water pump building, a garage 
storage building and a temporary storage structure.  There is a pier located in the northern portion of 
the parcel along the Cocheco River.  This pier area has been used for the unloading of the dredge 
material from the Cocheco River.  There are several areas located along the Cocheco River that have 
a stone riprap. 

Proposed Development: 

It is noted that there has been several development scenarios proposed for the parcel and there has 
been some minor discrepancies on the number of units and square footage.  The following 
description is based largely on information from the Term Sheet.  The proposed development of the 
subject property will contain 182 residential units and 60,000 square feet of retail, office and 
restaurant space located on the main portion of the parcel with an additional 20-25 residential 
townhouse units located on the Bluffs.  The development will also have a pedestrian bridge 
(relocated from its current location), a public dock area, a boardwalk, a retail sidewalk and a pier 
area.  The pier will be located in the northern portion of the parcel containing four small buildings 
that will house food, picnic, ticket and lavatory areas.   

The Developer (Dickinson Development) has prepared a preliminary budget and cash flow analysis 
on the subject’s development that contains 5 phases (See Addenda).  The phasing identifies hard 
cost assumptions for the mixed use development throughout a forecasted sellout.   
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SUMMARY OF THE PROPOSED IMPROVEMENTS 
 

The following building description is based on preliminary and general information provided to the 
appraiser by Ed Shaw of Dickinson Development.   

At the present time, there are no detailed building plans or specifications available on the subject’s 
proposed buildings.  There is a preliminary Architectural Character and Scale plan (See Addenda) 
that shows a typical garden style layout.  In this plan, the garden style units range in size from 1,050 
square feet to 1,500 square feet.  Based on the Dickinson’s figures, the average residential unit size 
in the development will be 1,555 square feet.  The development plans calls for the construction of 
various types of building areas including: Residential; Residential/Flex and Retail/Residential; 
Office; Restaurant; Commercial/Residential; and Garage.  A summary of the various building areas, 
along with the Developer’s estimate of phasing, is as follows: 

 

SPACE  BUILDING

NUMBER 

SQUARE FEET 

Office 1 40,000 

Commercial/Residential 2 & 3 16,700 

Restaurant 4 5,000 

Residential/Flex 5 & 8 19,950 

Retail/Residential 6 & 7 8,350 

Residential 13, 14, 15 

16, 17 & 18 

279,621 

TOTAL S.F.:  369,621 

 

The various buildings will be wood, steel or masonry frame construction with pitched roofs with 
dormers and an architectural shingle roof cover.  The residential and mixed use buildings will have a 
lower level underground parking area located below the building.  The residential townhouse 
buildings and the office building will not have lower level parking areas.  The building exteriors will 
be a combination of painted clapboard, stucco or brick.   

The floor coverings in the various buildings will contain a combination of ceramic tiles, hardwood, 
wall to wall carpeting, linoleum, and VCT tiles.  The majority of the interior finishes will be painted 
sheetrock walls and ceilings.  There will be some suspended acoustical tile ceilings.  The buildings 
will have gas fired heat and air-conditioning.   

The residential units will be finished with hardwood floors in the living and dining areas and 
ceramic tiles in the kitchen and lavatory areas.  The kitchens will have granite counter tops.  The 
residential units will each be furnished with a refrigerator, stove with hood, microwave, dish washer, 
and a washer and dryer.  The commercial and office units will likely be provided as a finished space 
with little partitioning.  The tenant would be required to complete the specific interior fit-up the unit. 
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Based on the Term Sheet, Phase I of the development will include the construction of Buildings 13 
(32 residential units) and 5 (5,700 SF residential building with a flex bottom floor), plus either 
Building 4 (5,000 SF restaurant) or Buildings 6 (4,175 SF commercial & residential building) and 7 
(4,175 SF commercial & residential building).  There are additional provisions that allow the 
developer to make substitutions with some restrictions.  Phase I will also include: the completion of 
the Waterfront Park from the Washington Street Bridge to the pier; the completion of the public 
roadways, sidewalks, and utilities; and reinforcing the existing riverbank with stone riprap and 
native landscaping from the Washington Street Bridge to the basin area.   
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ASSESSMENT INFORMATION 
 

The 2006 projected equalization rate for the City of Dover was 95%.  The subject property is 
currently assessed and taxed as follows: 

2006 Assessment: 

Map 22, Lot 1:   

Land: $323,700

Building: $567,000

Total: $890,700

 

2006 Tax Rate: 

City of Dover: $18.72/$1,000 

The annual taxes at the present time for the subject property would be $16,673.90 ($18.72 x $890.7 
= $16,673.90).   

The appraiser spoke with Wil Corcoran, the Assessor for the City of Dover, in order to determine 
how the subject’s assessment could possibly change as it is subdivided to the 21.0 proposed acres 
and later developed.  Mr. Corcoran stated that the assessed value of the parcel (20 acres) would be 
approximately $80,000/acre or $1,600,000.  The annual taxes at this time for the subject property 
would be $29,952.  As the property obtains approvals, the individual units would be assessed.  A 
reasonable range of approved residential units as raw land would be from $15,000 to $25,000 per 
unit.  A reasonable per unit range once the infrastructure is completed would be from $50,000 to 
$60,000.  The riverfront nature of the subject property will likely make the upper end of these ranges 
appropriate for the subject.  Upon completion of the construction, the residential units would likely 
be assessed in the range of $175/SF (back units) to $250/SF-$275/SF (riverfront or river view units).  
The completed commercial space would likely be assessed as follows: Retail or Office Space 
($75.00/SF) and Restaurant Space ($100.00/SF to $125.00/SF).   

Mr. Corcoran stated that the approved commercial space and commercial space, upon the 
completion of the infrastructure, would be valued based on an allocation basis.  The appraiser 
estimates that a reasonable allocation for the commercial space would be $10.00/SF for the 
approved commercial space.  A per square foot assessment of $20.00/SF is estimated as being 
reasonable for the commercial space, upon completion of the infrastructure.  The above forecasted 
assessment approximations will be utilized in the discounted sellout analysis. 

According to Mr. Corcoran, the effective tax rate for the City of Dover remained constant from 2004 
($17.28) to 2005 ($17.28) and the increase from 2005 ($17.28) to 2006 ($17.78) was 2.89%.   
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HIGHEST AND BEST USE ANALYSIS 
Physically Possible: 

The first constraint imposed on the possible use of the property is dictated by the physical aspects of 
the site itself.  The size and location within a given block are the most important determinants of 
value.  In general, the larger the site, the greater it’s potential to achieve economies of scale and 
flexibility in development. The size of the parcel, considered within the provisions of the zoning, 
has considerable influence on its ultimate development.  The key determinant in developing this site 
is the permitted size of the project.  More land permits higher density development, higher floor to 
area ratios etc.  The total number of square feet allowed for a building structure tends to rise in 
proportion to the size of the lot.  Location is important when considering the subject’s proximity to 
recreational areas, work force areas, public transportation, major highways (access/visibility), etc.  

The subject property is a 21.0 acre parcel of land located in the CWD zone.  The irregular shaped 
parcel of land is located along the Cocheco River.  The subject property is accessed off of River 
Street which provided access to Henry Law Avenue and the downtown area of Dover.  There is a 
pedestrian bridge that provides access from the subject property to Washington Street.  The subject’s 
parcel is serviced with all utilities.  The parcel has a mostly level terrain with one hill area and one 
area (the Bluffs) with a steep slope.  The subject property would be able to accommodate a variety 
of commercial or residential developments.   

Legally Permissible: 

Legal restrictions, as they apply to the subject property, are private restrictions and the public 
restrictions of zoning.  The subject property is located in the CWD zone.  This zone allows for a 
variety of commercial or residential uses.  The subject property is considered a buildable parcel that 
could accommodate a number of commercial, residential, or mixed use buildings.     

Feasible Use: 

The third factor that must be determined is the feasible uses of the subject’s site.  In order to 
determine such uses, the surrounding property uses and development trends must be examined.  It 
has been recognized that the subject property is located off of an existing residential cluster 
subdivision.  The majority of surrounding land uses in the subject’s area is for single family 
residential homes.  For a site to be used at its highest and best use, that use must have the highest net 
return to the land while in context with the other limitations, and the proposed development must 
also be financially feasible.  As previously noted, the subject property could be developed with 
commercial or residential buildings.  In the marketplace, the retail prices for residential space far 
exceed that for commercial space located in the same area.   The subject’s parcel could be developed 
entirely with residential units in a private setting with access to private docking areas and a pier.  A 
small amount of commercial space could be incorporated into the development to service the 
residential units, but this would not be a requirement as the downtown area is located within walking 
distance to the subject property.   

Applying the zoning requirement of 1,000 square feet of land area per dwelling unit to the subject’s 
21.0 acre (914,760 SF) parcel, results in a possible maximum number of 914 units.  This figure does 
not take into account the physical limitations of the parcel or the market expectations and norms for 
a residential development in the area.  Art Nickless, of Norway Plains Associates, was engaged by 
the City of Dover to provide an estimate of the maximum number of residential units for the subject 
property.  His analysis (See Addenda) concludes that the subject property could reasonably 
accommodate approximately 288 residential units if maximized.   
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Highest and Best Use – As Vacant: 

In the final analysis, a determination must be made as to which feasible use is the highest and best 
use.  Demand for residential units (apartments and condominiums) in the area has remained fairly 
strong over the past few years.  Prices for residential units far exceed that of comparably finished 
commercial space in the area.  It can be reasonably concluded that the Highest and Best Use of the 
subject’s vacant 21.0 acre parcel of land is for a 288 unit residential development utilizing the 
riverfront’s docking and pier areas.  The Highest and Best Use valuation scenario in this report will 
be based on the estimated 288 residential units.   

 

Highest and Best Use – As Proposed: 

The current concept plan calls for developing the subject property with a total of 182 residential 
units and 60,000 square feet of commercial space with an additional 20-25 residential townhouse 
units on the Bluffs.  If the subject property is developed as proposed, there will be no excess or 
surplus land suitable for accommodating any future development.  Therefore, the Highest and Best 
Use of the subject property, as proposed, is for the proposed 182 residential units and 60,000 square 
feet of commercial space with an additional 20-25 residential townhouse units on the Bluffs.  The 
Concept Plan valuation scenario in this report will utilize the residential and commercial unit mix as 
currently proposed for the subject property. 
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MARKETABILITY AND APPEAL 
 

As it specifically relates to the subject property, the demand for both residential condominiums and 
commercial space in downtown Dover has been on the increase for the past several years.  There has 
been several smaller scale residential condominium developments constructed in the downtown area 
of Dover over the past few years.  In 2004, existing multi-tenant apartments buildings located on 
191 Washington Street, 709 Central Avenue and 25 School Street, to name a few were converted to 
residential condominiums.  New units were constricted on 204 Washington Street.  In 2005, there 
were several downtown condominium conversions that included: the Cricket Brook Apartments 
located on 93 Henry Law Avenue; 45 New York Street; and 12 Portland Avenue.  New units were 
constructed on Capital Street.  Since 2006, there have been downtown condominium conversions at 
282 Central Avenue and 55-57 Silver Street.  New downtown area units have been constructed on 
109 Portland Avenue and on Fourth Street.  The greater downtown area of Dover had in the past 
been largely a rental community dominated by apartment units located on the upper levels of the 
downtown mixed use buildings and with apartment buildings located on the interior streets.  Over 
the past few years, the nature of the greater downtown area has been trending to more of a 
residential condominium neighborhood.  With all of the new residential condominium developments 
and apartment conversion projects coming to the market, condominium ownership in the downtown 
area of Dover is becoming the norm. 

There is very few commercial condominium units currently located in the downtown area of Dover.   
The vast majority of the commercial units located along the main downtown roads including Central 
Avenue, Main Street, Washington Street and Chestnut Street are leased.  The demand for first floor 
retail, restaurant and office space in the downtown area has remained strong over the past few years.  
Rental rates have been steadily increasing with the better condition well located space commanding 
the higher rental rates in the range of $12.00/SF to $18.00/SF on a triple net basis.  Vacancy rates, 
for these first floor commercial units, ranges from 0% to 10%.  The subject’s proposed units should 
be able to command rents within this upper end range.    

The marketability and appeal of the proposed residential condominiums and commercial space of 
the subject property is considered to be good for the area.  The subject’s proposed residential units 
will be very good quality units, located in the downtown area, on a new mixed use riverfront 
development with access to the Cocheco River.  Because of these factors, the subject’s residential 
units will be unique in the downtown Dover area.  The commercial space for the subject property 
will be very good quality space, with river views, located in a new mixed use development that will 
effectively be an extension of the downtown area.  Both the subject’s proposed residential and 
commercial units should be very marketable considering the many amenities that they will have 
compared to the typical older or conversion unit in the downtown area.   

Demand for residential condominiums was strong from the late 1990’s to 2006.  Since 2006, the 
demand and prices for some residential units have lessened.  This decline in prices and demand has 
not been true across the board.  While some developments have had been experiencing lower 
demand causing a reduction is asking and sale prices, other developments have been experiencing a 
stable level of demand with no reductions is asking or sale prices.  In the future, the level of demand 
for additional residential units will largely be dictated by population growth and various economic 
factors in the region.  A recent 2006 analysis, prepared by Stephen H. Berg, MAI, SRA, of Sargent 
Appraisal in Portsmouth, examined likely housing demand through 2010 (See Addenda).  In this 
analysis, Mr. Berg utilized population trends and forecasts in order to project the likely housing 
demand for several cities and towns located in Strafford and Rockingham County.  The analysis 
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concludes that the city of Dover will have a yearly required housing unit demand of 255 units 
through to 2010.  The historical pace for the City of Dover, from 2000 to 2004, was only 190 units 
per year.  This translates into a potential deficit of 65 units per year in Dover.  The subject’s 
development will add up to 207 additional residential units to the Dover marketplace.  Over a ten 
year sellout period, there would be an annual unit gain of 20.7 units.  The subject’s annual unit gain 
would only satisfy 32% (20.7/65) of the forecasted unit deficit for Dover.  In the final analysis, the 
Berg report implies that there may be a sufficient population in Dover to support a residential 
development the size of the subject property.  Based on square footage, the commercial space for the 
subject property represents only 16% of the total building area in the mixed use development.  
Based on absorption history of other mixed use developments in the Seacoast, it is concluded that 
the subject’s commercial space would be able to be absorbed at a rate equal to that of the residential 
space.  As the subject’s residential units are constructed and sold, it would be reasonable that a 
comparable percentage of commercial space would be able to be supported by the development.   

The subject’s proposed mixed use development is best suited for a developer seeking to construct 
and sell the residential and commercial units over a holding period.  The subject property contains a 
main portion and the Bluffs portion located on a raised portion of the parcel.  The topography 
differences between these two areas makes it physically and practically possible that the Bluffs 
portion of the property could be sold off from the main portion of the subject property in the future. 
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VALUATION SECTION 
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THE APPRAISAL PROCESS 
 
There are three approaches which may be used in the appraisal of real property.  These approaches 
to value include the Cost Approach, the Sales Comparison Approach and the Income Approach.  
This appraisal will utilize a Development Approach that will include a Discounted Sellout Analysis 
to develop value estimates for the subject property based on the current Concept Plan and based on 
the Highest and Best Use for the subject property.  Several sale comparables will be presented in a 
Sales Comparison Approach.  This approach will estimate component values for the commercial and 
residential components of the subject property.  A Cost Approach and an Income Approach will not 
be used in this valuation as they are not considered viable approaches to value for a proposed mixed 
use or residential development. 
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DEVELOPMENT APPROACH  
 
 

The Development Approach will utilize a Discounted Sellout Analysis which is essentially a 
residual analysis.  This approach to value involves the estimation of the present value of the net cash 
proceeds potentially receivable from the marketing and sale of the commercial and residential units.  
Consequentially, for the subject’s proposed development, this valuation requires the estimation of 
the following: 
 

1. The estimation of appropriate retail prices for the subject’s proposed residential and 
commercial units.   

 
2. The estimation of an appropriate absorption or marketing period for the subject’s units. 

 
3. An estimate of the architectural and engineering costs for the development. 

 
4. The estimation of the sales expenses including marketing costs and legal fees. 

 
5. The estimation of the associated property taxes due for the subject property during the 

sellout period. 
 

6. The estimation of costs associated with the completion or development of the 
infrastructure.   

 
7. An estimate of the building costs for the proposed residential and commercial buildings 

of the development. 
 

8. An estimate for entrepreneurial profit and miscellaneous expenses. 
 

9. The estimation of the appropriate discount rate applicable to net cash proceeds. 
 
The analysis on the following pages will combine all of the above estimates in a Discounted Sellout 
which will result in an estimate of the present values of the net cash proceeds.  This Development 
Approach will first estimate the market value of the subject property based on the Concept Plan.  
The second valuation scenario will value the subject property based on the Highest and Best Use 
(288 residential units).   
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1. Analysis of Individual Unit Value Estimates – Concept Plan: 
 
The subject’s development will contain 182 residential units, 60,000 square feet of retail, office or 
restaurant space and 20-25 additional residential townhouse units located on the Bluffs.  While the 
residential units will vary in size, the average unit size will be approximately 1,555 square feet.  The 
desirability of the units within the development will vary as the river-front or river-view units will 
likely command more on a per square foot basis than the rear units that obstructed or no river views.  
This analysis will estimate an average base year per square foot price for a typical residential unit of 
the subject’s development.  In order to find truly comparable sales of residential condominiums, the 
appraiser considered sales from dozens of developments located in the greater Seacoast area and in 
Southern New Hampshire.  The subject’s proposed development is very unique for Dover.  At the 
present time, there is no condominium development that is directly comparable with the subject’s 
development.  In fact, the subject’s mixed use riverfront development will be somewhat unique to 
the Seacoast area and Southern New Hampshire.  While there are no directly comparable 
developments in Southern New Hampshire, there are several developments that offer somewhat 
similar amenities as compared to the subject.   
 
The typical residential condominium development located in Dover is either a garden style or a 
townhouse development located outside of the downtown area with no river amenity.  These 
developments such as the Capital Street Townhouses, Tamarack at Dover, River Run and Bellamy 
Crossing are generally average quality wood frame units with standard or slightly upgraded interiors 
that are selling for approximately $150.00 to $170.00 per square foot.  These typical Dover units set 
the lower end of the range in the marketplace.  The typical residential condominium development 
located in the very desirable nearby City of Portsmouth is either a garden style or a townhouse 
development located in the greater downtown area.  Many of these condominium developments are 
located near Market Square or near the Piscataqua River with very good city or waterfront views.   
These developments such as 6-16 Congress Street, the Porter Street Townhouses, Harbor Hill and 
Harbor Place are generally very good or excellent quality units with highly upgraded interiors that 
are selling for approximately $250.00 to $500.00 per square foot.  These high-end Portsmouth units, 
while not all located on the riverfront, are considered to be more desirable than the subject’s units 
setting the upper end of the range in the marketplace.   
 
In the final analysis, the appraiser has selected six comparable developments that are considered to 
be comparable to the subject’s development in one way or another.  Comparable Development #1 is 
a typical Dover townhouse development.  This development will represent where the bulk of the 
residential condominium sales take place in Dover.  Comparable Developments #2, #3 and #6 are 
new construction multi-story condominiums located in Manchester or Nashua located along a river 
with river views.  These developments will be competing directly with the proposed units of the 
subject.  Comparable Development #4 is a recent rehab condominium development located on 
Central Avenue is Dover.  This development, while much smaller is development size and unit size 
as compared to the subject’s, will demonstrate the upper end of the per square foot prices in 
downtown Dover.  Comparable Development #5 is a large age-restricted residential condominium 
development located on Spruce Creek in Kittery.  This development will also be competing directly 
with the proposed units of the subject.   
 
Following a location map, the six Comparable Developments will be summarized and later 
compared to the proposed residential units of the subject property. 
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COMPARABLE DEVELOPMENT #1 
HARVEST PLACE 

DOVER POINT ROAD,  DOVER, NH 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOCATION:      Dover Point Road, Dover, NH 
 UNITS:     7 Townhouse Units 
 SALE DATES:     June 2006 – October 2006 
 SALE PRICE RANGE:  $237,000 to $251,900 
 UNIT SIZE:    1,539 SF 
 PRICE PER S.F.:   $154.00/SF to $165.04/SF 
 AVERAGE PRICE PER S.F.: $158.75/SF 
 ABSORPTION RATE:  1.40/Month; 16.8/Year 
 
 RECENT SALES:   

UNIT # SALE DATE SALE PRICE S.F. $/S.F. 
1 6/20/06 $251,900 1,539 $163.68 
2 7/7/06 $241,000 1,539 $156.60 
4 8/11/06 $239,000 1,539 $155.30 
5 8/18/06 $243,000 1,539 $157.89 
6 6/21/06 $237,000 1,539 $154.00 

 
 COMMENTS:  These townhouse units contain 2 to 3 bedrooms, 1.5 baths and a ground level 
 garage.  These units are considered to be of good quality construction and finish.  The 
 development is located on Dover Point Road in a mixed use area.   The developer is 
 currently constructing three additional units which are listed for sale for $239,000 to 
 $245,000. 
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COMPARABLE DEVELOPMENT #1 
HARVEST PLACE 

DOVER POINT ROAD,  DOVER, NH 
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COMPARABLE DEVELOPMENT #2 
THE POINTE 

55 RIVER FRONT DRIVE, MANCHESTER, NH 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOCATION:      55 River Front Drive, Manchester, NH 
 UNITS:     68 Garden Style Units 
 SALE DATES:     November 2005 to April 2007 
 SALE PRICE RANGE:  $292,100 to $315,850 
 UNIT SIZE:    1,350 SF to 1,560 SF 
 PRICE PER S.F.:   $188.46/SF to $224.71/SF 
 AVERAGE PRICE PER S.F.: $207.22/SF 
 ABSORPTION RATE:  2.12/Month; 25.4/Year 
 
 RECENT SALES:   

UNIT # SALE DATE SALE PRICE S.F. $/S.F. 
117 11/6/06 $315,850 1,560 $202.47 
301 1/5/07 $311,900 1,560 $199.94 
121 1/5/07 $313,900 1,560 $201.22 
307 2/27/07 $294,000 1,560 $188.46 
303 3/29/07 $301,950 1,560 $193.56 

 
 COMMENTS:  These garden style units contain 2 bedrooms, 2 baths and under ground 
 parking.  These units are considered to be of good quality construction and finish.  The 
 typical finish includes granite kitchen counters, 9’ ceilings, a gas fireplace and balconies 
 with views of the Merrimack River.  This development is located on River Front Drive at 
 Exit #6 of I-293 along the Merrimack River near downtown Manchester.   
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COMPARABLE DEVELOPMENT #2 
THE POINTE 

55 RIVER FRONT DRIVE, MANCHESTER, NH 
 

 
 

 
 
 
 
 
 
 
 
 



 
White Appraisal 

53

COMPARABLE DEVELOPMENT #3 
RIVERWALK PLACE 

RIVERWALK WAY, MANCHESTER, NH 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOCATION:      Riverwalk Way, Manchester, NH 
 UNITS:     45 Townhouse Units 
 SALE DATES:     December 2005 to April 2007 
 SALE PRICE RANGE:  $300,000 to $606,000 
 UNIT SIZE:    1,699 SF to 2,163 SF 
 PRICE PER S.F.:   $176.57/SF to $280.17/SF 
 AVERAGE PRICE PER S.F.: $215.74/SF 
 ABSORPTION RATE:  0.76/Month; 9.18/Year 
 
 RECENT SALES:   

UNIT # SALE DATE SALE PRICE S.F. $/S.F. 
8C 8/18/06 $309,900 1,699 $182.40 
8A 8/25/06 $399,556 2,163 $184.72 
8D 3/15/07 $300,000 1,699 $176.57 
5F 3/26/07 $519,453 2,163 $240.15 
5A 4/20/07 $606,000 2,163 $280.17 

 
 COMMENTS:  These townhouse style units contain 2 or 3 bedrooms, 2 or 3 baths and a  
 ground level garage.  These units are considered to be of very good quality construction and 
 finish.  The typical finish includes hardwood floors, a gas fireplace and balconies  with views 
 of the Merrimack River.  This development is located on Riverwalk Place  adjacent to Fisher 
 Cat Stadium and a riverwalk near downtown Manchester.   
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COMPARABLE DEVELOPMENT #3 
RIVERWALK PLACE 

RIVERWALK WAY, MANCHESTER, NH 
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COMPARABLE DEVELOPMENT #4 
WOODMAN CONDOMINIUMS 

266-286 CENTRAL AVENUE, DOVER, NH 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOCATION:      266-286 Central Avenue, Dover, NH 
 UNITS:     12 Garden Style and Two-story Units 
 SALE DATES:     August 2006 to February 2007  
 SALE PRICE RANGE:  $140,000 to $185,000 
 UNIT SIZE:    562 SF to 1,191 SF 
 PRICE PER S.F.:   $223.40/SF to $260.66/SF 
 AVERAGE PRICE PER S.F.: $244.62/SF 
 ABSORPTION RATE:  0.63/Month; 7.50/Year 
 
 RECENT SALES:   

UNIT # SALE DATE SALE PRICE S.F. $/S.F. 
6 8/28/06 $140,000 604 $231.79 
5 12/29/06 $147,000 658 $223.40 
4 1/12/07 $165,000 633 $260.66 
2 2/5/07 $163,500 656 $249.24 
3 2/23/07 $185,000 717 $258.02 

 
 COMMENTS:  These garden style and two-story style units contain 1 or 2 bedrooms, 1 or 2 
 baths and an elevator.  These units are located in a renovated brick  mixed use building.  
 They are considered to be of good quality construction and finish.  The typical finish 
 includes tile and hardwood floors, cherry cabinets and high ceilings.  There are some units 
 with views of the downtown.  This development is located on Central Avenue across from 
 the City Hall in downtown Dover.     
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COMPARABLE DEVELOPMENT #4 
WOODMAN CONDOMINIUMS 

266-286 CENTRAL AVENUE, DOVER, NH 
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COMPARABLE DEVELOPMENT #5 
SHEPARD’S COVE 

SHEPARD’S COVE, KITTERY, ME 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOCATION:      Shepard’s Cove, Kittery, ME 
 UNITS:     115 Garden Style, Townhouse and Detached Units 
 SALE DATES:     June 2004 to April 2007  
 SALE PRICE RANGE:  $264,900 to $747,567 
 UNIT SIZE:    1,174 SF to 4,000 SF 
 PRICE PER S.F.:   $220.75/SF to $320.60/SF 
 AVERAGE PRICE PER S.F.: $269.16/SF 
 ABSORPTION RATE:  1.71/Month; 20.47/Year 
 
 RECENT SALES:   

UNIT # SALE DATE SALE PRICE S.F. $/S.F. 
C105 3/2/07 $382,900 1,556 $246.08 
E101 3/7/07 $532,199 1,660 $320.60 
E304 3/9/07 $349,900 1,395 $250.82 
E107 3/30/07 $494,900 1,660 $297.95 
C106 4/6/07 $274,900 1,206 $227.94 

 
 COMMENTS:  These age-restricted garden style, townhouse and detached units contain 1, 2 
 or 3 bedrooms, 1 or 2 baths and lower level garages.  These units are considered to be of 
 very good quality construction and finish.  The typical finish includes hardwood floors, a gas 
 fireplace and balconies with views of Spruce Creek.  There is a clubhouse, a dock area, a 
 boat house and walking trails on 42.5 acres.  This development is located in a wooded 
 residential area on Spruce Creek in Kittery.   
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COMPARABLE DEVELOPMENT #5 
SHEPARD’S COVE 

SHEPARD’S COVE, KITTERY, ME 
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COMPARABLE DEVELOPMENT #6 
JACKSON FALLS 

52 MAIN STREET, NASHUA, NH 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 LOCATION:      52 Main Street, Nashua, NH 
 UNITS:     22 Garden Style Units 
 SALE DATES:     March 2007 to April 2007 
 SALE PRICE RANGE:  $359,500 to $439,900 
 UNIT SIZE:    1,323 SF to 1,398 SF 
 PRICE PER S.F.:   $257.15/SF to $332.50/SF 
 AVERAGE PRICE PER S.F.: $294.83/SF 
 ABSORPTION RATE:  1.0/Month; 12.0/Year 
 
 RECENT SALES:   

UNIT # SALE DATE SALE PRICE S.F. $/S.F. 
504 3/2/07 $439,900 1,323 $332.50 
201 3/9/07 $359,500 1,398 $257.15 
406 U.A. $439,900 1,383 $318.08 

 
 COMMENTS:  These garden style units contain 2 bedrooms, 2 baths and a lower level 
 parking garage.  These new construction units are considered to be of very good quality 
 construction and finish.  The typical finish includes hardwood floors, a gas fireplace and 
 balconies with views of the Nashua River.  This development is located on Main Street in the 
 downtown area of Nashua.    
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COMPARABLE DEVELOPMENT #6 
JACKSON FALLS 

52 MAIN STREET, NASHUA, NH 
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Summary of the Residential Condominium Sale Comparables 
 
The preceding improved sales are summarized below in outline form: 
 
COMP# LOCATION SALE DATES AVERAGE PER S.F. PRICE 

#1 Harvest Place 
Dover Point Road 
Dover, NH 

6/06-10/06 $158.75 

#2 The Pointe 
55 River Front Drive 
Manchester, NH 

11/05-3/07 $207.22 

#3 Riverwalk Place 
Riverwalk Way 
Manchester, NH 

12/05-4/07 $215.74 

#4 Woodman Condominiums
266-286 Central Avenue 
Dover, NH 

8/06-2/07 $244.62 

#5 Shepard’s Cove 
100 Shepard’s Cove 
Kittery, ME 

6/04-4/07 $269.16 

#6 Jackson Falls 
52 Main Street 
Nashua, NH 

3/07-4/07 $294.83 

 
Sales Comparison Approach – Analysis 
 
The previous sales are considered to approximately reflect typical investment motivations.  The 
units of comparison were developed using average per square foot sales prices from each of the six 
comparable developments. The Sales Price Per Square Foot indicator is applicable to each of the 
properties. However, it is a common element which is general in nature and takes account of all 
influence without specifically identifying their impact. Variations are generally attributable to 
amenities, finishes, quality, size, and location of the residential condominium unit.  The comparable 
sales have average indicated per square foot prices from $158.75 to $294.83.       
 
Market Trends: 
 
The recent purchasers of these very good quality residential condominiums include: the over 55 
individual seeking to downsize from a detached residence; a young professional seeking a 
maintenance free lifestyle; or individuals seeking a condominium with either the riverfront or the 
downtown amenity.  These units would not typically sell to an investor seeking to purchase a unit 
that can provide cash flow.  The demand for these very good quality residential condominiums has 
remained strong as evidenced by the continuance of sales for many of the comparable developments.  
Prices for these residential units have generally remained stable over the past couple of years.    
There are some developments that have experienced slight increases or slight decreases in prices 
over the past year. 
 
On the following page, each of the six comparables are compared to a typical residential unit of the 
subject property and adjusted for condition, location, amenities and size.   
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Overall Adjustments to Comparable Developments 
 
 

The average or typical unit of each of the comparable developments will be compared to a typical 
residential condominium unit of the subject property and adjusted for condition, location, amenities 
and size.  For comparison purposes, the average unit of the subject property will be a 1,555 square 
foot garden style unit in very good overall condition, located in a good residential condominium 
location, with river views and river access.   
 
Comparable Development #1 is a 7 unit townhouse style development (Harvest Place) located on 
Dover Point in Dover.  This development represents a typical good condition development with no 
river amenity in Dover.  These units are in good overall condition slightly less desirable than that of 
the subject property.  These units are located in an above average residential location inferior to the 
good residential location of the subject property.  This development has no river or view amenity, 
inferior to the subject.  These units contain 1,539 square feet which is similar in size as compared to 
the 1,555 square feet of the typical unit of the subject.  After considering all of these comparisons, a 
large upward overall adjustment is made to the average per square foot sale price of this comparable 
development of $158.75.   
 
Comparable Development #2 is a 68 unit garden style development (The Pointe) located on River 
Front Drive in Manchester.  This development represents a typical very good condition in-town 
development with river views.  These units are in very good overall condition as desirable as 
compared to that of the subject property.  These units are located in an above average residential 
location inferior to the good residential location of the subject property.  This development has river 
views but no access to the river which is inferior to the subject.  These units are generally similar in 
size as compared to the 1,555 square feet of the typical unit of the subject.  After considering all of 
these comparisons, a moderate upward overall adjustment is made to the average per square foot 
sale price of this comparable development of $207.22. 
 
Comparable Development #3 is a 45 unit townhouse style development (Riverwalk Place) located 
on Riverwalk Way in Manchester.  This development represents a typical very good condition in-
town development with river views.  These units are in very good overall condition as desirable as 
compared to that of the subject property.  These units are located in a good residential location 
similar to the good residential location of the subject property.  This development has river views 
but no access to the river which is inferior to the subject.  These units are generally slightly larger in 
size as compared to the 1,555 square feet of the typical unit of the subject.  After considering all of 
these comparisons, a slight upward overall adjustment is made to the average per square foot sale 
price of this comparable development of $215.74. 
 
Comparable Development #4 is a 12 unit garden and townhouse style development (Woodman 
Condominiums) located on Central Avenue in Dover.  This development represents a lower quality 
in-town Dover development with no river amenity.  These units are in good overall condition, 
slightly less desirable as compared to that of the subject property.  These units are located in an 
above average residential location inferior to the good residential location of the subject property.  
This development has no river views or river access which is inferior to the subject.  These units are 
generally much smaller in size as compared to the 1,555 square feet of the typical unit of the subject.  
After considering all of these comparisons, a slight downward overall adjustment is made to the 
average per square foot sale price of this comparable development of $244.62. 
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Comparable Development #5 is a 115 unit garden and townhouse style development (Shepard’s 
Cove) located on Shepard’s Cove in Kittery.  This development represents a typical very good 
condition age-restricted riverfront development.  These units are in very good overall condition as 
desirable as compared to that of the subject property.  These units are located in a good residential 
location similar to the good residential location of the subject property.  This development has river 
views and river access which is similar to the subject.  These units are generally slightly larger in 
size as compared to the 1,555 square feet of the typical unit of the subject.  These units are located in 
a private residential development with a clubhouse building which is slightly superior to that of the 
subject property.  After considering all of these comparisons, a slight downward overall adjustment 
is made to the average per square foot sale price of this comparable development of $269.16.   
 
Comparable Development #6 is a 22 unit garden style development (Jackson Falls) located on Main 
Street in Nashua.  This development represents a typical very good condition in-town development 
with river views.  These units are in very good overall condition as desirable as compared to that of 
the subject property.  These units are located in a very good residential location in Nashua slightly 
superior to the good residential location of the subject property.  This development has river views 
but no access to the river which is inferior to the subject.  These units are generally slightly smaller 
in size as compared to the 1,555 square feet of the typical unit of the subject.  After considering all 
of these comparisons, a downward overall adjustment is made to the average per square foot sale 
price of this comparable development of $294.83. 
 

Average Square Foot Price for Residential Units 
 

After all adjustment considerations and considering the physical factors of  a typical residential 
condominium of the subject property, (condition, amenities, location, and size), an overall range of 
per square foot prices from approximately $215.00 to $245.00 is derived.  The appraiser concludes 
that this would be a reasonable range of prices for the various units in the development.  Of course, 
the units with superior river views, location in the development or design would command prices at 
the upper end of this range and the units without these amenities would command prices at the lower 
end of the range.  For the Discounted Sellout Analysis, a mid-point per square foot price of $230.00 
will be utilized for the residential units.   
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Analysis of Square Foot Price for Commercial Space 
 
 

In the greater Seacoast marketplace, there are very few commercial condominium sales from which 
to derive a square foot price for the subject’s 60,000 square feet of commercial space.  There are a 
couple of recently constructed mixed use developments located in Portsmouth where there was a 
combination of commercial and residential condominiums.  The developments located at 10 
Congress Street and 1039 Islington Street contains a mixture of commercial and residential space.  
Because these developments are located in the much more desirable City of Portsmouth, it is 
considered near impossible to make a meaningful and reliable comparison to the subject’s 
commercial space.  Lacking any truly comparable commercial condominium units in the area from 
which to extract per square foot prices, the appraiser will utilize an income analysis.  This income 
analysis will estimate an average per square foot triple net rental rate for the subject’s commercial 
space and then translate the NOI for the space into a value estimate.  In the downtown area of 
Dover, there is a fair amount of recent rental data available to compare to the proposed commercial 
space of the subject’s development.   
 
Following a location map on the next page, several commercial rent comparables will be 
summarized and later compared to the subject’s commercial space.   
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Rental Comparable #1 

 
 Address:  364 Central Avenue, Dover, NH 
 
 Lessor:  SugarShack Rental Properties, LLC 
 
 Lessee:  James M. McSharry and Larry Hamel 
 
 Type of Space:  5,000 SF of first floor Retail Space  
 
 Lease: This first floor commercial unit leased in July of 2004 for $9.60/SF on a triple net 
 basis.  This was a five year fixed rate lease.  There is one 5-year renewal option based on a 5-
 year CPI escalator or a 10% increase, whichever is less.   
    
 Comments:  This retail unit contains four storefront retail areas.  This retail space is 
 currently utilized as a combination of retail, restaurant and lounge space.  There is a full 
 basement area for storage space.  The Lessee has subleased the corner unit as retail space 
 (Rental Comparable #8).  This unit is in very good overall condition.  This downtown Dover 
 location is considered to be good.     
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Rental Comparable #2 

 
 Address:  100 Main Street, Dover, NH 
 
 Lessor:  Roemer 
 
 Lessee:  Blue Latitudes 
 
 Lease: This 4,470 square foot ground level commercial unit was leased on April 1, 2004 for 
 $11.50/SF on a modified gross basis.  The lessee pays for utilities to the unit along with 
 $1.00/SF for property taxes.  The effective triple net lease rate for this unit was $9.50/SF.  
 This was a 5-year lease with 5% annual escalators.   
 
 Comments:  This restaurant unit was last used as office space.  The tenant completed the fit-
 up for this restaurant unit.  The unit had in place two lavatories.  This unit is located at 100 
 Main Street in a multi-tenant former mill building just off of a large open courtyard.  There 
 is effectively no on-site parking for this unit.  There is some municipal street parking in the 
 area.  This unit has a large front dining area with rear kitchen, office and lavatory areas.  The 
 overall condition of this unit is good.  This unit is located in a multi-tenant (retail & office) 
 building in an above average commercial location.  
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Rental Comparable #3 
 

 Address:  Cocheco Falls Millworks, 100 Main Street, Dover, NH 
 
 Lessee:  Sellmytimesharenow.com 
 
 Leased Space:  12,400 square feet of office space  
 
 Lease:  The origination date for this lease was January 1, 2006.  This was a five year lease. 
 The first year modified gross lease rate was $13.16/SF.  The effective first year triple net 
 lease rate was approximately $11.00/SF.  The rent escalates 5% annually.   
  
 Comments:  This 12,400 square foot office unit is located in a multi-tenant office building 
 (The Cocheco Falls Millworks) that is a converted mill building.  This unit has exposed brick 
 walls, several private offices, open office areas, a conference room, a kitchen area and 
 private lavatories.  There is some on-site parking for this development (12 spaces for this 
 unit) with additional off-site parking also available serviced by a shuttle trolley.  The overall 
 condition of this space is very good.  This is considered an above average office location on 
 Main Street.   
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Rental Comparable #4 

 
 Address:  340 Central Avenue, Dover, NH 
 
 Lessor:  Sarnia Properties, LLC 
 
 Lessee:  Mojitos 
 
 Type of Space:  4,800 SF of first floor Retail Space  
 
 Lease: This first floor commercial unit leased on November 1, 2006 for a first year rental 
 rate of $12.00/SF on a triple net basis.  This is a five year lease that has an annual CPI 
 escalator.    
 
 Comments:  This multi-tenant building contains several retail units on the first floor and 
 several office suites on the upper levels.  This unit was last occupied by the Crescent City 
 Bistro Restaurant.  The owner re-worked two lavatories and the tenant completed the 
 remainder of the fit-up.  There is a small on-site rear parking area.  The overall condition of 
 this commercial unit is good.  This downtown Dover location is considered to be good.     
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Rental Comparable #5 

 
 Address:  257 Central Avenue, Dover, NH 
 
 Lessor:  McQuade 
 
 Lessee:  Available Space 
 
 Type of Space:  4,000 SF of first floor Retail Space  
 
 Lease: This first floor commercial unit is currently available for lease with an asking rental 
 rate of $12.50/SF on a triple net basis.   
    
 Comments:  This free-standing retail building contains a large open front retail area with 
 rear office, storage and lavatory areas.  This building was last occupied by West Coast 
 Video.  There is a small on-site parking area.  The overall condition of this commercial 
 building is good.  This downtown Dover location is considered to be good.     
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Rental Comparable #6 
 

 Address:  421 Central Avenue, Dover, NH 
 
 Lessor:  421 Central Avenue, LLC 
 
 Lessee:  Trophies Sports Bar 
 
 Type of Space:  2,200 SF of second floor lounge space  
 
 Lease: This second floor commercial unit leased in March of 2006 for $13.00/SF on a triple 
 net basis.  This was a 5-year lease with one three-year renewal option.  The rent escalates as 
 follows: YR1-YR3: $13.00/SF; YR4 & YR5: $13.65/SF.  The net charges for this unit total 
 approximately $2.50/SF.   
    
 Comments:  This was a renewal of a prior lease with Daniel’s Sports Bar.  Trophies Sports 
 Bar purchased the business and they had 8 months remaining on the lease.  This second floor 
 space is accessed by an interior set of stairs.  There is a large open lounge area, a pool room, 
 a rear kitchen area and lavatory areas.  This space was in good overall condition.  This 
 downtown Dover location is considered to be good.     
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Rental Comparable #7 
 

 Address:  422 Central Avenue, Dover, NH 
 
 Lessor:  Brian Fischer 
 
 Lessee:  One Second Computer 
 
 Type of Space:  3,000 SF of first floor Retail Space  
 
 Lease: This first floor commercial unit leased in April of 2005 for $14.00/SF on a triple net 
 basis.  There is a 3% annual escalator for this 5 year lease.   
    
 Comments:  This retail unit is located in a multi-unit retail building located on Central 
 Avenue in downtown Dover.  The unit has two front storefronts.  There are front open 
 display areas, central work area and rear office, storage and lavatory areas.  There is no on-
 site parking.  The overall condition of this commercial building is good.  This downtown 
 Dover location is considered to be good.     
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Rental Comparable #8 
 

 Address:  364 Central Avenue, Dover, NH 
 
 Lessor:  James McSharry & Louis Hamel 
 
 Lessee:  The Dover Wine Company 
 
 Type of Space:  1,000 SF of first floor Retail Space  
 
 Lease: This first floor commercial unit leased in July of 2006 for $22.20/SF on a modified 
 gross basis.  This was a three year fixed rate lease.  The effective triple net lease rate is 
 approximately $18.20/SF.   
    
 Comments:  This retail unit is located in the first floor of the commercial unit of the subject 
 property.  This lease is a sublease of a portion of the 5,000 square foot unit that is leased to 
 McSharry and Hamel (Rental Comparable #1).  This corner retail unit has a front entrance 
 that accesses an open retail area.  There is a small rear storage area and a lavatory.  This unit 
 is in very good overall condition.  This downtown Dover location is considered to be good.     
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ANALYSIS OF COMMERCIAL RENT COMPARABLES  
 

Eight comparable retail, restaurant or office units located in the downtown area of Dover have been 
analyzed. The triple net rental rates range from a low of $9.50 per square foot to a high of $18.20 
per square foot. The largest determinant for the rental rate appears to be the size and condition of the 
unit along with the terms of the lease. Of course, other factors are important in determining the 
rental rate including: location, access, parking and visibility. 

The subject property will contain a total of 60,000 square feet of retail, restaurant and office space.  
The unit sizes for this space is not known other than the individual buildings will range in size from 
5,000 square feet to 40,000 square feet.  For the purpose of this analysis, a typical unit size of 5,000 
square feet will be utilized.  The typical unit will be in very good condition located in a good 
commercial location.  Overall comparisons will be made with each of the eight comparable rentals.   

Rental Comparable #1 is a slightly older lease of a 5,000 square foot retail unit located on Central 
Avenue in Dover.  The initial lease rate was $9.60/SF on a triple net basis.  This property is located 
in a similar (good) commercial location as compared to that of the subject property.  This 5,000 
square foot unit is similar in size as compared to the 5,000 square foot unit of the subject property.  
The overall condition of this unit is similar as compared to that of the subject property.  Based on 
the previous comparisons, the overall adjustment for this rental comparable is slightly upward. 

Rental Comparable #2 is a slightly older lease of a 4,470 square foot retail unit located on 100 Main 
Street in Dover.  The initial lease rate was $9.50/SF on a triple net basis.  This property is located in 
an inferior (above average) commercial location as compared to that of the subject property.  This 
4,470 square foot unit is slightly smaller in size as compared to the 5,000 square foot unit of the 
subject property.  The overall condition of this unit is slightly inferior as compared to that of the 
subject property.  Based on the previous comparisons, the overall adjustment for this rental 
comparable is upward. 

Rental Comparable #3 is a recent lease of a 12,400 square foot office unit located on 100 Main 
Street in Dover.  The initial lease rate was $11.00/SF on a triple net basis.  This property is located 
in an inferior (above average) commercial location as compared to that of the subject property.  This 
12,400 square foot unit is much larger in size as compared to the 5,000 square foot unit of the 
subject property.  The overall condition of this unit is similar to that of the subject property.  Based 
on the previous comparisons, the overall adjustment for this rental comparable is slightly upward.     

Rental Comparable #4 is a recent lease of a 4,800 square foot retail unit located on 340 Central 
Avenue in Dover.  The initial lease rate was $12.00/SF on a triple net basis.  This property is located 
in a similar (good) commercial location as compared to that of the subject property.  This 4,800 
square foot unit is similar in size as compared to the 5,000 square foot unit of the subject property.  
The overall condition of this unit is slightly inferior as compared to that of the subject property.  
Based on the previous comparisons, the overall adjustment for this rental comparable is slightly 
upward.   

Rental Comparable #5 is a current asking lease rate for a 4,000 square foot retail unit located on 257 
Central Avenue in Dover.  The asking lease rate is $12.50/SF on a triple net basis.  This property is 
located in a similar (good) commercial location as compared to that of the subject property.  This 
4,000 square foot unit is slightly smaller in size as compared to the 5,000 square foot unit of the 
subject property.  The overall condition of this unit is slightly inferior as compared to that of the 
subject property.  Based on the previous comparisons, the overall adjustment for this rental 
comparable is slightly upward.   
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Rental Comparable #6 is a recent lease of a 2,200 square foot retail unit located on 421 Central 
Avenue in Dover.  The initial lease rate was $13.00/SF on a triple net basis.  This property is located 
in a similar (good) commercial location as compared to that of the subject property.  This 2,200 
square foot unit is much smaller in size as compared to the 5,000 square foot unit of the subject 
property.  The overall condition of this unit is inferior as compared to that of the subject property.  
Based on the previous comparisons, the overall adjustment for this rental comparable is slightly 
downward. 

Rental Comparable #7 is a slightly older lease of a 3,000 square foot retail unit located on 422 
Central Avenue in Dover.  The initial lease rate was $14.00/SF on a triple net basis.  This property is 
located in a similar (good) commercial location as compared to that of the subject property.  This 
3,000 square foot unit is much smaller in size as compared to the 5,000 square foot unit of the 
subject property.  The overall condition of this unit is inferior as compared to that of the subject 
property.  Based on the previous comparisons, the overall adjustment for this rental comparable is 
downward. 

Rental Comparable #8 is a recent lease of a 1,000 square foot retail unit located on 364 Central 
Avenue in Dover.  The initial lease rate was $18.20/SF on a triple net basis.  This property is located 
in a similar (good) commercial location as compared to that of the subject property.  This 1,000 
square foot unit is much smaller in size as compared to the 5,000 square foot unit of the subject 
property.  The overall condition of this unit is similar as compared to that of the subject property.  
Based on the previous comparisons, the overall adjustment for this rental comparable is largely 
downward. 

The eight comparables have been individually compared and adjusted to the subject’s typical 5,000 
square foot unit. Upward overall adjustments have been made to Comparable Rentals #1, #2, #3, #4 
and #5 while downward adjustments were made to Comparable Rentals #6, #7 and #8.  Based on 
these rental comparisons, the appraiser estimates that an appropriate economic market rent for the 
typical 5,000 square foot unit of the subject property would be $12.50/SF on a triple net basis.   
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In order to translate this triple net lease rate into a market value estimate, the base year NOI for the 
60,000 square feet of commercial space must be estimated.  Allocations are made for Vacancy and 
Collection Loss (6%); Management and Leasing (5%); and Miscellaneous Expenses (1%).  A 
capitalization rate of 8.50% is estimated based on a Band of Investment Analysis and Overall Rates 
in the marketplace.  The Base Year Income and Expense Analysis for the 60,000 square feet of 
commercial space is summarized as follows:   

 

Potential Gross Income (60,000 SF x $12.50/SF):      $750,000

Less: Vacancy and Collection Losses (6.0%):  $45,000

Effective Gross Income:  $705,000

Less: Operating Expenses:    

Management and Leasing Expenses (5.0%): $35,250  

Miscellaneous Expenses (1.0%): $7,050  

Total Operating Expenses:  $42,300

  

Net Operating Income:  $662,700

Capitalized at 8.50%:  $7,796,471

 

The total market value of the 60,000 square feet of commercial space for the subject property is 
estimated at $7,796,471.  Dividing this value estimate by the 60,000 square feet of commercial 
space in the subject property, results in a per square foot value of $129.94, rounded to $130.00.  This 
per square foot value will be utilized in the Discounted Sellout Analysis.   
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2. Absorption Analysis: 
 
 
This absorption analysis for the subject property will concentrate on recent absorption data extracted 
from several comparable competing residential developments.  While past absorption results cannot 
guarantee similar future absorption results, the historical absorption rates derived from these 
competing developments will provide a concrete starting place from which to project absorption for 
the residential portion of the subject’s development.   
 
On pages #49 to #60 in this report, six competing residential developments were summarized with 
the annual absorption rates indicated.  The absorption data for these six residential developments is 
summarized as follows: 
 

COMPARABLE 
DEVELOPMENT 

LOCATION UNITS PRICE 
RANGE 

ABSORPTION
RATE 

#1 – Harvest Place Dover Point Road 
Dover, NH 

7 $237,000-$254,000 16.8/Year 

#2 – The Pointe 55 River Front Drive 
Manchester, NH 

68 $292,100-$315,850 25.4/Year 

#3 – Riverwalk Place Riverwalk Way 
Manchester, NH 

45 $300,000-$606,000 9.18/Year 

#4 – Woodman Condos 266-286 Central Ave.
Dover, NH 

12 $140,000-$185,000 7.5/Year 

#5 – Shepard’s Cove Shepard’s Cove 
Kittery, ME 

115 $264,900-$747,567 20.47/Year 

#6 – Jackson Falls 52 Main Street 
Nashua, NH 

22 $359,500-$439,900 12.0/Year 

 
 
The six previous developments have historical annual absorption rates ranging from 7.5 per year to 
20.47 per year.  The mean absorption rate for the six comparable subdivisions is 12.42 units per 
year.  The subject’s proposed residential subdivision will be competing directly with some of these 
developments.  The subject’s proposed development will likely be offering residential units priced 
from the low $300,000’s to the low $400,000’s.  Considering the quality and size of the subject’s 
development, Comparable Developments #2 and #5 are considered to be more comparable to the 
subject property than the four other comparables.  These two competing developments have 
absorption rates toward the upper end of the range (25.4/Year and 20.47/Year).  Giving more weight 
to these two competing developments, the appraiser concluded that an absorption rate of 18 units per 
year would be reasonable for the subject’s residential units.  For the proposed 182 units of the 
development, this translates into a sellout period of approximately 10 years.   
 
The subject property also contains 60,000 square feet of commercial space that will need to be 
absorbed.  In the greater Seacoast marketplace, there have been a couple of mixed use condominium 
developments that were constructed over the past couple of years.   
 
The mixed-use development located at 6-16 Congress Street in Portsmouth contains six first-floor 
retail units, six second-floor office units and 18 upper level residential units.  The shell for this five 
story building was completed in 2006.  At that time, priority was given to completing the retail units 
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and the office units.  The retail units have been selling for approximately $400.00/SF while the 
office units are selling for $275.00/SF.  The residential units in this development have been selling 
for $485,000 to $1,050,000.  At the present time, all of the retail and office units are sold while only 
half of the 18 residential units are sold.   
 
The mixed-use development located at 1038 Islington Street in Portsmouth contains 10 residential 
units and 7 commercial units.  These units were available for sale in September of 2005.  Since that 
time, 9 of the 10 residential units have sold and 6 of the 7 commercial units have sold.  The 
commercial units have been selling for approximately $240.00/SF.  The residential units in this 
development have been selling for $300,000 to $340,000.  At the present time, all but one of the 
retail and all but one of the office units have sold.   
 
While these two mixed use developments are much different in location, appeal and design as 
compared to that of the subject property, it can be concluded that the commercial units in both of 
these mixed use developments were able to be absorbed at least as fast as the residential units.  For 
the subject’s development, the commercial space (60,000 SF) represents approximately 16% of the 
total square footage of the subject’s proposed development (369,621 SF).  It would be reasonable to 
conclude that the subject’s commercial space would be able to be absorbed at a rate equal to that of 
the residential space.  As the subject’s residential units are constructed and sold, it would be 
reasonable that a comparable percentage of commercial space would be able to be supported by the 
development.   
 
The Term Sheet requires that the Developer complete Phase I “before commencing subsequent 
phases of development of the Project”.  Therefore, Buildings #4, #5 and #13 would likely be the first 
three buildings constructed in the development.  The Developer’s proposed phasing calls for 
constructing and selling a mix of commercial and residential space throughout the sellout.  This 
Sellout Analysis will contain a 10 year sellout period with an additional first year estimated for the 
completion of the engineering, approvals and completion of a portion of the infrastructure.   
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3. Architectural and Engineering Expenses: 
 
The architectural and engineering costs estimated by Dickinson Development total $3,837,045.  
Marshall and Swift Valuation Service indicated that a cost of approximately $3,150,000 would be 
appropriate for a development the size of the subject’s.  The estimate of $3,150,000 will be utilized 
in the Discounted Sellout and divided evenly over the sellout. 
 
4. Sales Expenses: 
 
Based on actual costs from similar commercial, residential and mixed use developments, marketing 
costs for marketing the units and selling commissions averages 5% of the gross sales revenues.  
Legal fees are estimated at $50,000 plus $1,000 per unit as the units sell.   
 
5. Property Taxes During Sellout: 
 
The annual taxes are based on the number of the units (completed or approved) held during each 
year of the sellout.  The first year property taxes would be based on the raw land assessment 
estimate of $1,600,000.  Therefore, the first year property taxes would total $29,952.  In each of the 
following ten years of the sellout, the forecasted assessment for the given year will be based on the 
annual average of 18.2 completed residential units and 6,000 square feet of completed commercial 
space plus the remaining interest of the approved residential and commercial space and the approved 
residential and commercial space that has the infrastructure completed.  Based on the assessment 
parameters relayed to the appraiser by Wil Corcoran, the Dover City Assessor, the first year 
assessment for the residential space will be based on a completed SF rate of $225/SF.  The first year 
rate for the units with infrastructure completed and for the units with approvals will be $60,000/unit 
and $25,000/unit, respectively.  The first year assessment for the commercial space will be based on 
a completed SF rate of $80/SF.  The first year rate for the units with infrastructure completed and for 
the units with approvals will be $20/SF and $10/SF, respectively.  Based on annual increases in 
property taxes over the past several years, an annual increase of 3% will be applied.  An annual 3% 
escalator will also be applied to the unit values and the assessment factors.  The following chart 
summarizes the appraiser’s forecast of property taxes over the holding period. 
 
YEAR ½ the Assessed Value of the 

Completed Residential 
& Commercial Units 

Assessed Value of 
Residential & 

Commercial Units 
w/infrastructure 

completed 

Assessed 
Value of 

Residential & 
Commercial 

Units 
w/approvals 

Total 
Forecasted 
Assessment 

Tax 
Rate 

Property 
Taxes 

1 N/A N/A N/A $1,600,000 $18.72 $29,952 
2 $3,423,863 $1,215,600 $4,134,400 $8,773,863 $19.28 $169,160 
3 $3,526,578 $1,252,068 $3,726,128 $8,504,774 $19.86 $168,905 
4 $3,632,376 $1,289,630 $3,289,639 $8,211,645 $20.46 $168,010 
5 $3,741,347 $1,328,319 $2,823,607 $7,893,273 $21.07 $166,311 
6 $3,853,588 $1,368,169 $2,326,652 $7,548,409 $21.70 $163,800 
7 $3,969,195 $1,409,213 $1,797,338 $7,175,746 $22.35 $160,378 
8 $4,088,271 $1,451,490 $1,234,173 $6,773,934 $23.02 $155,936 
9 $4,210,919 $1,495,034 $635,599 $6,341,522 $23.71 $150,358 

10 $4,337,247 $1,539,886 $0 $5,877,133 $24.43 $143,578 
11 $4,467,364 $0 $0  $25.16 $112,399 
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6. Development Costs:  
 
Based on several cash flow and phasing reports prepared by Dickinson Development, the total 
estimate for site work is $7,379,085 (does not include Public Improvements).  The subject property 
will contain 182 residential units and 60,000 square feet of commercial space.  If the average unit 
size for a commercial unit is 5,000 square feet, then this would make the total effective number of 
units in the development 194 (182 + 12).  Dividing the total k cost of $7,379,085 by 194 units, 
results in a per unit cost for site work of $38,037.  In the marketplace, the per unit site work costs 
typically range from approximately $20,000/unit to $40,000/unit.  Considering the extensive site 
work that will be required to level a hill portion of the subject property and to deal with the cliff area 
of the Bluffs, it would be expected that the subject’s per unit site work costs would be toward the 
upper end of this range.  The site work cost for Phase I alone is $3,825,622.  Considering the size 
and scope of the work to be completed, these site work cost estimates appear to be reasonable.  The 
Discounted Sellout will apply the Phase I costs equally in year 1 and 2.  The remaining site work 
costs will be spread equally over the remaining 9 years of the sellout.   
 
7. Building Costs:  
 
Based on several cash flows and phasing reports prepared by Dickinson Development, the total cost 
for building construction is $42,029,217.  The costs were based on per square foot building costs 
ranging from $100.00/SF to $118.00/SF.  Referencing the Marshall and Swift Valuation Service, 
and considering the size and quality of the residential and commercial buildings proposed, it appears 
that these buildings cost estimates are slightly higher than that derived by utilizing Marshall and 
Swift Valuation Service.  The Discounted Sellout will utilize a first year per square foot cost of 
$105.00 for the residential space and $95.00/SF for the commercial space.  A 3% annual escalator 
will be applied to these cost estimates.   
 
8. Entrepreneurial Profit: 
 
Based on conversations with several real estate brokers and developers familiar with residential 
subdivisions, there is a range of expected entrepreneurial profit in the marketplace.  Given the higher 
amount of risk, pure raw land developments can require an entrepreneurial profit as high as 15% to 
25% while approved projects generally require only 10% to 15%.   The subject’s proposed 
residential and commercial development has less risk than raw land as the concept plan is in place.  
Approvals will need to be obtained and estimates have been gathered for the cost of the 
infrastructure.  Based on this, the appraiser estimates Entreprenurial Profit for the subject’s proposed 
development at 12.5% of the gross sales revenue.   
 
9. Miscellaneous Expenses: 
 
An allocation is made to cover miscellaneous expenses such as impact fees and any unforeseen 
expenses associated with the development.  Based on fact that all of the major expense items have 
been addressed in detail, an estimate of 1% of the gross sales is made.     
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10. Discount Rate: 
 
The procedure used to convert periodic incomes into present value is called discounting.  The 
required yield rate of return is called the discount rate.  The appropriate discount rate for the subject 
is considered to be affected by such factors as interest rates, anticipated inflation, the risk of the 
development, and the value of future income.  A Band of Investment Analysis is utilized.  The Band 
of Investment Analysis is based on the premise that investments in income producing properties are 
typically financed with a mortgage and that the equity investor will seek to obtain the best available 
loan terms in order to maximize the potential benefits of leverage.  The estimation of a Discount 
Rate by Band of Investment Analysis develops a weighted average between the return on investment 
that is required to cover mortgage interest and the return on investment that is required to provide a 
competitive equity dividend rate. 
 
At the present time, typical mortgage terms call for 30% equity investment with 70% mortgage 
financing.  Interest rates are generally in the range of the Federal Home Loan Bank Regular Rate 
plus 2.5%.  The current FHLB Regular Rate is 5.08%.  An interest rate of 7.50% is selected as being 
appropriate for the subject.   

A real estate developer is separately being rewarded for the risk of the subject’s development in the 
Entrepreneurial Profit line of the Discounted Sellout.  The market indicates that investor’s capital 
would be attracted to a property such as the subject if a yield on equity could be obtained in the 
range of 10%.  This rate of return reflects the inherent risk of the real estate investment as compared 
to passive financial investments such as stocks and bonds.  A Discount Rate is developed by 
utilizing the Band of Investment Analysis with a weighted average as follows: 

   Debt Portion:  .70 x .096671 = .067670 
   Equity Portion: .30 x .100000 = .030000 
   Weighted Average:      .097670 

   Rounded to: 9.75% 

Based on this analysis, a discount rate of 9.75% is estimated as being appropriate for the subject’s 
development.  The Discounted Sellout Analysis on the next page translates the previous projections 
into a market value estimate of $3,400,000.   
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DISCOUNTED SELLOFF ANALYSIS - CONCEPT PLAN

     
YEARS: 0 1 2 3 4 5 6 7 8 9 10 11

# RES. UNITS AVAILABLE: 182 182.0 182.0 163.8 145.6 127.4 109.2 91.0 72.8 54.6 36.4 18.2
# RES. UNITS SOLD: 0 0 18.2 18.2 18.2 18.2 18.2 18.2 18.2 18.2 18.2 18.2
AVERAGE RES. UNIT PRICE:  $357,650 $368,380 $379,431 $390,814 $402,538 $414,614 $427,053 $439,864 $453,060 $466,652
GROSS SALES RES. UNITS: $6,509,230 $6,704,516 $6,905,644 $7,112,815 $7,326,192 $7,545,975 $7,772,365 $8,005,525 $8,245,692 $8,493,066

COMM. SPACE AVAILABLE: 60,000          60,000             60,000           54,000            48,000         42,000            36,000            30,000           24,000           18,000           12,000           6,000              
COMM. SPACE SOLD: 0 0 6,000             6,000              6,000           6,000              6,000              6,000             6,000             6,000             6,000             6,000              
AVERAGE COMM. S.F. PRICE:  $130.00 $133.90 $137.92 $142.05 $146.32 $150.71 $155.23 $164.68 $169.62 $174.71
GROSS SALES COMM. SPACE: $780,000 $803,400 $827,520 $852,300 $877,920 $904,260 $931,380 $988,080 $1,017,720 $1,048,260

TOTAL GROSS SALES: $0 $7,289,230 $7,507,916 $7,733,164 $7,965,115 $8,204,112 $8,450,235 $8,703,745 $8,993,605 $9,263,412 $9,541,326

LESS EXPENSES:
ARCHITECTURAL & ENG. EXP:  $286,364 $286,364 $286,364 $286,364 $286,364 $286,364 $286,364 $286,364 $286,364 $286,364 $286,364
LEGAL FEES: $1,000 $50,000 $18,200 $18,200 $18,200 $18,200 $18,200 $18,200 $18,200 $18,200 $18,200 $18,200
MARKETING COSTS: 5% $364,462 $375,396 $386,658 $398,256 $410,206 $422,512 $435,187 $449,680 $463,171 $477,066
PROPERTY TAXES: $29,952 $169,160 $168,905 $168,010 $166,311 $163,800 $160,378 $155,936 $150,358 $143,578 $112,399
DEVELOPMENT COSTS: $1,912,811 $1,912,811 $394,829 $394,829 $394,829 $394,829 $394,829 $394,829 $394,829 $394,829 $394,829
BUILDING COSTS: $3,137,250 $3,231,368 $3,831,597 $3,979,523 $4,098,856 $4,221,627 $4,312,713 $4,442,097 $4,575,207 $4,712,453 $4,853,836
ENTREPRENURIAL PROFIT: 12.5% $0 $911,154 $938,490 $966,646 $995,639 $1,025,514 $1,056,279 $1,087,968 $1,124,201 $1,157,927 $1,192,666
MISCELLANEOUS EXPENSES: 1% $0 $72,892 $75,079 $77,332 $79,651 $82,041 $84,502 $87,037 $89,936 $92,634 $95,413
TOTAL EXPENSES: $5,416,377 $6,966,411 $6,088,859 $6,277,561 $6,438,106 $6,602,581 $6,735,777 $6,907,619 $7,088,775 $7,269,155 $7,430,773
   
NET CASH PROCEEDS: ($5,416,377) $322,819 $1,419,057 $1,455,603 $1,527,009 $1,601,531 $1,714,457 $1,796,126 $1,904,830 $1,994,257 $2,110,553
DISCOUNT RATE: 9.75% 0.911162 0.830216 0.756461 0.689258 0.628026 0.572233 0.521397 0.475077 0.432872 0.394416 0.359377
NET PRESENT VALUE: ($4,935,195) $268,010 $1,073,461 $1,003,286 $959,000 $916,449 $893,912 $853,298 $824,547 $786,567 $758,484
 
TOTAL NET PRESENT VALUE:  $3,401,818

ROUNDED TO:  $3,400,000  
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Value Conclusion - Discounted Sellout Analysis - Concept Plan Scenario:  
 
The previous Discounted Sellout Analysis concluded a Net Present Value of $3,400,000 for the 
main portion of the subject property.  This development scenario also contains the Bluffs area that 
can accommodate an additional 20-25 residential townhouse units.  This valuation scenario will 
utilize a mid-point of 22.5 units.  Based on per unit values derived in the Sales Comparison 
Approach section of this report, a per unit value of $60,000 is estimated as being appropriate for the 
22.5 potential residential units of the Bluffs.  Multiplying the 22.5 units by a per unit value of 
$60,000, results in a value estimate of $1,350,000.  In the Site Data portion of this report, it was 
estimated that it would cost approximately $800,000 to install an access road to the Bluffs.  
Subtracting this road installation cost ($800,000) from the value estimate of $1,350,000, results in a 
net market value of $550,000 for the Bluffs under this scenario.   
 
Taking the market value of $3,400,000 for the main portion of the subject property, and adding 
$550,000 for the additional market value of the Bluffs, results in a total market value of the subject 
property, for the Concept Plan, via the Development Approach of:  
 

$3,950,000 
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Discounted Sellout Analysis – Highest and Best Use Scenario:  
 
The Highest and Best Use scenario assumes that the subject property is maximized if developed 
with 288 residential condominium units.  The main portion of the parcel would be developed with 
240 units and the Bluffs area would be developed with 48 units.  The previous analysis of the 
Concept Plan was based on a complete development and sellout of the main portion of the property 
largely because the Term Sheet requires the front loading of the infrastructure costs.  Without 
completing the entire sellout, the infrastructure costs spent in Year 1 and Year 2 would not be 
recouped.   
 
This Discounted Sellout will be based on what is typical in the marketplace for a development that 
has approvals for 288 residential units in a market where approximately 18 units will be absorbed 
each year.  Based on typical requirements sought by developers and lenders, the subject’s initial 
phase of the proposed 288 unit development would be valued based on a Discounted Sellout 
Analysis with the remaining units being valued based on their contributory value via a Sales 
Comparison Approach.  The subject’s proposed 288 unit development has been designed for 24 unit 
buildings.   In the marketplace, a development the size of the subject property would typically 
initially construct 10% to 20% of the units in the first phase.  This would translate to constructing 
from 28.8 to 57.6 units.  Lenders who finance these multi-unit residential developments would 
typically prefer to see a first phase of a development that is forecasted to take no longer than three 
years to complete.  For the subject property, this would translate to a first phase with 54 units.  
Based on the previous information, the appraiser concludes that it would be reasonable to forecast a 
first phase of development for the subject property with two 24 unit buildings.  Applying the 
absorption rate of 18 units per year to this first phase, will result in a three year sellout.  A three year 
sellout for the 48 units will be utilized. 
 
The Discounted Sellout for the Highest and Best Use scenario will utilize several of the previous 
income and expense assumptions and conclusions that were used for the Concept Plan scenario.  
These income and expense items are summarized as follows: 

 
1. Retail and Commercial Prices: 
 
A first year retail sale price of $230.00/SF will be utilized.  The unit size of a typical residential unit 
is estimated at 1,555 square feet. 

 
2. Absorption: 
 
An absorption rate of 18 residential units per year will be utilized.  This translates into a three year 
sellout period.   
 
3. Architectural and Engineering Expenses: 
 
Utilizing Marshall and Swift Valuation Service, it is estimated that a reasonable estimate for 
architectural and engineering costs for Phase I would be $650,000.  The estimate of $650,000 will 
be utilized in the Discounted Sellout and divided evenly over the three years of the sellout 
$216,667/year). 
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4. Sales Expenses: 
 
Based on actual costs from similar residential developments, marketing costs for marketing the units 
and selling commissions averages 5% of the gross sales revenues.  Legal fees are estimated at 
$50,000 plus $1,000 per unit as the units sell.   

 
5. Property Taxes During Sellout: 
 
The annual taxes are based on the number of the units (completed or approved) held during each 
year of the sellout.  The first year property taxes would be based on the raw land assessment 
estimate of $1,600,000.  Therefore, the first year property taxes would total $29,952.  In each of the 
following two years of the sellout, the forecasted assessment for the given year will be based on 18 
residential units being constructed and sold in Year 1 and Year 2 and 12 units being constructed and 
sold in Year 3.  The following chart will utilize previously estimated assessment parameters. The 
following chart summarizes the appraiser’s forecast of property taxes over the holding period. 
 
YEAR ½ the Assessed Value of the 

Completed Residential 
Units 

Assessed Value of 
Residential Units 
w/infrastructure 

completed 

Total 
Forecasted 
Assessment 

Tax 
Rate 

Property 
Taxes 

1 N/A N/A $1,600,000 $18.72 $29,952 
2 $3,315,416 $741,600 $4,057,016 $19.28 $78,219 
3 $2,276,585 0 $2,276,585 $19.86 $45,213 

   
6. Development Costs:  
 
Based on the previous site work estimate of $7,379,085 for the Concept Plan scenario, a total site 
work estimate of $1,630,000 is made for Phase I of the 48 unit development scenario.  These site 
work costs will be spread equally over the 3 years of the sellout ($543,333/year).   
 
7. Building Costs:  
 
Referencing the Marshall and Swift Valuation Service, and considering the size and quality of the 
residential buildings proposed, the Discounted Sellout will utilize a first year per square foot cost of 
$105.00 for the residential space.  A gross unit square footage of 1,700 will be utilized.  A 3% 
annual escalator will be applied to these cost estimates.   
 
8. Entrepreneurial Profit: 
 
The subject’s proposed residential development has more risk as compared to the concept plan as 
this property will be 100% residential units with no commercial or public access areas.  Obtaining 
the approvals for this type of restricted residential development may be more difficult to obtain as 
compared to that of the concept plan scenario.  Based on this, the appraiser estimates Entreprenurial 
Profit for the subject’s proposed 48 unit residential development at 15% of the gross sales revenue.   
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9. Miscellaneous Expenses: 
 
An allocation is made to cover miscellaneous expenses such as impact fees and any unforeseen 
expenses associated with the development.  Based on fact that all of the major expense items have 
been addressed in detail, an estimate of 1% of the gross sales is made.     
 
10. Discount Rate: 
 
A discount rate of 9.75% is estimated as being appropriate for this development scenario of the 
subject property.  The Discounted Sellout Analysis on the next page translates the previous 
projections into a market value estimate of $2,360,000 for Phase I.   
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DISCOUNTED SELLOUT ANALYSIS
HIGHEST AND BEST USE DEVELOPMENT PLAN - PHASE I
     

YEARS: 0 1 2 3

# RES. UNITS AVAILABLE: 48 48 30 12
# RES. UNITS SOLD: 0 18 18 12
AVERAGE RES. UNIT PRICE:  $357,650 $368,380 $379,431
GROSS SALES REVENUE: $6,437,700 $6,630,840 $4,553,172

  
LESS EXPENSES:
ARCHITECTURAL & ENG. EXP.:  $216,667 $216,667 $216,67
LEGAL FEES: $1,000 $68,000 $18,000 $12,000
MARKETING COSTS: 5% $321,885 $331,542 $227,659
PROPERTY TAXES:  $29,952 $78,219 $45,213
DEVELOPMENT COSTS:  $543,333 $543,333 $543,333
BUILDING COSTS: $3,213,000 $3,309,390 $2,272,448
ENTREPRENURIAL PROFIT: 15% $965,655 $994,626 $682,976
MISCELLANEOUS EXPENSES: 1% $64,377 $66,308 $45,532
TOTAL EXPENSES: $5,422,869 $5,558,085 $3,829,160
   
NET CASH PROCEEDS: $1,014,831 $1,072,755 $724,012
DISCOUNT RATE: 9.75% 0.911162 0.830216 0.756461
NET PRESENT VALUE: $924,675 $890,618 $547,687
 
TOTAL NET PRESENT VALUE: $2,362,979

ROUNDED TO: $2,360,000
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Value Conclusion - Discounted Sellout Analysis – Highest And Best Use Scenario:  
 
The previous Discounted Sellout Analysis concluded a Net Present Value of $2,360,000 for the 48 
units of Phase I of the subject property.  This development scenario also contains approvals for an 
additional 240 units. There are 192 additional units located in the main portion of the parcel and an 
additional 48 units located in the Bluffs area.  Component values will be estimated for each of these 
areas that can accommodate additional units.   
 
The 192 units located on the main portion of the parcel are rear surplus units for the development.  
Based on per unit values derived in the Sales Comparison Approach section of this report, a per unit 
value of $15,000 is estimated as being appropriate for the 192 potential rear additional residential 
units.  Multiplying the 192 units by a per unit value of $15,000, results in a component value 
estimate of $2,880,000.   
 
The 48 units located on the Bluffs area could be developed or sold off separately.  Based on per unit 
values derived in the Sales Comparison Approach section of this report and considering the much 
smaller size of this area and the potential of being developed or sold separately, a per unit value of 
$40,000 is estimated as being reasonable for the 48 potential units of the Bluffs.  Multiplying the 48 
units by a per unit value of $40,000, results in a value estimate of $1,920,000. Subtracting the access 
road construction cost of $800,000 from this amount, results in a component value estimate of 
$1,120,000.   
 
Individual values were estimated for the three components of the Highest and Best Use development 
scenario.  A market value of $2,360,000 was estimated for Phase I.  A market value of $2,880,000 
was estimated for the 192 rear surplus residential units and a market value of $1,120,000 was 
estimated for the 48 units located on the Bluffs.  Totaling each of these three component values, 
results in a total market value for the Highest and Best Use scenario of $6,360,000, rounded to: 
 

$6,350,000 
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SALES COMPARISON APPROACH 
 
 
The Sales Comparison Approach has been selected to estimate the value of the subject property 
based on the Concept Plan and also based on the Highest and Best Use scenario.  The Concept Plan 
scenario of the subject property is based on a development plan that will contain 182 residential 
units, approximately 20-25 residential units on the Bluffs and 60,000 square feet of commercial 
space.  The Highest and Best Use Scenario of the subject property is based on a development plan 
that will contain 288 residential units.   
 
This approach utilizes sales of similar residential developments located in the greater Southern New 
Hampshire area.  A search of the area has produced several sales transactions which are deemed to 
offer sufficient similarity to afford comparison to the various components of the subject property.   
These sales have been verified either by the buyer, seller, broker, or other source considered reliable 
and having knowledge of the particular transaction.  A per unit price will be estimated for the 
subject’s residential units.  A sales price per square foot of building area will be estimated for the 
60,000 square feet of commercial space in the Concept Plan. 
 
Adjustments are required to the prices paid for each of the selected sales to compensate for 
differences between each tract and the subject site.  In applying such adjustments, it is necessary to 
consider the following factors: 
 

Time - The date of the sale is considered in order to asses the overall trend and changes 
in price levels in the area caused by a lapse of time.  This factor may also be appropriate 
when necessary to estimate the development potential or timing of a particular sale unit 
it becomes ripe for development. 
 
Location - Location is an important element to land value. Major location considerations 
include the general character and trend of surrounding development in the neighborhood 
areas, as well as overall access and exposure, and the relative importance of 
thoroughfare frontage. 
 
Physical/Utility Characteristics - The overall physical utility/and/or characteristics of 
land have a direct bearing upon its development potential and, therefore, land value. 
Physical elements which must be considered include zoning, topography, soil 
conditions, availability of utility services, overall size, shape, depth and any 
extraordinary development costs which might be applicable. 
 
Conditions of Sale - Conditions of sake refers to seller/buyer motivation, special terms 
of financing arrangements, and/or abnormal circumstances surrounding the transaction 
which influenced the sale price.  Examples of such conditions might include a forced 
sale, extraordinary seller financing, sale between related parties, or a sale resulting from 
the exercise of an old option. 
 

Following a sales location map on the next page, several comparable residential development 
sales are detailed and later compared to the residential components of the subject property.   
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Comparable Residential Development Sale #1 
 

Property Type:  Multi-unit Residential   
Location:  55 Riverfront Drive Map/Lot:  TPK7-42 

 Manchester, NH  
Grantor: Finlay Interests 13, Ltd. Grantee:  GFI Manchester Riverfront, LLC 
Sale Price:  $1,150,000 Unit Value:  $16,912/Unit 
Sale Date:  8/30/04 Book/Page: 7328/1719 
Confirmed By:  Brian W. White (04/07) Source:  Rep. of the Grantee 

Property Description 
 

Parcel Size: 4.274 Acres Shape:  Irregular 
Frontage: On Riverfront Drive & along 
Merrimack River 

Depth:  Varies 

Utilities:  Electricity, telephone, cable, water & 
sewer 

TOPO:  Mostly level 

Zoning:  R-3 (Urban Multi-family) Highest/ Best Use: Residential Condominiums 
 
Comments:  This parcel has been developed with The Point at Riverfront Drive Condominiums.  
The parcel is located along the Merrimack River in a good residential area.  This parcel is located on 
the western side of the river just off of I-293.  The parcel has been improved with a single 68-unit 
three story building with under ground parking.  This parcel is considered to have good utility for a 
multi-unit residential development.   
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Comparable Residential Development Sale #2 
 

Property Type:  Multi-unit Residential   
Location:  Off Middle Road Map/Lot:  Part of M/4 

 Dover, NH  
Grantor: Elliot Rose Company of Dover, Inc. Grantee:  Changing Places, LLC 
Sale Price:  $1,220,000 Unit Value:  $19,677/Unit 
Sale Date:  4/07  (U.A.) Book/Page: N/A 
Confirmed By:  Brian W. White (04/07) Source:  Rep. of the Grantee 

Property Description 
 

Parcel Size: 30.15 Acres Shape:  Irregular 
Frontage: On Middle Road Depth:  Varies 
Utilities:  Electricity, telephone, cable, water & 
sewer 

TOPO:  Mostly level to gently sloping 

Zoning:  ETP (Executive and Technology Park) Highest/ Best Use: Residential Units 
 
Comments:  This 30.15 acre parcel of land will be subdivided from a larger 98.67 acre parcel of 
land.  This parcel has been under agreement since March of 2005.  At the time of the purchase 
agreement, this portion of the parcel was conceptually designed for 62 residential units.  The parcel 
is located on Middle Road in a good residential area.  This parcel is considered to have good utility 
for a multi-unit residential development.   
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Comparable Residential Development Sale #3 

 
Property Type:  Multi-unit Residential   
Location:  2-4 Henry David Drive Map/Lot:  29/4 

 Nashua, NH  
Grantor: B & M Northeast Realty, LLC Grantee:  White Family Ventures, LLC 
Sale Price:  $2,100,000 Unit Value:  $21,875/Unit 
Sale Date:  7/26/04 Book/Page: 7258/1424 
Confirmed By:  Brian W. White (04/07) Source:  Rep. of the Grantee 

Property Description 
 

Parcel Size: 4.288 Acres Shape:  Irregular 
Frontage: On Henry David Drive Depth:  Varies 
Utilities:  Electricity, telephone, cable, water & 
sewer 

TOPO:  Mostly level 

Zoning:  RC – Urban Residence & 
               PI – Park Industrial 

Highest/ Best Use: Residential Condominiums 

 
Comments:  This parcel has been developed with a 96 unit age-restricted residential condominium 
development (Walden Woods).  There are two four-story buildings each with 48 units.  The parcel is 
located in a mixed use are to the west of the F.E. Everett Turnpike in a good residential area.  This 
parcel is considered to have good utility for a multi-unit residential development.   
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Comparable Residential Development Sale #4 

 
Property Type:  Multi-unit Residential   
Location:  Riverwalk Way Map/Lot:  909/4 

 Manchester, NH  
Grantor: City of Manchester Grantee:  Manchester Parkside Place, LLC 
Sale Price:  $1,105,900 Unit Value:  $24,576/Unit 
Sale Date:  9/17/04 Book/Page: 7335/430 
Confirmed By:  Brian W. White (04/07) Source:  Rep. of the Grantee 

Property Description 
 

Parcel Size: 10.7 Acres Shape:  Irregular 
Frontage: On Riverwalk Way & along 
Merrimack River 

Depth:  Varies 

Utilities:  Electricity, telephone, cable, water & 
sewer 

TOPO:  Mostly level, sloping to the river 

Zoning:  Downtown Redevelopment District Highest/ Best Use: Residential Condominiums 
 
Comments:  This parcel has been developed with Riverwalk Place Condominiums.  The parcel is 
located along the Merrimack River just south of the Fisher Cat’s Baseball Stadium in a good 
residential area.  This parcel is located on the eastern side of the river just to the south of the 
downtown area of Manchester.  Approvals were not in place at the time of the sale.  However, the 
developer anticipated constructing 45 townhouse condominiums.  Since the purchase, approvals have 
been obtained for two 102 unit towers.  This parcel is considered to have good utility for a multi-unit 
residential development.   
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Comparable Residential Development Sale #5 

 
Property Type:  Multi-unit Residential   
Location:  Fourth Street Map/Lot:  31/4D 

 Dover, NH  
Grantor: Summit Land Development, LLC Grantee:  KAB Realty Management, LLC 
Sale Price:  $550,000 Unit Value:  $42,308/Unit 
Sale Date:  7/14/06 Book/Page: 3403/296 
Confirmed By:  Brian W. White (04/07) Source:  Rep. of the Grantor 

Property Description 
 

Parcel Size: 1.41 Acres Shape:  Irregular 
Frontage: On Fourth Street & along Cocheco 
River  

Depth:  Varies 

Utilities:  Electricity, telephone, cable, water & 
sewer 

TOPO:  Mostly level, sloping to the river 

Zoning:  B2 - Central Business District & 
              RM8 – Urban Residential 

Highest/ Best Use: Residential Condominiums 

 
Comments:  This parcel has been developed with the River Run Condominiums.  The parcel is 
located along the Cocheco River in an above average residential area.  This parcel is located on the 
eastern side of the river just to the west of the downtown area of Dover.  This development sold as 
raw land with approvals for 13 townhouse units.  This parcel is considered to have good utility for a 
multi-unit residential development.   
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Comparable Residential Development Sale #6 

 
Property Type:  Multi-unit Residential   
Location:  48-52 Main Street Map/Lot:  43/103 

 Nashua, NH  
Grantor: Residences at Jackson Falls, LLC Grantee:  Nashua Riverwalk, LLC 
Sale Price:  $1,320,000 Unit Value:  $60,000/Unit 
Sale Date:  7/12/05 Book/Page: 7501/81 
Confirmed By:  Brian W. White (04/07) Source:  Rep. of the Grantor 

Property Description 
 

Parcel Size: 0.86 Acres Shape:  Irregular 
Frontage: On Main Street & along Nashua River Depth:  Varies 
Utilities:  Electricity, telephone, cable, water & 
sewer 

TOPO:  Mostly level, sloping to the river 

Zoning:  CB/MU – Central Business/Mixed Use Highest/ Best Use: Residential Condominiums 
 
Comments:  This parcel has been developed with the Jackson Falls Condominiums.  The parcel is 
located along the Nashua River at the intersection of Main Street and Canal Street in a very good 
residential area.  This parcel is located on the northern side of the river in the northern portion of the 
downtown area of Nashua.  This development sold as raw land with approvals for 22 garden-style 
condominium units.  This parcel is considered to have good utility for a multi-unit residential 
development.   
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Summary of Residential Development Sale Comparables 
 
The preceding improved sales are summarized below in outline form: 
 

SALE # LOCATION SALE DATE SALE PRICE UNITS PRICE  
PER/UNIT

#1 55 Riverfront Drive 
Manchester, NH 

8/30/04 $1,150,000 68 $16,912 

#2 Off Middle Road 
Dover, NH 

4/07 
U.A. 

$1,220,000 62 $19,677 

#3 2-4 Henry David Drive
Nashua, NH 

7/26/04 $2,100,000 96 $21,875 

#4 Riverwalk Way 
Manchester, NH 

9/17/04 $1,105,900 45 $24,576 

#5 Fourth Street 
Dover, NH 

7/14/06 $550,000 13 $42,308 

#6 48-52 Main Street 
Nashua, NH 

7/12/05 $1,320,000 22 $60,000 

 
Sales Comparison Approach – Analysis 
 
The foregoing sales are considered to approximately reflect typical investment motivations.  The 
units of comparison were developed using five closed sales and one property currently under 
agreement.  A sale price per unit method is utilized. The Sales Price Per Unit indicator is applicable 
to each of the properties. However, it is a common element which is general in nature and takes 
account of all influence without specifically identifying their impact. Variations are generally 
attributable to utility for development, size, and location of the development.  The comparable sales 
have indicated per unit prices from $16,912 to $60,000.     
 
Market Trends: 
 
The recent purchasers of these residential developments are generally developers or builders who 
are seeking a residential development suitable for accommodating a multi-unit residential 
condominium development.  The demand for these raw residential parcels of land remain strong as 
the demand for new residential condominiums in the greater Dover area remains strong.  Prices for 
these residential developments have also increased over the past several years.    
 
Adjustments: 
 
Each of the six comparable residential development sales will be compared to the subject property 
based on the Concept Plan and also based on the Highest and Best Use scenario.  The initial 
comparison of the comparables to the subject property will be with the potential 182 residential units 
of the Concept Plan.  Consideration will be given to date of sale, location, the size of the 
development, and the overall utility of the development.  In the marketplace, the economies of scale 
generally apply for a residential development where the per unit price generally decreases as the 
number of the units of the development increase.  Overall adjustments will be concluded for each of 
the six comparable sales.   
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Comparable Residential Development Sale #1 is a 4.274 acre residential parcel of land located on 55 
Riverfront Drive in Manchester that was developed with 68 residential condominiums.  This is a 
slightly older sale (8/30/04) that requires a slight upward adjustment for time.  This 68 unit 
development is smaller in size as compared to the 182 potential units of the subject property.  A 
downward adjustment is made to this sale for size differences.  This development is located in a 
good residential location similar to that of the subject’s location in Dover.  The utility of this 
development for a residential subdivision is similar to that of the subject property.  No adjustments 
are required for either location of utility.  Considering all of these factors, a slight downward overall 
adjustment is made to the per unit value of $16,912.    
 
Comparable Residential Development Sale #2 is a 30.15 acre residential parcel of land located off 
Middle Road in Dover that was designed for 62 residential units.  This is a slightly older agreement 
(U.A. in March of 2005) that requires a slight upward adjustment for time.  This 62 unit 
development is smaller in size as compared to the 182 potential units of the subject property.  A 
downward adjustment is made to this sale for size differences.  This development is located in a 
good residential location similar to that of the subject’s location in Dover.  The utility of this 
development for a residential subdivision is similar to that of the subject property.  No adjustments 
are required for either location of utility.  Considering all of these factors, a slight downward overall 
adjustment is made to the per unit value of $19,677.     
 
Comparable Residential Development Sale #3 is a 4.288 acre residential parcel of land located on 2-
4 Henry David Drive in Nashua that was developed with 96 residential condominiums.  This is a 
slightly older sale (7/26/04) that requires a slight upward adjustment for time.  This 96 unit 
development is smaller in size as compared to the 182 potential units of the subject property.  A 
downward adjustment is made to this sale for size differences.  This development is located in a 
good residential location similar to that of the subject’s location in Dover.  The utility of this 
development for a residential subdivision is similar to that of the subject property.  No adjustments 
are required for either location of utility.  Considering all of these factors, a slight downward overall 
adjustment is made to the per unit value of $21,875.   
 
Comparable Residential Development Sale #4 is a 10.7 acre residential parcel of land located on 
Riverwalk Way in Manchester that was engineered for 45 residential condominiums.  This is a 
slightly older sale (9/17/04) that requires a slight upward adjustment for time.  This 45 unit 
development is much smaller in size as compared to the 182 potential units of the subject property.  
A downward adjustment is made to this sale for size differences.  This development is located in a 
good residential location similar to that of the subject’s location in Dover.  The utility of this 
development for a residential subdivision is similar to that of the subject property.  No adjustments 
are required for either location of utility.  Considering all of these factors, a moderate downward 
overall adjustment is made to the per unit value of $24,576.   
 
Comparable Residential Development Sale #5 is a 1.41 acre residential parcel of land located on 
Fourth Street in Dover that was developed with 13 residential condominiums.  This is a recent sale 
(7/14/06) that requires a very slight upward adjustment for time.  This 13 unit development is much 
smaller in size as compared to the 182 potential units of the subject property.  A downward 
adjustment is made to this sale for size differences.  This development is located in a good 
residential location similar to that of the subject’s location in Dover.  The utility of this development 
for a residential subdivision is similar to that of the subject property.  No adjustments are required 
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for either location of utility.  Considering all of these factors, a large downward overall adjustment 
is made to the per unit value of $42,308.   
 
Comparable Residential Development Sale #6 is a 0.86 acre residential parcel of land located on 48-
52 Main Street in Nashua that was developed with 22 residential condominiums.  This is a slightly 
older sale (7/12/05) that requires a slight upward adjustment for time.  This 22 unit development is 
much smaller in size as compared to the 182 potential units of the subject property.  A downward 
adjustment is made to this sale for size differences.  This development is located in a very good 
residential location similar to that of the subject’s location in Dover.  The utility of this development 
for a residential subdivision is similar to that of the subject property.  No adjustments are required 
for either location of utility.  Considering all of these factors, a large downward overall adjustment 
is made to the per unit value of $60,000.   
 
Value Conclusion - 182 Units of the Concept Plan: 
 
Each of the six comparable sales have been compared to the 182 residential units of the Concept 
Plan of the subject property.  Slight downward overall adjustments were made to Comparable Sales 
#1, #2 and #3 while a moderate downward adjustment was made to Comparable Sale #4 and a large 
downward adjustment was made to Comparable Sales #5 and #6.  Based on these overall 
adjustments, it appears reasonable that a per unit value just below the lower end of the range would 
be reasonable for the 182 units of the Concept Plan of the subject property.  A per unit value of 
$15,000 is concluded as being reasonable.  Therefore, the market value for the 182 residential unit 
component of the Concept Plan of the subject property would be: 
 

$2,730,000 
   
Value Conclusion – 20-25 Additional Residential Units on the Bluffs of the Concept Plan: 
 
For the Concept Plan, this appraisal assumes that the Bluffs area can accommodate 20 to 25 
residential units.  This valuation scenario will utilize a mid-point of 22.5 units.  The 22.5 potential 
units can be compared to the six sale comparables in a similar manner that was done for the 182 
residential units of the subject property.  The adjustments will all be the same with one large 
exception (size).  The economies of scale would suggest that the 22.5 units of the Bluffs would have 
a much higher per unit value than that derived for the 182 units of the subject.   
 
Considering the much smaller size of the 22.5 potential units of the Bluffs, large upward overall 
adjustments were made to Comparable Sales #1, #2 and #3 while a moderate upward adjustment is 
made to Comparable Sale #4.  A slight upward adjustment is made to Comparable Sale #5 and no 
overall adjustment is made to Comparable Sale #6.  Based on these overall adjustments, it appears 
reasonable that a per unit value at the upper end of the range would be reasonable for the 22.5 
potential units of the Bluffs portion of the Concept Plan of the subject property.  A per unit value of 
$60,000 is concluded as being reasonable.  Multiplying the 22.5 units by a per unit value of $60,000, 
results in a value estimate of $1,350,000.  In the Site Data portion of this report, it was estimated 
that it would cost approximately $800,000 to install an access road to the Bluffs.  Subtracting this 
road installation cost ($800,000) from the value estimate of $1,350,000, results in a net market value 
for the additional residential units of the Bluffs of:   
 

$550,000 
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Value Conclusion – Sales Comparison Approach - 288 Units of the Highest and 
Best Use Scenario: 
 
 
The Highest and Best Use Scenario assumes that the subject property can accommodate a total of 
288 residential units with 240 units located on the main portion of the parcel and 48 units located on 
the Bluffs.  Based on the comparisons for the 182 potential units for the Concept Plan, it is 
concluded that a reasonable per unit value for the 240 potential units of the Highest and Best Use 
Scenario would be $15,000.  Multiplying the 240 potential units of the main portion by a per unit 
value of $15,000, results in a market value estimate of $3,600,000 for the main portion of the 
Highest and Best Use Scenario.   
 
Considering the much smaller size of the 48 potential units of the Bluffs under the Highest and Best 
Use Scenario, large upward overall adjustments are made to Comparable Sales #1, #2 and #3 while 
a moderate upward adjustment is made to Comparable Sale #4.  A slight downward adjustment is 
made to Comparable Sale #5 and a moderate downward adjustment is made to Comparable Sale #6.  
Based on these overall adjustments, it appears reasonable that a per unit value of $40,000 would be 
reasonable for the 48 potential units of the Bluffs portion of the Highest and Best Use Scenario of 
the subject property.  Multiplying the 48 units by a per unit value of $40,000, results in a value 
estimate of $1,920,000.  In the Site Data portion of this report, it was estimated that it would cost 
approximately $800,000 to install an access road to the Bluffs.  Subtracting this road installation 
cost ($800,000) from the value estimate of $1,920,000, results in a net market value of $1,120,000 
for the Bluffs under this scenario. Therefore, the market value of the 48 potential residential units of 
the Bluffs, of the Highest and Best Use Scenario, of the subject property would be $1,120,000.   
 
Taking the market value of the 240 potential units of the main portion of the subject property 
($3,600,000) and adding to it the market value of the 48 potential residential units of the Bluffs 
($1,120,000), results in a final market value estimate for the Highest and Best Use Scenario of the 
subject property of: 
 

$4,720,000 
 
 
 
Following a location map on the next page, several recent sales of commercial parcels will be 
summarized and later compared to the commercial component of the Concept Plan of the subject 
property.   
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Comparable Commercial Land Sale #1 
 

Property Type:  Land for an office development  
Location:  40 Buttrick Road Map/Lot: 6/73 

 Londonderry, NH  
Grantor: Lawrence P. Ehlinger & Susan 
Levesque 

Grantee: 40 Buttrick Road, LLC 

Sale Price:  $1,175,000 Unit Value:  $13.35/SF of Bld. Area 
Sale Date:  11/15/05 Book/Page:  4581/1800 
Confirmed By:  Brian W. White (1/07) Source:  Rep. of the Grantee 

Site Description 
Size:  7.078 Acres Shape:  Irregular 
Frontage:  711’ on Buttrick Road 
                 245’ on Mammoth Road 

Depth:  Varies  

Utilities:  Elec., Tele., Water & Septic TOPO:  Mostly level  
Zoning:  Commercial - III Highest/Best Use: Office 

 
Comments:  This 7.078 acre parcel has frontage on both Buttrick Road and Mammoth Road.  The 
parcel was purchased for the construction of an 88,000 square foot ambulatory surgical center for 
Elliot Hospital.  This parcel has average utility for an office development.  This parcel is located in a 
good office location.   
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Comparable Commercial Land Sale #2 
 

Property Type:  Land for an office development  
Location:  Borthwick Avenue Extension Map/Lot: 234/7-4A 

 Portsmouth, NH  
Grantor: Islington Woods, LLC Grantee: HCA Realty, Inc. 
Sale Price:  $800,000 Unit Value:  $14.81/SF of Bld. Area 
Sale Date:  11/24/04 Book/Page:  4400/2048 
Confirmed By:  Brian W. White (1/07) Source:  Rep. of the Grantee 

Site Description 
Size:  6.488 Acres (3.50 Usable Acres) Shape:  Irregular 
Frontage:  1,233’ on Borthwick Avenue Ext. Depth:  Varies  
Utilities:  Elec., Tele., Water & Sewer TOPO:  Mostly level  
Zoning:  Office Research Highest/Best Use: Office 

 
Comments:  This 6.488 acre parcel contains sloped and wetland areas that reduce the usable area to 
3.50 acres.  The parcel is located on the Borthwick Avenue Extension off of Route 1.  The parcel was 
purchased by Portsmouth Hospital which is located to the southwest of this site.  The site was 
previously engineered for 54,000 square feet of office space.  The buyer did not have immediate 
plans to construct on the site.  This parcel has good utility for an office development.  This parcel is 
located in a good office location.   
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Comparable Commercial Land Sale #3 
 

Property Type:  Land for an office development  
Location:  200 Griffin Road Map/Lot: 263/1-4 

 Portsmouth, NH  
Grantor: Griffin Family Corporation Grantee: Astoria Griffin Park, LLC 
Sale Price:  $740,000 Unit Value:  $18.04/SF of Bld. Area 
Sale Date:  12/22/03 Book/Page:  4211/1557 
Confirmed By:  Brian W. White (1/07) Source:  Rep. of the Grantee & Appraiser for 

sale 
Site Description 

Size:  6.57 Acres (4.50 Usable Acres) Shape:  Irregular 
Frontage:  200’ on Griffin Road Depth:  Varies  
Utilities:  Elec., Tele., Water & Sewer TOPO:  Mostly level  
Zoning:  Industrial Highest/Best Use: Office 

 
Comments:  This 6.57 acre parcel has wetland areas that reduce the usable upland area to 4.50 acres.   
The parcel was purchased by a developer based on constructing a 16-unit, 41,020 square foot office 
building.  This parcel is located off of Route 33 in a small office and industrial park.  This parcel has 
good utility for an office development.  This parcel is located in a good office location.   
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Comparable Commercial Land Sale #4 
 

Property Type:  Land for an office development  
Location:  Shattuck Way & Piscataqua Drive Map/Lot: 27/B 

 Newington, NH  
Grantor: Tyco Integrated Cable Systems Grantee: Shattuck Way Associates, LLC 
Sale Price:  $700,000 Unit Value:  $21.88/SF of Bld. Area 
Sale Date:  11/22/05 Book/Page:  4586/1372 
Confirmed By:  Brian W. White (1/07) Source:  Rep. of the Grantee 

Site Description 
Size:  5.13 Acres  Shape:  Irregular 
Frontage:  983’ on Shattuck Way & Piscataqua 
Drive 

Depth:  Varies  

Utilities:  Elec., Tele., Water & Sewer TOPO:  Mostly level  
Zoning:  Office  Highest/Best Use: Office 

 
Comments:  This 5.13 acre parcel is located off of Woodbury Avenue in a mixed use area.  The Fox 
Run Mall and several large industrial developments are located nearby.  This parcel was purchased 
by a developed who has constructed a 32,000 square foot office condominium building.  This parcel 
has good utility for an office development.  This parcel is located in a good office location.   
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Comparable Commercial Land Sale #5 
 

Property Type:  Land for an office development  
Location:  25 Pelham Road Map/Lot: 87/7851 

 Salem, NH  
Grantor: JLM Realty, LLC Grantee: Anum Real Estate Leasing, LLC 
Sale Price:  $1,450,000 Unit Value:  $22.15/SF of Bld. Area 
Sale Date:  6/6/05 Book/Page:  4496/1134 
Confirmed By:  Brian W. White (1/07) Source:  Broker  

Site Description 
Size:  6.818 Acres  Shape:  Irregular 
Frontage:  157.68’ on Pelham Road 
                 245.13’ on Keewaydin Drive 

Depth:  Varies  

Utilities:  Elec., Tele., Water & Sewer TOPO:  Mostly level  
Zoning:  Commercial/Industrial B  Highest/Best Use: Office 

 
Comments:  This elongated 6.818 acre parcel is located at the corner of Pelham Road and 
Keewaydin drive just off of Exit #2 of I-93.  This site was approved for a 65,460 square foot 4-story 
office building.  Parking would have been limited for this development.  The broker indicated that a 
45,000 square foot office building would be more suitable for the parcel because of the narrow shape 
of the parcel.  This parcel has good utility for an office development.  This parcel is located in a very 
good office location.   
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Comparable Commercial Land Sale #6 

 
Property Type:  Land for an office development  
Location:  Indian Brook Drive, Member Way 

& Sixth Street 
Map/Lot: D/17,17C & 18 

 Dover, NH  
Grantor: Erickson Holdings, LLC (D/17) 
              Mo Y. Wong (D/17C) 
              Northeast Credit Union (D/18) 

Grantee: Fortuna North, LLC 

Sale Price:  $586,500 (D/17);  $1,050,000 
(D/17C); $425,000 (D/18);  
$2,061,500 (Total Purchase Price) 

Unit Value:  $25.77/SF of Bld. Area 

Sale Date:  3/05/07 (Each parcel) Book/Page:  3501/47 (D/17); 3501/53 (D/17C); 
                    3501/55 (D/18) 

Confirmed By:  Brian W. White (4/07) Source:  Rep. of the Grantee 
Site Description 

Size:  14.83 Front acres and 5.00 rear acres Shape:  Irregular 
Frontage:  396.48’ on Members Way 
                 1,003.75’ on Indian Brook Drive 
                 919.64’ on Sixth Street                  

Depth:  Varies  

Utilities:  Elec., Tele., Water & Sewer TOPO:  Mostly level  
Zoning:  B-4 (Hotel/Retail) & TDR Highest/Best Use: Office development 

 
Comments:  This is a sale of three adjacent parcels of land that total 14.83 acres.  Included in the 
sale is 5.00 rear detached acres of wetlands that will be used for development rights in the TDR zone.  
The main portion of the parcel contains approximately 6.00 acres of upland.  This parcel had 
conceptual plans for an 80,000 square foot office development.  The parcel is located on Members 
Way, Indian Brook Drive and Sixth Street across from the Liberty Mutual Insurance Office 
Complex.  The parcel is located ¼ of a mile off of Exit #9 of the Spaulding Turnpike in a very good 
office location.  The upland portion of this parcel has good utility for an office development.   
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Summary of Land Sale Comparables 
 
The preceding improved sales are summarized below in outline form: 
 
SALE # LOCATION SALE DATE SALE PRICE BUILDING 

AREA 
PRICE PER / SF
OF BLD. AREA

#1 40 Buttrick Road 
Londonderry, NH 

11/15/05 $1,175,000 88,000 $13.35 

#2 Borthwick Avenue Ext. 
Portsmouth, NH 

11/24/04 $800,000 54,000 $14.81 

#3 200 Griffin Road 
Portsmouth, NH 

12/22/03 $740,000 41,020 $18.04 

#4 Shattuck Way & 
Piscataqua Drive 
Newington, NH 

11/22/05 $700,000 32,000 $21.88 

#5 25 Pelham Road 
Salem, NH 

6/6/05 $1,450,000 65,460 $22.15 

#6 Indian Brook Drive 
Dover, NH 

3/5/07 $2,061,500 80,000 $25.77 

 
Sales Comparison Approach – Analysis 
 
The foregoing sales are considered to approximately reflect typical investment motivations.  The 
units of comparison were developed using six closed sales.  A sale price per square foot of building 
area unit indicator has been used.  However, it is a common element which is general in nature and 
takes account of all influence without specifically identifying their impact.  Variations are generally 
attributable to utility for development, size, and location of the property.  The comparable sales have 
indicated per square foot of building area prices from $13.35/SF to $25.77/SF.       
 
Market Trends: 
 
The recent purchasers of these commercial parcels of land are generally owner-users who are 
purchasing a development site for the construction of a new office building.  These parcels often sell 
to investors who are constructing a multi-tenant office building for rentals or condos.  The demand 
for vacant parcels of land suitable for accommodating a new office development located in the 
greater Seacoast area of New Hampshire has increased over the past several years.  As would be 
expected, prices for these vacant parcels have also increased over the past several years. 
 
For comparison purposes, the subject property is considered to have good utility for development 
and it is located in a good commercial location.  The Concept Plan for the subject property calls for 
60,000 square feet of commercial space.  On the following page, each of the six comparable land 
sales are compared to the commercial portion of the Concept Plan of the subject property and 
adjusted for utility, location, and size.  
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ADJUSTMENTS 
 

Market Conditions: 
 
The effective date of this appraisal is April 26, 2007.  The most recent comparable documented by 
the appraiser is Comparable Sale #6 which sold in March of 2007.  The other sales sold from 
December of 2003 to November of 2005.  The appraiser has identified slight appreciation in the 
commercial land values from 2003 to the present.  Over this period, prices for well located 
commercial parcels of land located in the Seacoast area have appreciated at approximately 6% 
annually.   
 
Utility: 
The commercial component of the Concept Plan of the subject property is mostly level serviced with 
electricity, telephone, cable and municipal water and sewer.  The subject property is considered to 
have good utility for development.  Five of the six comparable sales (Comparable Sales #2, #3, #4, 
#5 and #6) also have good utility for development similar to that of the subject property. These sales 
are not given any adjustment for utility.  Comparable Sale #1 only has average utility for 
development which is inferior to that of the subject property.  This comparable sale is given an 
upward adjustment for differences in utility. 
 
Location: 
The commercial component of the Concept Plan of the subject property is located on River Street in 
a good commercial location.  Comparable Sales #1, #2, #3 and #4 are located in similar (good) 
commercial locations as compared to the subject property.  These comparables sales are not given 
any adjustment for locational differences.  Comparable Sales #5 and #6 are located in superior 
commercial locations as compared to the subject property.  These comparables sales are given 
downward adjustments for locational differences.   
 
Size: 
The commercial component of the Concept Plan of the subject property totals 60,000 square feet of 
building area.  Typically in the marketplace, the economies of scale are recognized with respect to 
the amount of building area that a given parcel can accommodate.  Based on size difference, upward 
adjustments are made to Comparable Sales #1 and #6 as they are slightly larger than the subject 
property.  Downward adjustments are made to Comparable Sales #3 and #4 as they are smaller in 
size as compared to the subject property.  No adjustments are made to Comparable Sales #2 and #5 
as they are similar in size as compared to the subject property. 
 
On the adjustment grid on the following page, each of the six comparables are compared to the 
subject property and adjusted for date of sale, utility, location, and size.   
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COMPARABLE LAND SALE ADJUSTMENT GRID - CONCEPT PLAN
   

SUBJECT SALE #1 SALE #2 SALE #3 SALE #4 SALE #5 SALE #6

LOCATION: River Street 40 Buttrick Road Borthwick Ave. Ext. 200 Griffin Road Shattuck & Piscataqua 25 Pelham Road Indian Brook Drive
Dover, NH Londonderry, NH Portsmouth, NH Portsmouth, NH Newington, NH Salem, NH Dover, NH

ACRES: 21.00 7.078 6.488 6.57 5.13 6.818 19.830

BLD. AREA (SF): 60,000 88,000 54,000 41,020 32,000 65,460 80,000

SALE DATE:             N/A Nov-05 Nov-04 Dec-03 Nov-05 Jun-05 Mar-07

SALE PRICE:             N/A $1,175,000 $800,000 $740,000 $700,000 $1,450,000 $2,061,500

PROPERTY RIGHTS FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE
CONVEYED:

FINANCING:  N/A TYPICAL TYPICAL TYPICAL TYPICAL TYPICAL TYPICAL

CONDITIONS OF TYPICAL               TYPICAL               TYPICAL               TYPICAL               TYPICAL               TYPICAL               TYPICAL
SALE: MARKET               MARKET               MARKET               MARKET               MARKET               MARKET               MARKET

ADJ. SALE PRICE:             N/A $1,175,000 $800,000 $740,000 $700,000 $1,450,000 $2,061,500

PRICE/BLD. SF.:             N/A $13.35 $14.81 $18.04 $21.88 $22.15 $25.77

MKT. CONDITIONS Apr-07 Nov-05 Nov-04 Dec-03 Nov-05 Jun-05 Mar-07
ADJUSTMENT:   8.50% 14.50% 20.00% 8.50% 11.00% 0.50%

TIME ADJ. $/BLD/SF:             N/A $14.49 $16.96 $21.65 $23.73 $24.59 $25.90
    

UTILITY GOOD AVERAGE GOOD GOOD GOOD GOOD GOOD
ADJUSTMENT: 20% 0% 0% 0% 0% 0%

                              
LOCATION GOOD GOOD GOOD GOOD GOOD VERY GOOD VERY GOOD
ADJUSTMENT: 0% 0% 0% 0% -20% -20%

SIZE (BLD. SF) 60,000 88,000 54,000 41,020 32,000 65,460 80,000
ADJUSTMENT: 5.0% 0.0% -5.0% -10.0% 0.0% 5.0%

TOTAL PCT.  ADJ.: 25.00% 0.00% -5.00% -10.00% -20.00% -15.00%

ADJ. PRICE/BLD.SF: $18.11 $16.96 $20.57 $21.36 $19.67 $22.01

NET ADJ.: 35.63% 14.50% 14.00% 2.35% 11.20% 14.58%

GROSS ADJ.: 33.50% 14.50% 25.00% 18.50% 31.00% 25.50%
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Value Conclusion – Commercial Component of the Concept Plan: 
 
 

After all adjustment considerations and considering the physical factors of the commercial 
component of the Concept Plan of the subject’s parcel, (utility, location, and size), adjusted per 
square foot of building area prices from $16.96 to $22.01 are derived.  Comparable sales #2 and #4 
are given the most weight as they had the least net and gross adjustments (Sale #2: 14.5% and 
14.5%; Sale #4: 2.35% and 18.5%).  The adjusted per square foot of building area prices for these 
sales were $16.96 and $21.36, respectively.  Comparable sales #3, #5 and #6 are given moderate 
weight as they have slightly higher net and gross adjustments (Sale #3: 14.0% and 25.0%; Sale #5: 
11.2% and 31.0%; Sale #6: 14.58% and 25.5%).  The adjusted per square foot of building area 
prices for these comparables were $20.57, $19.67 and $22.01, respectively.  Comparable sale #1 is 
given the least weight as it had the highest net and gross adjustments (Sale #1: 35.63% and 33.5%).  
The adjusted per square foot of building area price for this sale was $18.11.    
 
Based on this rationale, a per square foot of building area price of $19.50 is estimated as being 
reasonable for the 60,000 square feet of commercial space of the commercial component of the 
Concept Plan of the subject property.  This per square foot of building area price is applied to the 
subject, as follows: 
 

Size/SF  Price/SF       Value 
     60,000          X       $19.50      =       $1,170,000 

 
Rounded to: 
 

$1,170,000 
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Value Conclusion – Sales Comparison Approach - Concept Plan:  
 
 
The Sales Comparison Approach derived three component values for the various residential and 
commercial components of the Concept Plan.  Market value estimated for the 182 residential units 
located on the main portion of the parcel, for the additional 20-25 residential units located on the 
Bluffs and for the commercial component which will contain 60,000 square feet of space.  The three 
complimentary components are combined in order to derive a final market value estimate for the 
Concept Plan as follows: 
 

LAND COMPONENTS VALUE 
ESTIMATE 

182 Residential Units: $2,730,000 
20-25 Additional Residential Units on the Bluffs: $550,000 
60,000 Square Feet of Commercial Space: $1,170,000 

TOTAL: $4,450,000 
 
 
The market value of the Concept Plan of the subject property, via the Sales Comparison Approach 
is: 
 

$4,450,000 
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RECONCILIATION AND FINAL VALUE ESTIMATES 
 

 
A summary of the market value estimates derived in the two approaches utilized in this report are 
summarized as follows: 
 

APPROACH TO  
ESTIMATING VALUE 

CONCEPT PLAN
SCENARIO 

HIGHEST AND BEST USE
SCENARIO 

Development Approach $3,950,000 $6,350,000 
Sales Comparison Approach $4,450,000 $4,720,000 

 
A Development Approach utilized a Discounted Sell-off to estimate the net present value of the 
proposed mixed use development of the subject property.  Allocations and projections were made 
for absorption time, marketing costs, property taxes, and development costs.  These projections were 
forecasted over a sellout period.  The resulting cash proceeds were discounted to net present values.  
Market value estimates were derived for the Concept Plan scenario and the Highest and Best Use 
scenario.  The Concept Plan scenario resulted in a value estimate of $3,950,000 while the Highest 
and Best Use scenario concluded a value estimate of $6,350,000.  This approach was based on a 
series of reasonable projections that speak directly to the expected revenues and expenses of the 
proposed development.  Therefore, this approach is given high weight in the final analysis. 
 
A Sales Comparison Approach examined several recent sales of approved residential developments 
located in Southern New Hampshire and several recent sales of commercial developments planned 
for large scale retail or office buildings.  An overall adjustment was made to each of the 
comparables based on time, location, size and utility differences.  The weakness of this approach is 
the fact that the development costs and retail unit values for each of the sale comparables vary 
greatly.  A market value estimate of $4,450,000 was derived for the Concept Plan scenario.  The 
estimated market value of the Highest and Best Use scenario was $4,720,000.  This approach is only 
given low weight in the final analysis. 
 
It is the appraiser’s opinion that the Development Approach provides the most reliable value 
estimates for the subject’s development.  The Sales Comparison Approach is given only low weight 
in the final analysis.  Therefore, it is my opinion that the market value of the subject property, based 
on the Concept Plan dated January 22, 2007, further described on pages 9 & 10 of the Term Sheet 
based on several hypothetical conditions and extraordinary assumptions, as of April 26, 2007, is: 
 

Four Million One Hundred Thousand Dollars 
$4,100,000 

 
The market value of the subject property, based on its Highest and Best Use and based on several 
hypothetical conditions and extraordinary assumptions, as of April 26, 2007, is: 
 

Six Million Dollars 
$6,000,000 
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Marketing Time Estimate: 
 
The subject’s proposed residential and commercial development is a well located property 
conceptually planned for residential and commercial condominiums.  The demand for multi-unit 
residential and commercial developments located in the greater Seacoast area remains high.  Recent 
market sales of similar residential and commercial developments utilized in this report and in the 
surrounding area have marketing periods ranging from several months to (1) year.  The reported 
marketing periods for the sale comparables utilized in this report also ranged from several months to 
approximately (1) year.  The subject property is considered a well located mixed use development 
located in a desirable downtown riverfront area which would likely have a marketing period towards 
the middle of the range. Therefore, a six month marketing period is considered reasonable for the 
subject’s development.   
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________WHITE APPRAISAL________ 
Real Estate Appraising & Consulting 

 
 

CERTIFICATE 
 
I do hereby certify that, except as otherwise noted in this report: 
 

1. the statements of fact contained in this report are true and correct; 
2. 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; 

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

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

5. my engagement in this assignment was not contingent upon developing or reporting 
predetermined results; 

6. 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; 

7. my analysis, opinions, and conclusions, were developed, and this report has been prepared in 
conformity with the Uniform Standards of Professional Appraisal Practice; 

8. Brian W. White has made a personal inspection of the property that is the subject of this 
report; 

9. no one has provided significant real property appraisal assistance to the person signing this 
certification. 

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

11. the use of this report is subject to the requirements of the Appraisal Institute relating to 
review by it’s duly authorized representatives; 

12. as of the date of this report, Brian W. White has completed the continuing education program 
of the Appraisal Institute.  

       
 

  
 

   130 VARNEY ROAD ▪ DOVER, NEW HAMPSHIRE 03820 ▪ BRIANWMAI@AOL.COM ▪ (603) 742-5925 ▪ FAX: (603) 742-4548 
______________________________________________________________________________________________________________________________ 
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Qualifications of the Appraiser     Brian W. White, MAI, SRA 
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 Member, Appraisal Institute (MAI) – Awarded by the Appraisal Institute.  MAI #9104 
 Senior  Residential Appraiser (SRA)                
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   Owner of White Appraisal, a commercial and residential 
   real estate appraisal firm. Complete appraisals on all 
   types of commercial and residential properties.  
   Consulting. 
 

1988 Finlay Appraisal Services – Portsmouth, NH 
  Senior Vice President/Chief Operations Officer 
  Oversaw the operation of four appraisal offices. Completed commercial 
  and residential appraisals on all types of properties. 

 
1985 Finlay Appraisal Services – Portsmouth, NH 
  and Appraisal Services Manager – South Portland, ME. Completed 
  commercial and residential appraisals on all types of properties. 

 
Education: 
   Mitchell College  
    Associate of Arts, Liberal Studies, 1979 
 
   University of Southern Maine 
             Bachelors of Science, Business Admin., 1984 
       Bus  022     Real Estate Law 
       Bus  023     Real Estate Practice 
       Bus  025     Real Estate Valuation 
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    1A-1  Real Estate Appraisal Principles, 1985 
    1A-2  Basic Valuation Procedures, 1985 
    1B-A  Cap. Theory and Technique (A),1985 
    1B-B  Cap. Theory and Technique (B),1985 

2-3 Standards of Pro. Practice, 1985 
Exam #7  Industrial Valuation, 1986 

 
   Society of Real Estate Appraisers 
      101 Intro. To Appraising Real Property, 1986                         
      102 Applied Residential Property Val., 1987 
      201 Prin. Of Income Property Appraising, 1985 
      202 Applied Income Property Valuation, 1985  
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       Appraising from Blueprints – 2001 
       Analyzing Operating Expenses – 2002 
       Residential Property Construction – 2003 
       National USPAP Update – 2003 
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          Business Practices & Ethics – 2004 
       Subdivision Analysis – 2004  
       USPAP Update - 2005 
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       Appraising Cell Towers – 2003 
       Going Concerns – 2003 
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 Board of Directors – New Hampshire Chapter of the Appraisal 
    Institute - 1991 to 1993 & 2003 to the present   
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 Review Chairperson – New Hampshire Chapter of the Appraisal 
    Institute – 1994 to the present 
Licenses: 
 N.H. Certified General Appraiser #NHCG -52, Expires 12/31/07 
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