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Board of Tax Appeals Hearing - Tuesday, November 7, 2023, 1:00 PM, Bushor
Conference Room 1st Floor, City Hall, In-Person Only

1:00 pm, Bushor Conference Room, 1st Floor City Hall, In-Person Only

Recommended Action

Subject
Meeting

Category

Department

Type

Recommended Action

2.Heaﬁng

1. Agenda

Subject 1.1. Motion to adopt agenda

Meeting November 7, 2023 - Board of Tax Appeals Hearing - Tuesday, November 7, 2023, 1:00
PM, Bushor Conference Room 1st Floor, City Hall, In-Person Only

Category 1. Agenda

Department Clerk/Treasurer's Office

Type Action
Procedural

Motion to adopt agenda

1.2, September 21, 2023 Draft Minutes

November 7, 2023 - Board of Tax Appeals Hearing - Tuesday, November 7, 2023, 1:00
PM, Bushor Conference Room 1st Floor, City Hall, In-Person Only

1. Agenda

Clerk/Treasurer's Office

Action
Minutes

approve the draft minutes

Subject
Meeting

Category

Department

2.1. North Hill Capitol Partners, LLC, 61 EImwood Avenue

November 7, 2023 - Board of Tax Appeals Hearing - Tuesday, November 7, 2023, 1:00
PM, Bushor Conference Room 1st Floor, City Hall, In-Person Only

2. Hearing

Clerk/Treasurer's Office
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Type Action
Procedural

Recommended Action open the hearing
close the hearing

3. Adjournment

Subject 3.1. Motion to adjourn

Meeting November 7, 2023 - Board of Tax Appeals Hearing - Tuesday, November 7, 2023, 1:00
PM, Bushor Conference Room 1st Floor, City Hall, In-Person Only

Category 3. Adjournment
Department Clerk/Treasurer's Office
Type Action

Procedural

Recommended Action Motion to adjourn
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BURLINGTON BOARD OF TAX APPEALS
CITY HALL - CONTOIS AUDITORIUM,
149 CURCH STREET, 2N° FLOOR
IN-PERSON ONLY
ORGANIZATIONAL MEETING
BURLINGTON, VERMONT
MINUTES OF MEETING
September 21, 2023
DRAFT

MEMBERS PRESENT: Meg McGovern
Nathan Virag
Andrew Champagne
Alan Bjerke

OTHERS PRESENT: Jacob Dorman
Jared Pellerin
Lori Olberg

1.0 AGENDA
Alan Bjerke called the meeting to order at 1:00 PM.
MOTION by Andrew Champagne, SECOND by Meg McGovern to adopt the agenda.

VOTING: unanimous; motion carries.

2.0 ELECTIONS
2.1 Chair, Vice Chair, and Clerk

MOTION by Meg McGovern, SECOND by Andrew Champagne, to nominate Alan Bjerke as Chair of the Board of Tax Appeals.

VOTING: unanimous; motion carries.

MOTION by Alan Bjerke, SECOND by Andrew Champagne, to nominate David Maher as the Vice Chair of the Board of Tax
Appeals.
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VOTING: unanimous; motion carries.
MOTION by Andrew Champagne, SECOND by Meg McGovern, to nominate Lori Olberg as the Clerk of the Board of Tax Appeals.

VOTING: unanimous; motion carries.

3.0 RULES

3.1 Hearing Procedures

Chair Bjerke proposed following State statute and City charter to establish hearing procedures. He also noted that it was suggested at the ad
hoc committee on reappraisal that when site visits are conducted, the Assessor can be asked by the property-owner not to attend. Ms.
McGovern also noted that it was suggested having a taping of a mock appeal session to show property-owners how the process of tax appeals
works, to familiarize them more with the process. Acting City Assessor Dorman also noted that his office prepared a set of informational slides
for property-owners to use as a resource to prepare for the tax appeals process and site visits.

MOTION by Alan Bjerke, SECOND by Meg McGovern, to adopt the rules and procedures as historically conducted and
implemented.

VOTING: unanimous; motion carries.

4.0 APPROVAL OF FORMS

4.1 Educational Brochure, Notice of Hearing, Authority of Representation, Waiver of Site Visit and Official Notice of Decision

MOTION by Alan Bjerke, SECOND by Meg McGovern, to approve forms.

VOTING: unanimous; motion carries.

5.0 APPROVAL OF SUBPOENA

5.1 Approval of Subpoena

Deputy City Attorney Pellerin reviewed the subpoena, noting that the property is on 61 EImwood Avenue. He said that in the subpoena, the
City requested the current rent role and the IRS schedule E form 8825 for the years 2021-2022 along with any professionally conducted
property appraisals in the last three years, as well as filling out an income and expense form (attached within the subpoena). He noted that
they are appealing due to the neighboring pod encampment, which has caused some tenants to vacate. Hs said that some tenants have a
decreased sense of security and that it is a less desirable location to live, given the proximity to the pod encampment. He said that the
appellant has contracted with a licensed appraiser to assess the value of the property, but that the appraisal has not to date been submitted.
He said that their appeal was denied by the Board of Assessors, and it has now escalated to this level. He said that the Board of Assessors is
waiting for an independent appraisal to quantify any decrease in property value.

MOTION by Andrew Champagne, SECOND by Meg McGovern, to approve subpoena.

VOTING: unanimous; motion carries.
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6.0 ESTABLISHMENT OF PANEL AND SCHEDULE

6.1 Establish Panel and Schedule

Chair Bjerke said that they have established a panel and discussed scheduling a hearing on Wednesday, October 25, 2023, at 1:00 PM and a
backup date of Tuesday, November 7, at 1:00 PM.

MOTION by Andrew Champagne, SECOND by Meg McGovern, to approve the panel and schedule of hearings.

VOTING: unanimous; motion carries.

7.0 CONFLICTS
7.1 North Hill Capitol Partners, LLC, 61 EImwood Avenue
None.

8.0 OTHER BUSINESS

8.1 Verbal Comments
None.

9.0 ADJOURNMENT

9.1 Motion to adjourn
MOTION by Meg McGovern, SECOND by Andrew Champagne, to adjourn the meeting.
VOTING: unanimous; motion carries.

The meeting adjourned without objection at 1:17 PM.
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61 Elmwood Avenue Property Tax Grievance

DECLARATION OF JOHN BORCH IN PLACE OF NOTARIZED STATEMENT

1. [ am more than 18 years-old and state the following on my personal knowledge.

2. [ am the property manager for North Hill Capital Partners (“NHCP”), owner of the 61

Elmwood Avenue property.

3 61 Elmwood Avenue’s value has been negatively impacted by the neighboring pod
encampment.
4, Since the pods opened, tenants have experienced increased noise and a decrease in their

sense of security.

5. Flower beds that have been maintained for years can no longer be worked because they are

littered with hypodermic needles.

6. There have been apparent overdose victims in the property’s parking lot.

s T'enants have experienced increased theft, especially from parked cars.

8. T'he problem is exacerbated by the pod residents’ associates who congregate in the area to
party.

9. NHCP owns several rental properties in Burlington.

10. Over the last year, due to multiple inflationary pressures, including higher property taxes,

utility costs, management expenses, repair expenses and other increased expenses, NHCP has

raised 1ts rents at its other Burlington properties by approximately 20%.

1. Even with those higher rents, NHCP has experienced virtually no vacancies at any property

other than its 61 Elmwood property.

12. Over the past year, for the first time in years, the 61 Elmwood property has experienced

vacancies, some as long as three months.




13, This has caused my client to leave its 61 Elmwood rents flat, unlike the rents at their other
properties.

14.  NHCP has actually reduced rents on some of its 61 Elmwood units by 15% to 20%.

15. The market rent for a single bedroom unit, like the 61 ElImwood units, has risen to $1.450.
16.  The 61 Elmwood units are rented at an average rent of $1,200, $250 to $300 below market.
17.  Historically, the 61 Elmwood units have been rented for market rates.

18.  Based on the forgoing facts, NHCP believes the value of its property has been reduced by

35%.

[ declare that the above statement is true and accurate to the best of my knowledge and

belief. I understand that if the above statement is false, I will be subject to the penalty of perjury

or other sanctions of the court.

Printed Name: John Borch L
Mailing Address: 1S \i\\\\D\AhV\ T.D'\' S 238 Q)

Email Address: johnborch@rpmsterling.com
Date: May 23, 2023 g

gnature




MSK

ATTORNEYS

Via Hand Delivery and Email

June 27, 2023

City of Burlington

Lori Olberg, Administrative Assistant
City Hall, Clerk’s Office

149 Church Street

Burlington, VT 05401
lolberg@burlingtonvt.gov

Re: Grievance Notice — North Hill Capital Partners, LLC, 61 EImwood Ave,
Parcel 1D 044-4-049-001

Dear Lori:

I represent North Hill Capital Partners, owner of the 61 EImwood Avenue property. My client
believes its property’s value has been negatively impacted by the neighboring pod encampment. Since
the pods opened, my client’s tenants have experienced increased noise and a decrease in their sense of
security. Flower beds that have been maintained for years can no longer be worked because they are
littered with hypodermic needles. There have been apparent overdose victims in the property’s parking
lot. Tenants have experienced increased theft, especially from parked cars. The problem is exacerbated
by the pod residents’ associates who congregate in the area to party. This deterioration in my client’s
tenants’ quality of life has made 61 EImwood a significantly less desirable place to live. Evidence of this
change has manifested itself in the form of tenant complaints, lowered rents, and increased vacancies.

My client owns several rental properties in Burlington. Over the last year, due to multiple
inflationary pressures, including higher property taxes, utility costs, management expenses, repair
expenses and other increased expenses, my client has raised its rents at its other Burlington properties by
approximately 20%. The market rent for a single bedroom unit, like the 61 ElImwood units, has risen to
$1,450. Even with those higher rents, my client has experienced virtually no vacancies at any property
other than its 61 EImwood property. For the first time in years, the 61 EImwood property has experienced
vacancies, some as long as three months. This has caused my client to leave its 61 EImwood rents flat,
unlike the rents at their other properties. My client has actually reduced rents on some of its 61 EImwood
units by 15-20%. The 61 EImwood units are rented at an average rent of $1,200, $250-300 below
market. Historically, these units have always rented for market rates. While rents elsewhere are going up
25% to 30%, rents at 61 ElImwood have remained stagnant or, as noted above, are being reduced in order
to retain and attract tenants. Clearly, the creation of the pod encampment has had a negative and
measurable impact on my client’s property. My client did not oppose the encampment and understands
the need for such a facility. On the other hand, it must be recognized that by placing the encampment so
close to my client’s property, there has been a negative impact on its value. My client believes the value
of its property has been reduced by 35%. My client believes the City’s financial form (enclosed) will
underestimate the pod encampment’s impact, as those impacts have only made themselves known
relatively recently. All of the facts recited in this letter are supported by the attached Declaration. |
appreciate your attention to this matter.

Sincerely,

275 COLLEGE STREET, PO BOX 4485 | BURLINGTON, VT 05406-4485 | PHONE 802 861-7000 | FAX 861-7007 | MSKVT.COM
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/s/Hans G. Huessy

Hans G. Huessy, Esq.
hhuessy@mskvt.com

MSK

ATTORNEYE

275 College Street, PO Box 4485 | Burlington, VT 05406-4485 | phone 802 861-7000 | Fax 861-7007 | mskvt.com
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MSK

ATTORNETYS

Via Hand Delivery and Email
October 9, 2023

Alan Bjerke, Chair

Burlington Board of Tax Appeals
City of Burlington, Clerk’s Office
149 Church Street, Room 20
Burlington, VT 05401
abjerke@burlingtonvt.gov
lolberg@burlingtonvt.gov

Re:  City of Burlington Notice of Board of Tax Appeals Hearing

Dear Members:

I represent North Hill Capital Partners, LLC, owner of Parcel 1D: 044-4-049-001, located at 61

Elmwood Avenue.

We hereby file this Motion to Continue the Hearing scheduled for October 25, 2023 at 1:00 pm.

Counsel will be in trial for the entire day of October 25%.

Thank you for your attention to this matter and please be in touch with any questions.

Sincerely,
/s/Hans G. Huessy

Hans G. Huessy, Esq.
hhuessy@mskvt.com

{00538307.1}275 COLLEGE STREET, PO BOX 4485 | BURLINGTON, VT 05406-4485 | PHONE 802 861-7000 | FAX 861-7007 | MSKVT.COM
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MSK

ATTORNETYS

Via Email
October 19, 2023

Alan Bjerke, Chair

Burlington Board of Tax Appeals
City of Burlington, Clerk’s Office
149 Church Street, Room 20
Burlington, VT 05401
abjerke@burlingtonvt.gov
lolberg@burlingtonvt.gov

Re:  City of Burlington Notice of Board of Tax Appeals Hearing
Dear Members:

I represent North Hill Capital Partners, LLC, owner of Parcel 1D: 044-4-049-001, located at 61
Elmwood Avenue.

We hereby file this Motion to Further Continue the Hearing scheduled for November 7, 2023 at
1:00 pm.

Counsel will be out of the country from November 3, 2023 till November 14, 2023. Counsel
apologies, but this was not known at the time the initial request to continue was filed. Counsel
also advises the Board that the trial previously set for October 25" has been continued, so
holding the hearing on the 25" as originally planned would now be possible.

Thank you for your attention to this matter and please be in touch with any questions.
Sincerely,

/s/Hans G. Huessy

Hans G. Huessy, Esq.
hhuessy@mskvt.com

{00539768.1}275 COLLEGE STREET, PO BOX 4485 | BURLINGTON, VT 05406-4485 | PHONE 802 861-7000 | FAX 861-7007 | MSKVT.COM
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VERMONT SUPERIOR COURT

Environmental Division

32 Cherry St, 2nd Floor, Suite 303,
Burlington, VT 05401
802-951-1740

www.vermontjudicary.org

ENVIRONMENTAL DIVISON
Case No. 22-ENV-00026

October 19, 2023

NOTICE OF HEARING CANCELLATION

Daylight Lot Major Subdivision Amendment Appeal

The Merits Hearing scheduled for October 25-27, 2023, has been cancelled.

If another hearing in this case needs to be scheduled, you will receive a Notice of Hearing.

Environmental Division Clerk

Any individual with a disability requiring assistance accessing the services, programs, and/or
activities at the Courthouse should contact the Clerk's office at the above address for further
assistance.

300-00213 (06/2022) Page 1 of 1
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300-00213 (06/2022) Page 1 of 1
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MSK

ATTORNEYS

Via Hand Delivery and Email

October 13, 2023

City of Burlington

Alan Bjerke, Chair

Lori Olberg, Administrative Assistant
City Hall, Clerk’s Office

149 Church Street

Burlington, VT 05401
lolberg@burlingtonvt.gov

Re: Grievance Notice — North Hill Capital Partners, LLC, 61 EImwood Ave,
Parcel 1D 044-4-049-001

Dear Members:

I represent North Hill Capital Partners, owner of the 61 EImwood Avenue property. My client
believes its property’s value has been negatively impacted by the neighboring pod encampment. Since
the pods opened, my client’s tenants have experienced increased noise and a decrease in their sense of
security. Flower beds that have been maintained for years can no longer be worked because they are
littered with hypodermic needles. There have been apparent overdose victims in the property’s parking
lot. Tenants have experienced increased theft, especially from parked cars. The problem is exacerbated
by the pod residents’ associates who congregate in the area to party. This deterioration in my client’s
tenants’ quality of life has made 61 EImwood a significantly less desirable place to live. Evidence of this
change has manifested itself in the form of tenant complaints, lowered rents, and increased vacancies.

My client owns several rental properties in Burlington. Over the last year, due to multiple
inflationary pressures, including higher property taxes, utility costs, management expenses, repair
expenses and other increased expenses, my client has raised its rents at its other Burlington properties by
approximately 20%. The market rent for a single bedroom unit, like the 61 EImwood units, has risen to
$1,450. Even with those higher rents, my client has experienced virtually no vacancies at any property
other than its 61 EImwood property. For the first time in years, the 61 EImwood property has experienced
vacancies, some as long as three months. This has caused my client to leave its 61 EImwood rents flat,
unlike the rents at their other properties. My client has actually reduced rents on some of its 61 EImwood
units by 15-20%. The 61 EImwood units are rented at an average rent of $1,200, $250-300 below
market. Historically, these units have always rented for market rates. While rents elsewhere are going up
25% to 30%, rents at 61 ElImwood have remained stagnant or, as noted above, are being reduced in order
to retain and attract tenants. Clearly, the creation of the pod encampment has had a negative and
measurable impact on my client’s property. My client did not oppose the encampment and understands
the need for such a facility. On the other hand, it must be recognized that by placing the encampment so
close to my client’s property, there has been a negative impact on its value. My client believes the value
of its property has been reduced by 35%. My client believes the City’s financial form (enclosed) will
underestimate the pod encampment’s impact, as those impacts have only made themselves known
relatively recently. All of the facts recited in this letter are supported by the attached Declaration. |
appreciate your attention to this matter.

275 COLLEGE STREET, PO BOX 4485 | BURLINGTON, VT 05406-4485 | PHONE 802 861-7000 | FAX 861-7007 | MSKVT.COM
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You will note that the appraisal my client produced concludes that the property has a higher
value. However, please note that the appraiser expressly excludes all impacts from the pod encampment
in determining the property’s value. Please also note that the appraisal identifies an annual loss
associated with the current vacancies in excess of $94,000 on page 29 of the appraisal. This loss, as it is
tied to the pod encampment, is also not factored into the appraiser’s valuation.

Sincerely,
/s/Hans G. Huessy

Hans G. Huessy, Esq.
hhuessy@mskvt.com

MoK

275 College Street, PO Box 4485 | Burlington, VT 05406-4485 | phone 802 861-7000 | Fax 861-7007 | mskvt.com
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CITY OF BURLINGTON
OFFICE OF THE ASSESSOR

Joe Turner, City Assessor
Fiscal Year 2024
Assessor Report to the Board of Tax Appeals

RE: Property valuation appeal

Owner: North Hill Capital Partners LLC
Representative: | Hans G. Huessy, Esq.
Location: 61 Elmwood Avenue

Property Type: | RA - Residential Apartment
Parcel 1D: 044-4-049-001

Dear Members of the Board;

Vermont property tax appeal law has developed clear standards and procedural steps
for appeal hearings before local Board of Civil Authorities and Board of Tax Appeals.
The first step is the determination of a property’s current fair market value. Secondly,
the market value is equalized to the level of appraisal of the same type of properties
within the municipality. The Assessor’s Office conducted a sales analysis of residential
apartments. Currently the residential apartment property class has a common level of
appraisal of 93%.

Subject Property Description, History, and Determination of Market Value

The subject is a residential apartment property that was built around 1920 and has 9312
square feet of finished area consisting of 1 building divided into two sections. The
adjoined buildings contains 16 units that are broken out into 4 larger units in the front
section and 12 smaller units in the rear section. The lot is 13,068 square feet. The lot is
level with adequate off street parking and is located in a high density area in the Old
North End neighborhood. It was purchased as 16 individual condominium units on
09/13/2021 for $2,187,500. Post sale for taxation purposes all condo units were
combined under one property record card so only one tax bill would be distributed. The
value of $1,926,300 was reached by combining the market adjusted cost approach
value of each condominium unit prior to the transfer, however, typically residential
apartments are valued using the Income Capitalization Approach.

Selected Approach to Value:

There are three standard approaches to determining the fair market value of a property,
The Cost Approach, the Sales Comparison Approach, and the Income Approach. For
residential apartments the Income Capitalization Approach is typically utilized.

The Income Capitalization Approach to value reflects the market’s perception that value
is directly related to a property’s income potential. Capitalization is the technique of
converting current income to the market value of the asset generating that income
stream. The income Capitalization Approach is the preferred method to value
commercial and multi-family properties because these properties are generally
purchased by absentee investor as investment properties, with most consideration
given to annual cash flow and return on investment.
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CITY OF BURLINGTON
OFFICE OF THE ASSESSOR
Joe Turner, City Assessor

The direct capitalization technique involves the application of an overall capitalization
rate to the projected net operating income for the subject property. This technique is

general applicable when properties are unencumbered or encumbered by short-term
leases or contract rents that are reflective of the market conditions.

The steps to develop a value estimate using direct capitalization are as follows.

1. Estimate current market rent and potential gross income for the property

2. Estimate vacancy/credit loss for the subject and subtract from the potential gross
income to determine the effective gross income

3. Estimate operating expenses for the property and subtract these estimated
expenses from the effective gross income to estimate the net operating income
for the property.

4. Select and apply an appropriate capitalization rate to the net operating income
estimate to develop a market value estimate.

Summary of the Income Capitalization Approach

i Potential income Capitalization Rate
A o Rents $19,250x12 $231,000 6.50%
G $1,200 Other Income $2,912
1 %950 ¢ Level of Appraisal
H 81,200 o Vacancy & Collection Loss (2%) -$4,678 0.93
P 81100 Effective Income $229,234
N $1,200
B 81,300 ) Operating Expense 598,633
K 1$1,200 Replacement Reserves -$5,233
0 $1,200 Net Operationg Income $125,368
] $1,250
E $1,325
M $1,325
C - 81,325 $125,368/6.5% Equalized Fair Market Value (rounded)
D $1,200 $1,928,738 $1,793,500
F $1,250
L $1,200
Total $19,250

For this income approach to value, actual rents were used instead of market rents to
develop the potential income of the property. Typical market rents for the subject
property would fall between $900 per month to $1,600 per month. The -appraisal
provided by the owner used $1,350 for the 12 smaller units and $1,450 for the 4 larger
units. The reasoning behind using the actual rents instead of market rents is due to the
external obsolescence associated with the EImwood Community Shelter (ECS). Units
D, F, and L all entered into a year lease agreement post creation of the Elmwood
Community Shelter and reflect slightly lower than market rents. The owner of the
subject has also expressed intent to leave the rents flat instead of the typical increase
the market is currently seeing.
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CITY OF BURLINGTON
OFFICE OF THE ASSESSOR
Joe Turner, City Assessor

The vacancy and collection loss as well as operating expenses and replacement
reserves were taken from the provided appraisal which showed numerous supportive
comparables for these elements. (Appendix A)

The level of appraisal used to equalize the subject property back to the date of the last

city wide revaluation was derived from arms-length sales of similar properties within the
last three years. (Appendix B)

Assessor’s review of Owner’s submitted documents:

North Hill Capital Partners believes 61 ElImwood’s property value has been negatively
impacted by the neighboring ECS. Negative impacts include noise and a decrease in
security, drug paraphernalia and overdoses, as well as theft. Overall tenants have
experienced a decrease in their quality of life. Rent rolls have been submitted as
evidence. Along with the rent rolls, an appraisal with an effective date of 6/13/2023, IRS
form Schedule E, and income and expense forms were submitted and reviewed. North
Hill Capital Partners believes the value of their property has been reduced by 35% due
to the installation of the ECS at 51 Elmwood or an appraised value of $1,252,095.

The Assessor’s Office does believe there is a negative impact due to external
obsolescence associated with ECS, although a 35% reduction is excessive. The value
presented in the income approach noted above shows a more accurate and realistic
effect of the ECS.

Property Valuation Recommended by the City Assessor:

The Market Adjusted Cost Approach = $ 1,926,300
The Income Approach to Value = $1,928,738 Equalized to 93% = $1,793,500

Do to the subject being utilized as apartments, the income approach to value is the
recommended method of valuation.

Final Recommendation of Value= $1,793,500
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CITY OF BURLINGTON
OFFICE OF THE ASSESSOR

Joe Turner, City Assessor
Appendix A:

Appraisal Report
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61 Elmwood Ave

61 Elmwood Ave
Burlington, VT 05401
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Client File Number
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275 Memorial Drive, Apartment 6101
Willistor, VT 05495

RANDALL REAL ESTATE COMPANY WWW'WCOVY‘COT}
P: 802-433-7728

June 15, 2023

Mr. Nicolas Pena

Owner

285 Goddard Ave

Brookline, MA 02445

RE: Restricted Appraisal Report for the property located at 61 Elmwood Ave, Burlington, VT 05401

Dear Mr. Pena:

In accordance with your authorization, | have conducted the investigation necessary to form an opinion of value in the

above captioned subject property. The restricted appraisal report that follows sets forth the identification of the

property, assumptions, limiting conditions, pertinent facts about the area and the subject property, comparable market

data, the results of the investigation, and the reasoning leading to the conclusions set forth. The report that follows is

considered to be a summary of my analysis and cenclusions. Supporting documentation concerning the data, reasoning,

and analyses are retained in rny file. The depth of discussion contained in this report is specific to the needs of the client

and for the intended use stated in the report. | am not responsible for the unauthorized use of this report.

As context ta my opinion of value for the subject property, in December 2021, Mayor Miro Weinberger announced a ten-

puint plan to "double the rate of housing production and end chronic homelessness, As part of this initiative, a low-

barrier-to-entry emergency shelter named Elmwood Community Shelter (ECS) was constructed on a surface parking lot

owned by the city at 51 Elmwood Ave (adjacent to the subject property) to serve pzople experiencing homelessness.

Paople can stay in the shelter for up to 180 days, which can be extended by up to 60 days if there is no alternative

A . o w
housing option available,
4

The shelter consists of 30 pod-style units plus a community resource canter and a bathhouse. The pods have a o

o

warrantied fife of 10+ years according to the manufacturer's wepsite (Pallet). After being granted a termporary zoning
certificate of occupancy (TZCO) on February 6, 2023, the shelter opened to guests on February 7, 2023, The permit is due
to expire on August 5, 2023, unless it is renewed prior to its expiration date. The mayor stated in an interview that the
city plans io operate the shelter for three years and is actively working to create more permanent affordable housing
alternatives. A proposed amendment to tha zoning regulations (ref. ZA-22-06) states that "No interim facility permit shail
remain in effect for more than three (3) years total. 4 site containing an interim facility shall be restored te its pricr use
and/or condition upon expiration of the permit. An interim facility may continue beyond three years only upon
application for and approval as a permaneant facility." As of the effective date of this appraisal, another meeting

regavding this proposed amendment has yet to be scheduled.

WOD FLVLISY 1vIY TivaNYsE

i

rwas constructed, the subject's property manager has noted increased lssues with "security, viokeiice, :
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Per conversations with the client and the intended use of the report, the scope of work in this report is intended to be
consistent with industry standards and has heen performed so as to develop a credible report. This letter is invalid as an
opinion of value if detached fram the report, which contains the text, exhibits, and Addenda.

IAVY QOOMWIT 19

Vaiue Conclusions

Description  Perspective  TypeofValue  Premise = Propertyinterest EffectiveDate = ated Value
N/A Current Market Value Fee Simple 06/13/2023 $2,330,000
Sincerely,

Randall Real Estate Company

Tt leomi]

Hugh Randall, MAI
Certified General Real Estate Appraiser, VT No. 080.0134167

nrandall@rrcovt.com
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Certification - Hugh Randall, MAI
E
©
©
&
=
. . .:
[ certify that, to the best of my knowledge and belief: ™
¢ The statements of fact contained in this report are true and correct.
° Thereported analyses, opinions, and conclusions are limited only by the reported assumytions and limiting
conditions, and are my personal, impartial and unbiased professional analyses, opinions and conclusicns.
* lhave no present or prospective interest in the property that is the subject of this report, and no personal interest
with respect to the parties involved.
® I have no bias with respect to the property that is the subject of this report or to the parties involved with this
assigniment,
e My engagement in this assignment was not contingent upon developing or reporting predetermined results.
¢ My compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the client, the armount of the value opinion, the
altainment of a stipulated result, or the occurrence of 2 subsequent event directly related to the intended use of
this appraisal.
* My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the
Uniform Standards of Professional Appraisal Practice.
In regards to the inspection of the property:
» Hugh Randsil, MAI performed the following type of inspection of the subject property: Exterior Inspection
& P P
* Noone provided significant real property appraisal assistance to Hugh Randall, MAL
« MHugh Randall, MAI has not provided prior services, as an appraiser or in any other capacity, within the three-year
period immediately preceding acceptance of this agreement.
trn addition, as a member of the Appraisal Institute:
@ 1 certify that, to the best of my knowledge and belief, the reported analyses, opinions and conclusions were
developed, and this report has been prepared, in conformity with the requirements of the Code of Professional
Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute.
° Icertify that the use of this report is subject to the requirements of the Appraisal Institute relating to review by its
duly authorized representatives.
¢ As of the date of this report, Hugh Randall has completed the continuing education prograrn for Desighated W
Meinbers of the Appraisal Institute. ' °
9
Wt
el
o
>
-
Hugh Randall, MA! m
o
Certified General Real Estate Appraiser, VT No. 080.0134167 ™
Exdd
Effactive Date of Appraisal: June 13, 2023 b
p
Date of Report: June 15, 2023 o
)
o
=

3
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Executive Summary

Prepared for North Hill Capital Partners LLC

INY QOOMINTIT L9

61 Elmwood Ave

Property Overview

Property Class/Type
Housing, Multiple Units

Property Owner
North Hill Capital Partners LLC
61 Elmwood Ave, Burlington, Chittenden County, VT 05401

Valuations

Value Conclusions

Indicated Value

Description - Perspective  Type Of:,\"abl;_lyie, . Premise Propertymterest ’“ EffectweDate e

N/A Current Market Value Asls Fee Simple 06/13/2023 $2,330,000

Site Characteristics

Site Characteristics et :
Parcel identifier  044-4-048-001 SF/ Acres 13,068 7 0.30 o

Flood Zone X Available Utilities Electricity, Gas, Sewer, and Water et

Page 2% of 90



, Zoning Characteristics

W3 19

r
f

Zoning Characteristics ; : : &
Zoning City of Burlington Zoning Codes RHD (Residential High Density) ©
lurisdicticn x

(331
Conformity Legally Non-Conforming Conformity The subject's current use as a multi-
Corniclusion Comments family property is allowable per the
zaning regulations. The subject does
not comply with the dimensional
standards of the underlying zoning
district as it does not meet the
maximum residential density and fot
coverage. However, as the subject's
improvemenis were constructed prior
to the current zoning regulations, the
subject is cansidered tegally non-
conforming.
o . Allen St z
Improvement Characteristics
2
fPeru St
2
o % Grarit 8t
@eegls tap data 42023 Google
‘Improvement Characteristics Sl
Gross Building Area (SF) 7,296 Rentable Area (SF) 7,296
Efficiency Ratio 100.00 # of Bldgs 1
# of Stories 2 # of Units 16
# of Tenants 16 # of Beds 16
Year Built (Weighted 1948 Construction GQuality Average o
Averaga
ge) o
Building Condition Average Type of Parking Surface -
g
# of Parking Spaces 16 l.and to Bldg Ratio 1) 1.7 ut
~
&
2
v
B
band
i
prv)
T
=
Z
in
0
3
~]
m
"
o
bl

R
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5 Real Estate Taxes

IAY dOOMNTT L9

2022

Assessed Value
$1,926,300

Current Taxes

$40,695

E Sales History

Price Date Seller

$2,187,500 9/16/2021 Burlington Realty
Associates LTD

Partnership

The property was marketed for sale through a local broker on MLS. The original asking price in February 2020 was
$2,400,000. The price was subsequently lowered in Aprii 2020 to $2,225,000. The property was pending as of February
2021. The transaction included $437,500 in selier financing amortized over 30 years at 5% interest with a balloon
paymentin Year 5. The buyer indicates that the seller's financing did not affect the sale price. No concessions were noted.
The property has condominium documents in place but was purchased to continue its operation as a long-term

apartment rental property.

Scope of Wark Information

Client Name North Hill Capital Partners LLC
Report Type Resiricted Appraisal Report
tntended Use To develop an opinion of the markel vaiue for the subject property for tax appeal purpeses. b

Intended User North Hill Capital Partners LLC and Hans MHuessy o

!

Highest and Best Use as Vacant : ,
Multi-family, developed to the highest allowable densily. The timing is current. The rost lilkely buyer is an ebsentee investor.

YANYY

Highest and Best Use as Improved : - S : : — e z

Continued mudti-family use, as improved. The mosi fikely buyer is an absentee investo. -

8}
]
k=

o
Page 2§ of 90



Assumptions and Conditions

IAY GOOMINIT Lo

This appraisal is subject to the following general assumptions and limiting conditions.

1. The tite to the property is assumed to be good and marketable and the legal description is correct.

2. No responsibility for legal matters is assumed. All outstanding taxes, liens, mortgages, or other encumbrarices
have been disregarded and the property is appraised as though free and clear, under responsible ownership and
competent management,

3. All sketches in this report are intended to be visual aids and should not he construed as surveys or engineering
reports.

4. All information in this report has been obtained from refiable sources. I cannot, however, guarantee or be
responsible for the accuracy of information furnished by others. .

5. Unless otherwise stated, this opinion of value applies to land and improvements only; the value of trade fixtures,
furnishings, and ather equipment has not been included.

6. Subsurface rights (minerals, water, and oil) were not separately evaluated in making this appraisal.

7. The comparable sales data relied upon in this appraisal are believed to be from reliable sources; however, it was
not possible to inspect the comparables completely, and it was necessary to rely upon information furnished by
others as to said data. Tharefore, the value conclusions are subject to the correctness and verification of said
data.

8. linspected the subject property, as far as possible, by observing the land and the irnprovements thereon;
however, it was not possible to personally observe conditions beneath the soil or hidden structural camponents
within the improvements. Unless otherwise stated, no representations are made as to the geotechnical conditions
of the land or the quality and condition of the roof, heating, cooling, ventilating, electrical, and plurnbing
equipment.

9. Unless otherwise stated in this report, the existence of hazardous substances was not calied to my attention nor
did I become aware of such during my inspection. i have no knowledge of the existerice of such materials on or in
the property unless otherwise stated. However, | am not qualified to test such substances or conditions. No
responsibility is assurned for any such conditions, nor for any expertise or engineering knowledge required to
discover them. The client is urged to retain an expert in the field or environmental impacts upon real estate if so
desired.

10. Neither all nor any part of the contents of this report shall be conveyed to the public through advertising, public

relations, news, sales, or other media, without the written consent and approval of the author, particularly as to
the valuation conclusions, the identity of the appraiser or firm with which he is connected, or any reference to the ©

Appraisal Instifuie, ry o
- . . . Lt - q - H r H H HOw. H r e~ o~ - -1 '71

11, The subfect property is currently taxed as 16 separate residential condominium units but is operated as a multi-
“N
farily rental property. The subject’s rarket value is based on its current operation as a 15-unit rudti-family v
property. The aporaiser has not allocated values to each individual unit. -
)
. . ] . -~ s (>
Extraordinary Assuimptions and Hypothetical Conditions z
>
-y . . . - . st B P S P * - - o~ e = <+~ N o v - Lt
fhis appraisal is subject to the following assumptions and limiting conditions that are specific to the subject proparty or r
o

Sl . -

to this report. m
ol
v
-}
=
-
m
[
"
2
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Extraordinary Assumptions amiy ‘ Fn et
The appraiser was instructed by the client to perform a limited inspection of the subject property including the site and building
exterior. No interior inspection was made. As such, this appraisal assumes that the interior of the building improvements is in a
condition conwmensurate with that observed on the exterior and is similar to photographs from a prior appraisal report of the
subject property (dated effective July 28, 2021). The use of this extraordinary assumption may have impacted assignment rasulis.

The City of Burlington coordinated the construction of 30 pod shelters for people experiencing homelessness in a municipal-
owned surface parking lot adjacent to the subject property. The subject preperty has exparienced a higher rate of turnover, longer

vacancies, a reduction in asking rents, and reportedly higher expenses since the completion of this housing project whicl is

believed to be a direct result of the emergency shelter being adjacent to the subject property. According to a news report
published by ABC22 & Fox44, the mayor of Burlington indicated that “the city plans to operate it for three years [and] liopes the
city won't be needing the shelter once the three years are up.” Additionally, & proposed amendment to the zoning regulations
dated fune 2022 {ref. ZA-22-06) states that "No interim facility permit shall remain in effect for more than three (3) years total. A
site containing an interim facility shall be restored to its prior use and/or condition upon expiration of the permit, An interim
facility may continue beyond three years only upon application for and approval as a permanent facility." Given the uncertainty of
the actual date that the pods will be decommissioned, this appraisal is based on the extraordinary condition that the pods will be
removed on thie three-year anniversary of opening the pods to guests (February 7, 2026). The use of this extraordinary assumption

may have affecied assignnient results.

Hypothetical Conditions
This appraisal dees not employ any hypothetical conditions.

Page 3% of 90
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Income Approach

INY ACOMNTIT 1o

In the Incorne Capitalization Approach, the appraiser analyzes a property's income-generating potential, particularly the
amounts and timing of income, and capitalizes that income into value. In the direct capitalization method, the appraiser
analyses one year of expected income and then applies an overall capitalization rate or multiplier to the inceme to
deterimine value, whereas, in the yield capitalization (or discounted cash flow analysis} method, net operating income
projected over agspecified holding period is analyzed and discounted back to present value. Direct capitalization is use
when the future income is axpected to remain relatively stable. Conversely, yield capitafization is most appropriate when
the future income (amounts and timing) is expected to be unstable. Definitions for the technical terms used in this

section are defined in the Glossary section in the addenda of this report.

The first step of the process in the Income Capitalization approach is to determire the subject’s potential gross income
(PGI). This is determined through research of similar properties in the local market to determine the market rent for the
subject property. I the property is subject to lease contracts (the leased fee estate), the leases are analyzed {o deterrnine
if they are at, above, or below market. If 2 lease contract is determined to be at or below market, an adjustment to the
final value conclusion is required by discounting the lost or above-market income over the remaining term of the lease to

present-day value. In assignments where the fee simple interest is valued, market rents are analyzed and utilized for the

income projection.

The next step of the process is to estimate and deduct vacancy and collection losses from potential gross income to
arrive at the property's effective gross income (EGI). Vacancy and collection losses account for unoccupied space, tenant
turnovers, and non-payrent of rent by tenants. Vacancy rates are also derived from similar properties in the subject’s
market area, as they are sensitive to different types of occupancy (e.g. lodging pr operties typically have higher vacancy
rates due to higher turnover compared to apartments that have 12-month leases) as weli as [ocation {e.g. resort towns
will have higher vacancies due to fluctuations in seasonal occupancy). Vacancy rates are typically higher when alease is
above market as tenants will be more likely to seek more affordable space, and lower when a property is leased below

market.

After vacancy and collection fosses are accounted for, operating expenses are deducted from effective gross income to
arrive at net operating income (NCI). Operating expenses are categorized as either fixed, variable, or part of the

replacement allowance. Fixed expenses do not typically vary with occupancy {i.e. real estate taxes), as opposed to
variable exp&nses (i.e. utilities). Replacement aifowances account for the need for capital expenditures for short-lived

iters that need replacement throughout the building’s useful life, and are either accountad for explicitly as an expense -
or implicitly (i.e. in the capitalization or discount rate) based on how it is typically accounted for in the rnarket, ;J
=

Lastly, the nat operatirig income is capitalized into value. Capitalization can be parformed through the use of a o
capitalization rate or multiplier using income from any stage of the ana ny;r (2.g. gross income, effective income aftar _
vacancy and collection foss, netincome befere or afeer reservas, etc.). Overall capitalization rates and discount rates are -
best derived from the market by analyzing incorne and experises r’rc-rr sa Se of similar properties. A proper application of o
a cap rate or muitlpher isto appty itin the same way that it was derived to protect against aver or undervaluing the reai 2
property value. Aiternative methods of cap rate derivation include the band-of-investment tec hmque and the debt g
coverage ratio method. The value indicated by dividing the income by the rate (or rmuftiplying the incorme by the ‘§
abpropriate factor) is then adjusted for any costs that are considered explicitly from the incomie anaiysis such as fease-up ‘:
cosis or capital expenditures. 3
-

Inzome Analysis Technique Utilized &
g
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Based on the current and anticipated market conditions and existing lease terms, the subject property is valued through
direct capitalization. An adjustment to this analysis is warranted to account for the anticipated rent loss between coniract
and market rents due to recent trends in leasing activity since the opening of the Eimwood Community Shelter

rents
adjacent to the bUhJECL pr perty. The subject property is also valued through yieid capitalization using a discounted cash
flow (DCF) model as a test of reasonableness to the direct capitalization epproach.

Projected Gross Income (PGI}

The subject's potential gross income is comprised of rental payments under the terms of current and anticipated fease
agreements. Rental payments can include base rent, expense reimbursements, and escalations. Additional sources of
income can include costs of certain amenities {e.g. coin-op laundry, parking, cn-site storage, pets, etc.), late / termination

fees, or percentage rent to name a few.

Existing Contract Leases

The subject’s rent roll as provided by the owner is summarized in the table below.

Unit i i AvgSF/  Style/ Rent Rent Asking iease Leasebnd Tenanis
Unit Size Beds Baths  Bed Flao: {(07/28/21) {05/11/23) %A % 4fyr Rent StartDate  Date pay
A 375 i 100 376 $ ip S 3,025 128% 7% S L,200 06/01/18  07/3%/13 Al utd
G 354 1 1060 384 s st S 1,200 26.3%  14.7% S L2000 08/01/21 4 Atutd
384 i 1.00 384 s G93h & 850 0.6% G.O0% 5 1,200 09701720 Aibuatil
H 3E4 i 1.00 384 S 93005 L2000 26.3%  147% S 1,200 03/nifu bt
& 384 i 1.00 384 S 00 S Lapp 22.2%  124% S L2000 0401721
M 584 i 1,00 84 S S50 5 L2080 26.3%  14.7% S 1,200 Cifni/22
=] 376 i 1.00 578 S 850 S 1,300 36.8%  20.6%% 3 1,200 04/01/22
54 1 1.00 384 ) LOL200 0 26.3%  347% 5 1,200 06/01722
S S LZ0D 26.3%  14.7% ¢ 1,200 (OFf15/22
g S 123D 47.3%  26.3% S L1200 08/27/22
< S 1,323 35.2% 2 S
S S L3235 38.5% S
S i S4,325 29.3% 5
s S 3200 22.4% =
2 S %25 34.4% s
S 14,883 163% &

All tenanis pay for thair own heat, electricity, and cable/internst. The landlord pays for all ather expenses induding house
he current owner acquirad the progerty in the fali of 2027, the rents have
they were significantly below rnarket at the tirne of sale,

Date". Since the Eimwood Comraunity Shelter

neat, slectricity, and watsr/sewer. Since t
increased by a total of 28.2% {average of 16.3% per year) as
Recent rent trends arz analyzed by sorting the rent roil by the "Lease Start |
, 2023, the subject's property manzager indicated that there is "an increase in the turnover and

came online on February 7
Prior to the Shelter Community we were pushing the market rents

vacancy rate as well as a decrease in the market rent...
to $1,325 [;el month]. Since then, we have been recelving less activity at that rent and have had to decrease the

advertised rent to $1,200 {per month]." This is evident in the rent roll for the leasas renewad sirice the late summer and

fall of 2022
tested against the market to determine whether the lease rates are at, kelow, or above

Eaclt of the abiove leases is
ie subject leases to the market, with a discussion provided to

market. Rental comparables are included to mmpa: eth
support cur opinion of market rent for e unit.
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Pery St

1 aBiosD

]
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# Property Name

1 33-39 Grant St and 60
Clark st
2 6-16 Clarke St

1899

1935

. Occupancy %

100.00%

100.00%

18 SdBlD

Grant St

3nY D{SOOUIA N

622 04/28/2022

0 06/13/2023

IAY GOOMNTT 19

d aneleier

-

Map data ©2023 Google

talUnit Size SF

8,710

[
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Rent #1 - 33-39 Grant St and 60 Clark St

Proﬁérty Ihformation
Property Name

Property Class

Address

County

Property Type & Sub-Type
Site Information - Main Site
SF/ Acres

Zoning Code

Shape

Flood Zone

Topography

Available Utilities

: improvement Information - Main Building

Gross Building Area
Rentable Area

Year Ruilt
Construction Guality
Building Condition

# of Stories

# of Units

Froject Amenities
Transaction Information
Survey Date

Obtained from Appraisal

Survey Cormrient

33-29 Granf St and 60 Clark St

Housing

33-39 Grant St and 60 Clark St, Burlington, VT 05401
Chittenden

Multiple Units /7 ---

4,235/0.10

Residential High Density (RH)
Rectangular

X

Basically Level

Electricity, Sewer, and Water

9,230

8,538

189¢
Average/Geod
Good

3

10

On-Site Laundry

06/13/2023

Mo

IAY GQOMWIT L3
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‘RentRoll

(4}
1-hed 1 1.00 4 0 $0-30 $0 §or  $TEV5 - 1,480 §m 5
$1,600 =
2-hed 2 1.00 3 0  30- %0 $0 $  $1,775 - $1,705 $oen
$1,590
3-bed 3 1.00 2 0 $0- %0 50 S $2,265 - 4,965 $—r
$2,700
Studio 0 1.00 1 0 $0- %0 $0 $ 40 - %0 £865 g
Totals 10 0.00 %0 - $0 $0 - $0 - $2,163 foe
$2,700

HYVEE TIVANYY

NGD ILVLST

=
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Rent #2616 Clarke St

AY AO0MITI §

m
8-16 Clarke St only

Property Information g :

Property Name 6-16 Clarke St

Property Class Housing

Address 6-16 Clarke St, Burlington, VT 05401

County Chittenden

Property Type & Sub-Type Multiple Units / -

Site Information - Main Site §

SF/ Acres 6,534/0.15

Zoning Code Residential High Density (RH)

Shape Rectangular

Flood Zorie X

Topography Basically Level

Available Utilities Electricity, Sewer, and Water

Improvement Information - 6 Clarke St : i

Gross Building Area 1,800

Rentable Area 1,800 .
Year Built 1935 Z
Construction Quality Good -
Building Condition Good &
# of Stories 2 -
# of Units 3 z
- improvement information - 8-16 Clarke 5t §
Gross Building Area 6,010 -
Rentable Area 5,010 ‘?“:
Year Built 1935 5
Construction Quality Good ij
Building Condition Good :
# of Stories 2 %J

& Page 3¢ of 90
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Transaction Information o
Survey Date 04/28/2022

Obtained from Appraisal No

INVY QCOMWIT 1o

Survey Comment

Floar ' #of BR

‘Plan Desc V

i-bed 1

2-hed 2 1.00 2 751 $0 - 30 $Q $0.00  $1,625 - $1,642 $2.19
$1,650

Studic 0 1.00 4 300 $0 - %0 $0 $0.00 $935 - $968 $3.23
$1,000

Totals » ’ 14 622.00 $0 - %0 0 $0.00 ° §935 - 41,328 (%213

41,650

Gi

40

o

II¢IY TIVARNYY

>
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Market Rent Projection - One-Bedroom Apartments

Rents for similar one-bedraom apartments in the subject's competing market area predominantly range from
$820/mionth to $1,600/menth with an average of $1,180/manth. A majority of surveyed rents do not include heat,
electricity, or cabie/internet. Surveyed rents for one-bedroom apartments in the twe direct camparables range from

IAY GOOAWTT L2

$1,280/month to $1,600/month with an average of $1,464/month plus utilities.

The subject units (4-D) are somewhat large compared to market standards and Units E-P are somewhat small. The
subject units have average quality and condition. Based on the lease comparables, market rents for Units A-D are
projected at $1,450/manth and Units E-P are prejected at $1,350/month plus utilities.

The tetal market rent for ali of the subject units is calculated at $22,000/month, which cquates te $264,000 in annual

rental incame.

Page 4§ of 90



7

Scenaric Actual Actual Actual g
12-Month Feriod Ending 12/31/2018 12/31/2019 12/31/2020 g
Sl Persk - PersF rSE . PerUnit g
Rental Income ’ $15.17 $6,915.63 $19.71 $8,989.28 $21.88 $9,978.81
. Total Rental Income $15.17 $6,915.63 $19.71 $8,989.88 $21.88 $9,978.81
Total Adjusted Rental Income $15.17 $6,915.63 $19.71 $8,989.88 $21.88 $9,978.81
Laundry/Vending Income $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

$9,978.81

Potential Gross Income {(PGH) $15.17 $6,915.63 $19.71 $8,989.88 $21.88
$8,969.88 $21.88 49,978.81

Effective Gross Income (EGl) $15.17 $6,915.53 $19.71

' Real Estate Taxes ' $453  $2,064.63 $4.71 $2,149.81 $4.96  $2,260.38
Insurance $0.41 $187.50 $0.58 $264.838 $0.4¢ $225.50
Mariagement Fees $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
Administrative $0.83 $380.00 $0.81 $368.19 $0.52 $236.25
Utilities $2.00 $911.06 $1.62 $738.63 $1.27 $577.00

Heating & Fuel $6.00 $0.00 $0.48 $219.44 $0.00 $0.00
Electricity $0.00 %0.00 $0.21 $94.38 $0.00 $0.00
Gas $0.00 $0.00 $0.00 $0.00 £0.00 $0.00
Water & Sewer $0.00 $0.00 $0.93 $424.81 $0.00 $0.00
Other Utilities $2.00 $911.06 $0.00 $0.00 . $1.27 $577.00
Repairs & Maintenance $1.58 $722.63 $1.19 $541.75 $4.28 $1,950.44
Pest Control $0.00 $0.00 $0.00 $0.00 $£0.00
Trash Rernoval $0.00 $0.32 §144.00 $0.00 $0.00
Other Repairs & Maintenance $722.63 $0.87 $397.75 $4.28 $1,950.44
Leasing Expenses $0.00 $0.00 $0.00 $0.00 $0.00
Roads & Grounds $0.00 $0.36 $165.63 $0.00 $0.00
$650.00 $1.72 $783.56 $2.79 $1,272.06

Other Operating Expenses

VI ITVAamMvY

St

32 HLVL

MY G L

Page 42 of 90



Subject History

Scenario Broker's Pro Farma

12-Month Period Ending 12/31/2020

Rental Income $24.08
Total Rental incoime $24.08
Total Adjusted Rental Income $24.08
Laundry/Vending Income $0.27
Potential Gross tncore (PG1) $24.35

Effective Gross Income (EGH $24.35

Real Estate Taxes $4.71

Insurance

Managernent Fees $0.00
Administrative $0.00
Utilities $1.62
Heating & Fuel $0.48
Electricity ) $0.21
Gas $0.00
Water & Sewer $0.93
Other Utilities $0.00
Repairs & Maintenance $1.19
Pest Controi $0.00
Trash Removal $0.32
Other Repairs & Maintenance $0.87
Leasing Expenses $0.00
Roads & Grounds $0.36

Other Operating Expenses

$0.58

$10,980.00
$10,980.00
$10,880.00

$125.00
$11,105.00
$11,105.00

$2,149.81

$0.00
$0.00
$738.65
$219.42
$94.41
$0.00
$424.82
$0.00
$541.75
$0.00
$144.00
$397.75
$0.C0
$165.63
$110.00

$2.10
$0.24
$1.40
$0.34
$0.16
$0.00
$0.90
$0.00
$2.40
$0.05
$0.54
$2.81
$0.67
$0.00
$0.00

Actual
1273172022

$12,698.28

$12,698.28
$12,698.28

$45.33
$12,743.61
$12,743.61

$2,596.63

$0.00

$956.79
$110.00
$639.00
$155.62
$74.41
$0.00
$408.96
$0.00
$1,549.46
$23.44
$245.57
$1,280.45
$306.25
£0.00
$0.00

Annualized

12/31/2023

$2.48
$0.24
$3.24
$0.61
$G.00
$0.15
$2.48
30.00
$2.04
$0.00
$0.66
$1.38
$0.00
$0.00
$0.00

IAY GOGAWTE 1o

$13,748.’63
$13,748.63
$13,748.63

$25.13
$13,773.75

$13,773.75

$2,543.42

$0.00

$1,131.72
$110.00
$1,478.12
$277.84
$0.00
$68.09
$1,132.19
$0.00
$930.18
£0.00
$299.89
$630.29
$0.00 :
$0.00
$0.60

iG ¢¢

GG

|
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Expense Reimbursements

“xpense reimbursements are based on the structure of the leases currently in place. Nore of the feases include any

expense reimhursements, as the tenants are responsible for paying their own utilities.

IAY QO0MINTT LS

Other Income

The subject has income from several coin-operated washer and dryer units in the partial basement beneath Units A-D.
Expense Comparable 1 also has coin-operated laundry and reports an average income of $3.41/week/unit for 10 units.
Therefore, the subject's coin-operated laundry income is projected at $3.50/week/unit, which equates to anannual

income of $2,912.

Estimated Vacancy and Collection Loss (V&CL)

As of the effective date of the appraisal, the subject is 100% occupied with one tenant having been served an eviction

notice with a scheduled hearing on Jure 1, 2023. However, according to the property manager, a higher-than-average
vacancy rate is expecied at the subjaect property in 2023 as the current tenants have ¢ expressed concerns about "security,
violence, stolen items, and just an overall feeling of safety due to the new Pod community” which opened in February
2023 adjacent to the subject property. Apartment vacancy in the subject's competing market area is estimated at
approximately 1%. As the subject has a good location, average quality and condition, and slightly below-average unit
sizes, a stabilized vacancy rate slightly higher than the market is reasonable. Therefore, a 2% vacancy rate is applied to
the subject's PGl to arrive at effective gress income (EG).

Operating Expenses (OE)

The subject's projected operating & pens are based on our analysis of the subject's historic expenses and expenses for

similar properties in the area. The owner's representative pr‘ovided operating expenses for the subject property from

2018 to 2020 as well as for 2022 and 2023 (jear-fc.-dat@) which are tested against several expense comparables for
reasonableness.

It is noted that sinca the Elmwood Community Shelter (ECS) came online in February 2023, the subject's management has

indicated that there has been an increase in "leasing and maintenance expenses as we are doing more general repairs

and painting, for example, maore often...Other maintenance cosis will increase due to the shelter community. Trash

pickup, daily inspections, wear and tear on the preperty {ferce).” My analysis of the subject's expenses from january 2022

ta Aprif 2023 does not indicate that there have been significant increases in expenses since the EC5 came online (see th
al azsurnes that the ECS will be decornmissioned at its

addenda for the rnonthly breakdown of expenses). As this appraisa
threg-year anniversary {February 5, 2026), all expenses in the direct capitalization scenaric are projected as stabilized. 5
o
The sub}ect’s fved and variakle aperating expenses are analyzed and compared o 2 $/5F of NRA basis. Each of the i
. L. o)
subject’s gxpense projections is detailed separately helow o
Real Estate Taxes =
K~
z
The subject's real estate taxes are based on actuals for the 2022/2023 tax year al $40,695. The suhbject's current g
. . X . . . ~
assessiment and taxes are considered reasonable on a $/unit basic as supportad hv the expense comparables -
surnmarized in the following table. o
=
m
b‘?
hd
=
-
m
™
o
2
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Unig Assassad Assess Taxes
Mo, Property Name Count Value (& /Unit) Taxes {$/Unit}
L Z5-57 arant 3 ic 51604600 5160460 35 899 23,3490
i 516 Diarke 5t 14 SLEOTBC0 5114828 535,952 52,4265
3 TL-73 Elmwasnd Avs R4 SL,755, 700 567,428 557,048 53,058
& 21-25 Etmwood Ave g 5146305 §58,725 55,081
& 61 Eimwood Ave ig 120,394  $40.69% 52,543

Insurance

The subject's insuraiice expense is projected at $0.65/SF, which is consistent with historic trends and reasonably within

the range indicated by the expense comparabies for similarly-sized properties.

Management

The subject is currently managed by a third party that charges 7.65% of collected rents (or EGI). This fee is stightly
discounted as the management cornpany also manages several other properties for the same owner. The subject's
manager (Jehn Borch} indicated that the market-rate fee for the subject property as a standalone property would be 8.5%

of EGL. This is censistent with management fees cited by several other local managernent companies who indicate a range

of 8% to 10% for similarly-sized properties. Therefore, the subject's management fee is projected at 8.5% of EGI.

Utilities

Utilities for the subject are mostly paid by the tenants with the exception of water/sewer and house heat and electricity.
<pense is projected at $35/unit/month, the house heating expense is projected at $0.35/SF,

The subject's water/sewer ax
and the house electricity expense is projected at $0.15/SF, which is consistent with historic trends and within the range of

the expense comparables.

Repairs & Maintenance (R&M)

Included in the repairs & maintenance expense projections is trash removal. Based on the subject’s trend in these
expenses, the subject's repairs & maintenance expense is projected at $800/unit and the trash expaense is projected at

$20/unit/month. These expanses are reasonably bracketed by the expense comparables.

Roads & Grounds
The subject's most significant grounds maintenance nesds are tha driveway and parking area as there is rminima
landscaping. The subject's roads and grounds expense is projected at $0.30/SF (or approximately $180/month), which is

supported by the subject's historic expenses and is bracketed by the expense comiparables.

City Inspection Fees
The city of Burlington charges an annual inspaction fee of $110/unit.

Capital Reserves

The inclusion of capital reserves in expense comparables is atypicai for the subject's market. However, as competent
ranagement is presumed in this appraisal, an allowancs for capital reserves is included in the anazlysis to account for
ixp 'ng shart-lived iterms. Market pamappntc wha account for reserves typically use 2% o 4% of EG} as a baseline

eie otherwise reported to be in good condition, & 2%

f EGl ¢ pu»i F25erves expense is umlue-:l in this analysis

IAY AQOMWTIT 12
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Expense Cgmpara\blési o j

City

Year Built

Size (SF)

12-Month Period Ending

 Compara

Burlington
1899
8,538

12/31/2023

Rental Income

Total Rental Income

Total Adjusted Rental Income
Laundry/Vending Income
Potenitial Giross Income (PGI)

‘Effective Gross Income (EGI)

Real Estate Taxes

Insurance

Variable Expenses
Management Fees
Utilities

Heating & Fuel
Electricity
Water & Sewer
Other Utilities
Repairs & Maintenance
Trash Removal
Other Repairs & Maintenarnce
" Leasing Expenses
Advertising & Freimotion
Payroll
Cleaning Payrall
Roads & Grounds

Other Operating Expenses

;T%ét\ Operating Exp,a:h,se;‘ R A

Operating Income

$6.40

$23.70 $20,238.00
$23.70 $20,238.00
$23.70 $20,238.00

$0.21 $177.6C
$23.91 $20,415.60
$23.91 $20,415.60

$3,531.70
$410.10

$0.00 $0.00

$0.65 $552.60
$0.05 $46.50
$0.04 $34.00
$0.55 $472.10
$0.00 $0.00
$0.98 $837.30
$0.19 $158.90
$0.79 $678.40
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.03 $23.00

%0.13 $110.00

Burlington

1935

7,810
12/31/2022

$28.56
$28.56
$28.56

$0.00
$28.56

$28.56

$15,930.00
$15,930.00
$15,930.00

$0.00
$15,930.00
$15,930.00

$1,274.40
$999.71
$469.00
$215.36
331535
$0.00
$1,257.71
$543.43
$714.29
$0.00
$0.00
$0.00
$0.00
$71.43

$110.00

: 'Cnxnpar'ag,é;#s‘ o

Burlington

1910
9,223
12/31/2022

$31.68

$0.00
$2.12
$0.79
$0.54
$0.66
$0.14
$4.48
$0.23
$4.18
$0.03
$0.03
$1.30
$1.30
$0.33

o

!,

$0.00

$16,060.61
$16,060.61
$16,060.61

$174.23
$16,234.84
$16,234.84

$2,101.32
$369.09

© $0.00
$1,086.68
$402.29
$276.63
$336.19
§71.57
§2,297.62
§167.09
$2,130.53
$17.26
$17.26
$665.72
§666.72

$169.69 °

$0.00

2
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City

Year Built

Size (SF)
12-Month Period Ending

Rental Income
Total Rental Income
Total Adjusted Rental Income
Laundry/Vending income
Potential Gross Income (PG
Effective Gross Income (EG{)

Fived

Real Estate Taxes

Insurance

Management Fees
Utilities
Heating & Fuel
Electricity
Water & Sewer
Other Utilities
Rapairs & Maintenance
Trash Removal
Other Repairs & Maintenance
Leasing Expenses
Advertising & Promotion
Payroll
Clearing Payroll
Roads & Grounds

3
&

Other Operating Expenses

. Comparable #4

Burlington
1900
8,873

12/31/2021

PerSE - Perun

$25.62 $11,965.26
$25.62 $11,965.26
$25.62 $11,965.26

$0.11 $50.06

PrS

$25.73 $12,015.26

$25.73

$0.00 $0.00

$2.68 $1,253.50
$1.55 $724.87
$0.12 $54.05
$1.02 $474.57
$0.00 $0.00
$0.27 $127.58
$0.27 $127.58
$6.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.11 $51.32

$0.24 $£110.00

AAY AOOMWIE 19
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Rental Income $264,0G0 $36.18 $16,500 100.91%
Total Rental Income $264,000 $36.18 $16,500 100.91%
Total Adjusted Rental Income $264,000 $36.18 $16,500 100.91%
Laundry/Vending Income $2,912 $0.40 $182 1.11%
Potential Gross Income (PGl) $266,912 $36.58 $16,682 102.02%
Less Vacancy & Credit Loss $5,280 $0.72 $330 2.02%

$35.86 $16,352 100.00%

Effective Gross Income {EGH) $261,632

Fixed Expenses s
e ¥40,695 $5.58 15.55%
$4,742 0

Insurance

Management Fees $22,239 $3.05 $1,390 8.50%
Utilities $10,368 $1.42 $648 3.96%
Heating & Fuel 32,554 $0.35 $160 0.98%
Electricity $1,094 $0.15 $68 0.42%
Water & Sewer $6,720 $0.92 $420 2.57%
Repairs & Maintenance $16,640 $2.28 %1,040 6.36%
Trash Removal $3,840 $0.53 5240 1.47%
QOther Repairs & $12,800 $1.75 $800 4.89%
Maintenance
Roads & Grounds $2,189 $0.30 $137 0.84%
$1,760 $0.24 $110 0.67%

Othier Operating Expenses

Direct Capitalization

N

I order to capitalize the estimated net operating income into a value astirmate for the subject property, we used direct o
capitalization. Diract capitalization involves the capitalization of anticipated nat operating income for the nextyear at an :
overall rate of return. This rate is also cornmonly referred to as the 'going-in’ capitalization rate. When adequate data is v
availabie, the overall rate is best derived frorm comparable sales. -
=

Several elements are considered in selecting a cap rate for the subject property. Future valus praspects in the subject's g
market area are expected to continue to improve. Demand for apartments in Burlington is high based on low vacancy =
rates and increasing rents and sale prices. The subject's focation is considered good just outside the CBD of Burlington. ;
The irnprovements have average quality and condition. A majority of the unit sizes are slightly beiow market standards. ?:1
The subject is adjacent to a temporary shelter for peopls experiencing hornelessness that the preperty manager indicates W
has resulted in "an increase in turnover and vacancy rate as well as a decrease in the market rent.” While these factors };’
have been explicitly accounted for in this analysis, 2n investor is likely to associate a premium with the perceived risk to ,r:
o

their property. As aresult, the subject's cap rate is expected to be mid-range based on the cap rate comparables, =
Page 4§ of 90



Cap Comp 1 s active under contract and the calculated cap rate hased on the asking price is 6.10%. This cap rate dogsnot &

include & ranagement fee or capital reserves, which would further decrease the cap rate. As the sale price was not able =
ol
to be confirmed, less weight is p! don this cap rate indication, <
o
N . ) o
Cap Comp 2 has a slightly superior location to the subject being within the downtown area and having been recently :
renovated with good guality and condition. For these reasons, this property is considered a superior investment =
compared to the subjact. As such, the subject's cap rate is expected to be higher than this indication.
Cap Comp 3 is focated in the Old North End of Burlington, which is considerad slightly inferior ta the subject's location
and is further from downtown amenities. The subject's cap rate is expected to be lower than this indication.
Cap Comp 4 is a student rental property that has slightly superior quality and condition than the subject property. This
sale Is also somewhat older. Therefore, moderate weight is placed on this cap rate indication.
In consideration of the above factors, the market cap rate reconciled for the subject propearty is 6.5%.
Comparable Capitalization Rates
Analysis , -
Year Rentable , . OAR Before OAR After
Name ... Occupancy Sale Date Sale Scenario
Built Araa (SF) . Reserves Reserves
Price / SF
33-39 Grant St and 60 1899 100.00% 8,538 in- $286.95 Broker's Pro 5.10% 6.10%
Clark St Contract Forina
6-16 Clarke St 1935 100.00% 7,810 4/28/2022 $262.48 Actual 6.23% 6.01%
72-78 Lafountain St 1899 100.00% 3,974 3/25/2022 $229.84 Actual 7.52% 7.52%
147-151 Loomis St 1899 100.00% 6,742 8/12/2021 $242.21 Broker's Pro 6.64% 5.64%
Forma
Adjusiment - Below Market Rents
The subject's value indication by dirsct capitalization requires adjustment for the subject's below-market rent based on
the recent downward trend in asking rents since the Elmwood Community Shelter (ECS) operiad. The subject is expected
to not be able to achieve market rent while the ECS operates adjacent to the sithject propearty, which is assumed to be
three years. The calculation of the rent loss for Year 1is based on current contract rents compared ta rarket rants for
the remainder of the current lease terms. The subject's projectad rents in Year 2 are conservatively estimated at
$1,300/manth for Units A-D as they are not directly facing the ECS and have a slightly superior appeal to Units E-P given
their larger unit sizes. Lease raies for Units E-P in Year 2 are projected at $1,200/month. The subject’s lease rates in Year o
3 and the market rates for Years 2 and 3 are increased by 4% per year (approximately $50/monith). A summary sfthe rent %
o
loss calculations is included in the table ')len, -
o
i
vl
k-4
b
k=
>
z
=
2
oy
=
&
bey
\7
=
=
-
n
(5]
ol
g
o
=
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Current Current Appraisal subject Proj  Market Subject Proj Market Rent N

Unit Contract Rent Market Rent ) Rent Rent Rent Rent Loss o

{$/mo) {§/1mo} Eff Date {Yearz}  ([Year2} {Year3}  (vear3} {$/ma} §

- 1,823 & 1,450 S4 G 5 /2 i 3 = L300 % LIos S s 1.352 % LB & 115 '5

5 3 1,300 8 1,455 3] 66/ H /24 S $ 1,330 & i,300 § 1,308 S S 1,352 & 1368 S 218 g

c s 1,325 s 1450 & G8/12/23 /2% 4 S &00 S 1,300 § 1,508 S S 1,352 0§ 4,388 S s ™

D s 1,200 8 1,450 82 06/ 4 1g S 2,500 8 1,30¢ 3 1,508 S 5 1,332 5 L1368 S 716 .51
T s 1323 % 1,350 & G671 3 2 g 5¢ s 120G § 1404 S 5 1,248 5 1460 S 212
FS 250 s 1,350 S g/ g 5 S L0 S L4045 204 5 1,248 S 1460 S 212
G S 200 % 1,350 S130 06/ i 8 £ 3200 % 1404 S 204 S 1248 S 1460 § 232
H S 1,200 § 1,350 8150 06/ s 8 S 1200 5 1,404 § 204 S 4,248 S 1,460 S 217
r s 955 S 1,35¢ 540 J s S 1404 % 204 S 1,288 S 1460 5 212
i s 1,250 ¢ 1,33 SiG0 S < S 1404 5 w4 S 1248 5 1460 3 282
8 S 1,200 8 Si30 s S 1404 S 208 8 1,248 € 1460 S ziz
L S g s S3 S s S 1,404 8 204 S 1248 5§ 1480 & zi2
[ 1323 8 i, s S s S L,4D4 5 204 5 1,248 5 1460 S 212
NS 1,260 5 1.358 81 S s S 1,404 S 34 8 1248 & 1460 5 212
o S 5200 S 1,350 51 S S S L4048 S8 8 S 1248 5 1460 & 212
R Ligg s 1,238 s2 s g S 3804 5 04 8 1248 5 [480 & 212
S 3,280 S 3,411
Sum of Annwat income Loss: $32,360 $40,%3a
Income Growily Fact 4% Total Annual Renialtoss: 594,044

Based on this analysis, the total rent loss is calculated at $94,044, which is deducted from the value indicated by direct

comparison.

Direct Capitalization -

Net Operating Income After Reserves

Capitalized value

’ Adjgstménté to Capitalized Value

Description

Adjustment for rent loss

Total Adjustmeits

Indicated Value from Direct Capitalization

Rounded

Yield Capitalization

The subject is aiso vaiued by vi:
assumprtions and innuts used in this analysis.

Holding Period

The subject was valued using

Community Shialter (ECS) i

Rental Income

The subject's rental income in Year 1is projected at current contract rents, Year 2 projected rental income is projected at
$1,300/month pius utilities for Units A-D and $1,200/ronth for Units E-P, which is below the projected market rates. Year

4is when the property is expected to achieve market lease rates. Rental income in all other years is incraased by 4% per

yaar,

[

fd capitalization using a

" Amount
$157,766
52,427,176

Amount
-$94,044
-$94,044
$2,332,132

32,335,000

Per:Unit
$9,860
$151,698

Per Unit
-$5,878
-$5,878

$145,821

discountad cash flow (DCF) model. Below are descriptions of the 5

Jd IV

|

el
12]

ivi

NYJWED 3
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Vacancy and Collection Losses (V&CL)

The subject's V&CL is expected to remain level throughout the five-year holding period as the rents are projected at rates

IAY QOOMWIA L2

that are expected to achieve this rate consistently given the high dernand for apartment rentals in the subject's
competing market area.
Operating Expenses

The subject’s operating expenses mastly reflect what was projected in the direct capitalization method with the exception
{

of repairs and maintenance (R&M), which is projected at an additional $100/unit for Years 1-3 to account for increased
turnover expenses while the ECS is operational. The R&M expense is decreased to $800/unit in Year 4 when the property
is expected to attain market rent,

Present Value (PV) Factor

A present value factor is necessary to discount the cash flows based on investor expectations. The present value of the
incame from Years 1-5 and the reversion (hased on NOLin Year & divided by the terminal cap rate) are discounted at
8.5%, wiich is based on a 2% premium over the current cost of funds (6.5%) given the relatively shart projection period.

Terminal Cap Rate

The terminal cap rate of 7% is based on a slight increase over the going-in cap rate of 6.5% to account for wear and tear
over the holding period.

The assumpticns, inputs, and calculations of the DCF are summarized in the following table.
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Yaar
Frojectsd Grows lncome {FE):

T

fiotes

{veur 1)

AY 30GMII3 1o

rlaced on the divact capitalization method as it has fewer averall assurnptions. The DCF model genarally supporis the

subject's final value conclusion.

Aental lwcome (1} 8 231000 S 735,200 5 1 Le0E 5 285,540 5 296,862 5 I0K,BA0
Lundry Incame § 2812 s 2882 05 2812 3 28l 08 2812 5 2812 33500wkiurit
Total MET S 233,912 5 138137 0§ 4750 0% 282452 S 299,874 5 31%,752
Vacainy & Dobiection Loss VELL 2.00% 200% 205 2.60% 2.00% 2005
fHuctive Gross lneome (EGH) 5 2282334 3 ZA33E0 S MMISFL S 282885 S 293,876 5 205,517 w
Cperating Faperses JOE):
Property Taxes $ /0685 3 Arog 8 43,173 3 S4,468 % 15807 S A7 176 Acun tox bil
insurance’ § 4742 58 AELE 5 5031 % 3182 % 5,337 5 BA97
fManagement  § 3.9,&35 3 18835 5 20618 5 24,028 & 244879 35 25,965
Utiitiss - Heat § L5358 ¢ 2631 5 2710 3% 2718 2875 & 2861
ilities - E":"l'it_%ty s 1998 s LIy & 1,161 3 1185 3 1237 5 1,365
Utilities - Water & Sawer S 6,736 % 5,932 4 71s 05 73z & TEBI R TR0 RIS/
Fupaiss ane e‘s-‘:amt nance  § ‘14132(30 5 £3,837 & S IE00 % 13184 0§ 13580 .>E 0.5 ‘vﬂ‘:/'mr -
Aubbish Removat $ 3840 8 3955 & 5 4,196 % 9,322 8 &,
Aoads & Grounds § 2,188 5 2,25% & K 2392 % 2464 3
Oy inspartion Fees § T80 5 1813 % s 1,8:3 g Lagr 5
Capital Reserves 5 4,585 5 4723 08 ¥ 3 U 5 G 1E0 5
Tetal OF ' 5102062 & wmMRI0 5 H0B2IE 5 131328 & 314,855 8§
Cparaling Expenss Ratin (OER) 5% A5 A5% 39% 39%
Met Operating lncome (NOG 5O HIVIFI 3 32BAES 5 134,344 5 171385 S 17RSFF S
Prasent Vaiue (V] Facor 8217 28495 0.78153 0.7215 3.8650
P o Incorme S RI08 3 M0B.4Z0 S 105179 % [23545 S 119,028
PV of fncome Subtatal s 574,180
P of Reversion (2] S 1775847
Total PV ingication 52,350,148
chtai PV Indication [Rounded to nearest 510.90&} $ 2,350,000
Total PV Indication (5/Uni] b LA6A75
fings,
{27 PE for Yeor ) bosed on curient conleast rents oo LHEN) a‘a“'c.’ -'Jl'w $1523
(1} PE! for Yeor 2 bosed on 52.3605mo for Units A-0
Fid PG far Yeor < Gosed oo market reat projectic L AES me for Units -
{21 Reversion Year MG i) Tarming! Cap Rute {7 F
Assumiptions Inputs
inrome Srowth 4.00%
Expense Grawth 3.80%
Going i Cap Rate &.50%
700%
]
7286
16
Dincount Rate B.50%
w
Rollover Assumptions o
No rollover assumption data to dlsp!ay o
Pricing | Matr:x -
No pncmg mamx data to drsplay S : i =
, D:smunted Cash Ftow =
Vahue 5
=
$2,350,000 -
é:l;
=
Reconciliation ’u:
k)
o
The subject’s value indications by direct capitalization and y vieid capitalization {DCF) are somewhat similar. Full reliance is 2
i?_:
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Recent sales of the subject property are analyzed in light of the subject’s value conclusion. The property was marketed

for sale through a focal broker on MLS. The original asking price in February 2020 was $2,400,000. The price was

subsequently lowerad in April 2020 to $2,225,000. The property was pending as of February 2021, The transaction
. The buyer

included $437,500 in seller financing amortized over 30 years at 5% interest with a batioon paymentin Year5
indicates that tha seller's financing did not affect the sale price. No concessions were noted,

The following table highlights the change in market value since the most recent acguisition in September 2021

IAY GOOMWTT 19

Since the most recent acquisition, the owner has not done any significant remodeling or capital improvemants that would

Torce appreciation. The annua! price appreciation indicated
expected in the
lower appreciation is attributed to the subject's estimated rent loss
Eimwood C

subject's current market value is considerad reasonable in light of the most recent sale.

Exposure Time and Marketing Period

Based on statistical inforrmation about days on the market and interviews of market participants, marketing and
months, respectively, are considered reasonable and appropriate for the subject

professional marketing.

exposure time estimates of 0-6
property assuming aggressive
Discounted Cash Flow “Income Approach
$2,350,000

Direct Capita!ization
$2,330,000

emmunity Shelter is operational, which is expected to be decommissioned in Februa ary 2026. Therefore, the

Lx
~o

in the table is considered lower than what might otherwise he
subject's competitive market area given the strong investor irterast in multi-farnily investments, This
frorn not being able to achieve market rents whHe the

@
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The following terms are cited from The Dictionary of Real Estate Appraisal, 6th Fdition:

Days On Market

property is listed and advertised for sale and the date it sold ore removed from

The length of time between the date a
& property and as an indication of the general health of

the market; commonly used as & measure of the marketabhility of

the market.
Depreciation

I appraisal, & loss in property value from any cause; the difference between the cost of an improvemant on the effactive

date of the appraisal and the market value of the improvernent on the same date.

Discount Rate

A rate of return on capital used to convert future payments ar receipts into present value; usually considered to be a

synonym for yield rate.
Discounted Cash Flow (DCF) Analysis

The procedure in which a discount rate is applied to a set of prejected income streams and a revision. The analyst
specifies the quantity, variability, timing, and duration of the income streams and the quantity and timing of the

reversion, and discounts each to its present value at a specified vield rate.

Exposure Time

t the property interest being appraised would have been offered on the market prior to

The estimated length of tirme that ¢!
the hypothetical consummation of a sale at rarket vaiue on the effective date of the appraisal. Comment: Exposure

time is a retrospective opinion based on an analysis of past events assuming a competitive and open market,

Externalities
In appraisal, off-site condilions that affect a property’s value. Exposure to street noise or proximity to a hlighted
property imay exemplify negative extarnalities, whereas proximity to attractive and well-maintained properties or

easy

access to mass transit may exemplify positive externalities.

External Dbsolescence
a dirminution in value caused by negative external influences and generally incurable on the part

Atype of depreciation;
ermn OF perrmanent.

of the cwner, landlord, or tenant. The external influence rmay be either terr nnorary

Fee Simple Estate

Absolute ownership unencurnbared by any other interest or estat e, subject o
ation, eminent domain, police power, and eschea

only to the limitations imposad by the

2
¥
(=38

government al g powers of ia

Going-In Capitalization Rate

The overail capitalization rare obtained by dividing a property's net operating income for the first year afier purchase by

tha present value of the vroperty.

Leased Fes Interest =
Page 58 of 90
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The ownership interest held by the lessor, which includes the right to receive the contract rent specified in the lease plus

the reversionary right when the lease expires.

iarket Conditions

An elernerit of conmarison in the sales comparison approach; comparable properties can be adjusted for differences in
the points in the real estate cycle at which the transactions occur. Sometimes called a time e adjustment because of the
differences in dates of Jale are often compared, although the usage can be misleading because property values do not

change merely as the result of the passage of time.

Market Participants

In real property markets, piimary market participants are those who invest

Individuals actively sngaged in transactions.
. owners, lenders. Secondary market participants include those

equity in real property or real estate, e.g., buyers, sellers
who advise primary market participants, .g. advisors, counselors, underwriters, appraisers,

Marketing Time
real or parsonal property interest at the concluded market value

An opinion of the amount of time it might take to sell a
level during the period immaediately after the effective date of an appraisal. Marketing time differs from exposure time,

whichi is always presumed to precede the effective date of the appraisal.

Market Value

The most probable price, as of a specified date, in cash, or in tarms equivalent to cash, or in other precisely revealed
terms, for which the specified property rights should sell after reasonable exposure in a competitive markat under all
conditions requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-interest,

and assuming that neither is under duress.

Prasent Value

The value of a future payment or series of future payments discounted to the current date or to time period zero,

Overall Capitalization Rata
The relationship batween a single year's net operating incoine expectancy and the total property price or value,
Physical Deterioration

The wear and tear that begins whan a building is completed and placad into service.

Stablfized Dcrupancy

The ozcupancy of a property that would be expected at & particular point in time, censidering its ralative compatitive
strenigth and supply and dermand conditions at the time, and presurning it is priced at market rent and has had a

reasonable market exposure. A property is at stabilized cccupancy when it is capturing its appropriate s

=
a8y
~
1)
2
=
=
oy
=~
i)
~

demand.
Terminal Capitalization Rate

The capitalization rale applied o the expected net income for the year immeadiately following the end of the projection
period to derive a resale price or value of a progerty. Also cafled a going-out, exit, residual, or revaersionary capitalization

rate.
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Hugh Randall, MAT

heardabbe oo ooy BB 2135123 1 Williston, VT 05443

SURIAMARY

Hugh Randall, MaA began his werrk as a veal eslate appraiser in 2005 Fe is a native Vermonter and is licensed ©
appraise real estate in Vermont and certified to appraise all property types. He bas demaonstrated his proficiency as
i real petale appraiser By achieving the MAL designation through the Appraisal Instituge, which is an internationatly

recipnized and distinguished mark of excellence within the appraisal fickd.

SEHES/CHARMUTER

- Communicates clearly and vlffectively » Impartiad, abjective, and unliased
- Analytival - Conscientivtg

- Petail-oriented - Customer-service griented

- Crealive problemesolver - Dedicated w escellence

ACCOAPLISHMENTS
o Earned the MAT designation of the Appraisal Institede,
o Licorvied as @ Certified General Real Estale Appraiser in Vermont (License USR.0134167 ).
+  Completed over 350 houars of education throagh the Appraisal Institute, including advaneed courses,

PRPERIENCE
Randall Real Estate Company | Owner | Williston, VE
Pecesttey 2021 ~ present!

e Commpiercial reil estats appraisal compuny basedd i Williston, Vermont primaridy serving the Nosthwestern

amd Central regions of the stale,

Gammal Real Estate Services } Commurcial Keal Eslate Appraiser | Essex Junetion, VT
Nrteader M85 - Nogenrbey 2031
»  Gaimed expericnee in appraising & wide vardety of property 1y pes, inchirding bot ool limited {oo myali-Fmily,
office, industrial, rebail, mived-use, lodging, bnd, and specital-vse propertios.,
» Retnforced @ igh leved of quality on appraisat assignments,
s Compmunicaled professionably with clients, property contacts, and other industry professionals,
+  Maintained a high level of diplomacy and diserction dueing property inspections,
o Provided vidoalile insighis to oo clients through extensive masket research,

Cellular Sales {Verizon Authorized Retailerd | Sales Consultant T omaltiple lovations in VT

COhebedwr Hidd - Beeovedur 31115
o Creptod vahee for castomers by educating ehem en the best products end servives for their needs,
»  Condributed o positive and protessional team esvivonment of heipiog fo sobve customuer’s probioms,

o Demomstratind fechadenk esportive with o wide arsee of products,
i ¥

PRI OATION
Unidversity of Vermont | Burlingion, Vet
Avgnad MG - Mday T

W

o Bachidor of Aods in Prsontibiygy
v Dhean's list Speieg 2033, Fall 2003

GQualifications - Hugh Randall, MAI

o
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State of Vermont
Real Estate Appraisers
Certificd General Real Estare Appraiser

Hugh Garrett Randall : Notable Persons
275 Memorial Drive !
Williston ,Vermont 05495

’ Speciallies

Credential #: ’
080, a7 i
Status: i
Autive (
Effective: H
M g pavy i
Expires: !
Mny g1, oneg !
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License - Hugh Randall, MAl
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Article 4: Zoning Maps and Districts Articie Last Updated: Jamsary 25, 2023

(b) Dimensional Standards and Density:
The density and intensity of development, dimensions of building lots, the heights of
buildings and their sethacks from property boundary lines, and the limits on ot
coverage shall be governed by the following standards;

Tabile 4.4.4 -1 Dimensional Standards and Dansity

Districts Mux. Max. Lot Building Setbacks’ (feel) Max,
Intensity | Coverage' Front® Side? Rear? Height'
| {feet)
Institutional
20 dwae A% Mintmuony 10%of ©  25%of oy 35
(24 dussere 13- feet 1ot width ! depth
with (45% Min: St Min: 20-fect
inclusionsry with !
Teq.) iuclusinﬂa&'}' Max Max required:
redg.) required: Ta.feet
20-feer

1 Measurement of and exceptions to coverage, setback and height standards are found in An &
2 The caleulation of the front yurd setback shall be a percentage of fol width and depth or as defined und described

in Arl 5.
A Maximum alluwable tot coverage, setbacks and building height in portions of this district may he modified by the

provisions of the Instinutional Core Campus Overlays in Sec, 4.5.2, where applicable,

(c) Permitted and Conditional Uses:
The principal land uses that may be permitted, or conditionally permitted pursuant to the
requiremnents of Article 3, within the Institutional district shall be as defined in Appendix
A - Usc Table and as modified by provisions of the Institutional Core Csmpus Qvetlays in
Sec. 4.5.2 where applicable.

Sec. 4.4.5 Residential Districts

{a¢) Purpose:

The Residential Disricts are intended to control development in residential districts in
order to create a safe, livable, and pedestrian friendly environment. They arc also intended
o create un inviting streetscape for residents and visitors.  Development that places
etmphasis on architectural details and form is encouraged, where primary buildings and
entrances are onented 1o the sidewalk, and historic development patterns are reinforced.
Parking shall be placed either behind, within, or w the side of structures, as is consistent
with the district and/or the neighborhood. Building facades designed for parking shall be
secondury to the residential nspect of a structire.

Comprehansive Developmant Ordinance 4. 31

City of Burlington, WT

Zening Regulations - Residential High Density (RH)

Page 5
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Article 4: Zoning Maps and Districts Avticie Lasl Updated: January 25, 2023

AY GOGMNTE

The 5 Residential districts as illustrated in Map 4.4.5-1 are further described as follows:

[. The Residential Low Density (RL) district is intended primarily for low-density
residential development in the form of single detached dwellings and duplexes.
This district is typically characterized by a compact and cohesive residential
development pattern reflective of the respective neighborhoods’ development
history.

The Waterfront Residential Low Density (RL-W) district is intended primarily
for low-density residential development in the form of single detached dwellings
and duplexes. This district is typically characterized by a compact and cohesive
residential development pattemn reflective of the respective neighborhoods’
development history. This district is distinguished from the Residential Low
Density district by its proximity to Lake Champlain, and a greater consideration
needed for views from the lake and stormwater runofY,

3. The Residential Medium Density (RM)) district is intended primarily for medium
density residential development in the form of single-family detached dwellings
and attached multi-family apartments.

4. The Waterfront Residential Medium Density (RM-W) district is intended
primarily for medium density residential development in the form of single-family
detached dwellings and attached multi-family apartments. This district s
distinguished from the Residential Medium Density distriet by its proximity to
Lake Champlain, and a greater consideration needed for views from the lake and
stormerater runoft.

5. The Residential High Density (RH) district is intended primarily for high density

attached multi-family residential development. Development is intended to be

intense with high lot coverage, large buildings, and buildings placed close together,

Parking is intended to be hidden either behind or underneath structures.

o
=4

v

i0

g9

I

Comprshensive Developmant Ordinance P - 32
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Article 4: Zoning Maps and Districts Articier Last Updated: January 25, 2023

Residontial Zoning Districts
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Map 4.4.5-1 Residential Zoning Districts

Comprehensive Development Ordinance p.4-33

City of Burlingion, WT
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Article 4: Zoning Maps and Districts

Articie Last Updated: January 25, 2023

(b} Dimensional Standards and Density
The density and intensity of developmen, dimensions of building lots, the heights of
buildings and their setbacks from property boundary lines, and the lmits on lot coverage
shall be governed by the following standards:

Table 4.4.5-1: Minimum Lot Size and Frontage: RL, RL-W, RM and RM-W?

Lot Frontage' Lot Size
Use (linear feet) {sguare feet)
RL,WRL RM,WRM KL, WRL? RM,
Single detached Min:
dwelling Min: Mia: 6,001 NA
Duplex and ahove ol w Min:
10,000

i

3

The DRB may adjust the fromage requirements for fots froming on cul-de-sacs, multiple stroets,

or comer bnts reflecting the existing neighborhood pattern on cach respective siregt.

4.5.5 & Table 5.5-1.

There are no mimimum lot size or foniage requirements in the RH District.
Exception: Larger minimum lot size in RL and WRL Jarger lot overlay district; refer o Section

Table 4.4.5-2; Base Residential Density

District

* Low Density: RL, RL-W

Medium Density: RM, RM-W

NS SR

Maximum dwelling units
. peracre!
7 units/acre

28 units/acre

High Density: RH

I

!

Inclusive af new streets but exclusive of existing streets, md without bonuses or any Inclusionary §'
;

Zoning allowances.

40 uynitsfacre

Table 4.4.5-3: Residential District Dimensional Standards

Zoning Max. Lot " Sctbacksh - E6 Max.
District | Coverage' Height!
) Front Side’ Rear | Waterfront
RL; 35% Min/Max: Min: Min: Min: 33-fewt
- WRL Ave. of 2 10% oflot | 25% offat | 73" feet from
¢ adjacent lolson | width Or | depthbut [ the ordinary
both sides +/ | ave. of side | iMnoevent [ high water
5 feet vard sethaek less than | mark of Lake
of 2 adjacent EU Cha;“”}i“i“
i X ad the
| Ims;;%e;bﬂth Max Witoaski
Mux required; | River
f . 75-feet |
, required: S-fest |
i 20-feet {

Compreshansive Development Ordinance
City of Burington, W7

o4 34
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Article 4: Zoning Maps and Districts

Anlicte Last Updated: January 25, 2023

Table 4.4.5-3; Residential District Dimensional Standards

Zoning Max. Lot | Setbacks' 4.0 Max.
District | Coverage' | } Height'
i  Front’ Side’ | Rear | Waterfront
RM 40% | Min/Max: Min: Min: NA 35-feet
| Aveof2 10% of lot | 25% of fot
| adjacent lotson | width Or | depth but
Uboth sides +/- 5- | ave. of side | 1D 1o event
; feet yard sctback | 088 than
i of 2 adjacent 20
lots on both
; sides Max
‘ required:
Max 75-fee
required:
i} 20-feet
WRM 60% Min/Max; Min: Min: Min: 35-feet
Aveofl 10% oflot | 25% oflot | 75" feet from
adjucent lotson | width Or depth but | the ordinary
both sides +/- 5- | ave. of side | innocvent | high water
feet yard setback less than mark of Lake
] of 2 adjacent iy Champlain
lots on both *:f'd the
sides Max ‘hm.ooskx
; required; River
Max 75-feet
5 required:
20-feet
RH 80% ; Min/Max: Min: Min: NA I5.-feet
o Aveaf2 0% oflot | 28% ol
| adjacent lotson | width Or | depth but
| both sides +/~ 5- | ave, of side | 18 no event
feet yard sctback | 188 than
of 2 adjacent 0
lows on both }
; sides Mf“
required;
i Max T5-feet
' required:
| Weeetr |

b

having the same street frostape. See Sex. 5.2.4,
A dnso event shall dee side yard sethack be reguired 1o exceed 2deet, or the rear- yand setback be reguiresd w

exveed T3 frer,

U1 An additinnal ten prr sent {109} fot coverge may b permitted for accessory residential fosthures per (dj34
balow. Muasnrement of and exceptions o eoversge, scibaek, and helght standards are found fp Art 5.
Average front yand scthaek of the principal structuzes on the I adiacent Jirs o1 both sides within the save dloek

Comprshensive Davelopment Ordinance

wity of Burlington, WT
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Article 4: Zoning Maps and Districts Articier Last Updated: January 25, 2023

Table

4.4.5-3: Residential District Dimensional Standards

Zoning Manx. Lot Scthacks' 347 ¢ Max,

District | Coverage' |

Height!

l?rzmiz }Sid[ﬁ Rear [ Waterfront

14

4

Additional sethacks from the lukeshore and other water features may be applicahle per the requirements of the
Sec 4.5.4 Riparian and Littoral Conservation Overlay Zone,

The side yard sctback shall be calcutated based on the 4 adjseent properties (2 on each side of the subject
property). Thee right side yard sethack is the average of the right side yard sotback of the principal structures on
these 4 properties. The left yard setback is the average of the left side yard setbuck of the principal structures
o these 4 properties. The ajacent properties shall be within the sutre hlock having the same street frontage as
the subject property, Sce Sex. 5.2.5.

Where there are fewer than 2 adjacent Iols on both sides within the same block baving the same sireet frontage,
the average side yard setback shall be caleulated from the fewet number of o5, Whete there are o adjgcent
lots, the setback shall be 10% of the [ut width. ’

For properties in the WRE and WRM zones with frontage along Lake Champlain or the Winooski River, the
Jront yard setbuck shatl not be required to exceed 50 fest in agy event.

(c) Permitted and Conditional Uses:

(d)

The principal land uses that may be permitted, or conditionally permitted pursuant to the
requirements of Article 3, within the Residential districts shall be as defined in Appendix

A - Use Table,

Disirict Specific Regulations:

The following regulations are district-specific exceptions, bonuses, and standards unique
to the residential districts, They are in addition 10, or may modify, city-wide standards as
provided in Article 5 of this ordinance and district standards as provided above.

1. Sethacks

A. Encroachment for Residential Driveways

For purposes of allowing existing, developed, nonconforming lots containing single
family homes to create a driveway and provide a maximum of two tandem parking
spaces, driveways may encroach into a required sideyard setback up to the property
line with DRB approval.

Such approval shall be based on demonstrated necessity on the part of the property
owner as well as unique physical circumstances of the lot, conditional use criteria
and Brudings that there shall be no undue adverse impact on all of the following
items of concern: drainage, safety, protection of neighboring side yard, light and
air, Inaddition, the Jot shall be found to have dimensions that are smaller than the
existing standards for lot size or frontage, The maximum relief from the &
minimom sethack shall be the minimum necessary for the purposes of creating such
# drivewsy amd parking spaves and shall be allowed onty after u fincting that
driveway and parking configuration cannot be otherwise located on the fot. With
such apprisval by the DRB, the tot shall nut be considered nonconforming due to
the decreased setback for the creation of the driveway and parking spages,

Comprahensive Davelopment Ordinance
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Article 4: Zoning Maps and Districts Adticte Last Updated: January 25, 2023
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B. Encroachment into the Waterfront Sethack,
The following exceptions to the required waterfront setback for Lake Champlain
and the Winooski River established under Sce. 4.5.4:
(i) Replacement of Existing Structure,
Replacement of a conforming principle structure existing as of the effective date
hereof, may encroach o the required sctback provided the replacement does not
increase the area or extent of the encroachment more than the existing structure.
{i1) Averaging of Sctbacks of Existing Structures,

If the waterfront setback of existing principal structures within a distance of one
hundred (ifly (150} feet on either or both sides of a lot is less than the required
sethack, the setback may be reduced to the average alignment of such structures,

2. Lot Coverage
A. Exceptions for Accessory Residential Features.

In the RL, RL-W, RM and RM-W disiricts, an additional ten {10} per cent of Jot
coverage above the otherwise applicable limit may be permitted for the following
amenity features accessory to residential uses provided that such features shall at
no time be enclosed or be used for parking:

(i) Decks:

{11} Patios;

{iily  Porches;

{iv}  Terraces:

v} Tennis or other sutdoor game courts;

{vi)  Bwimming pools and swimming pool aprons,

{vil)  Walkways;

{viii}  Window Wells; andsor

fix}  Pervious pavement designed and maintained 1o infiltrate the 1-vear24-hour
storm event onsite, subject o review and approval by the Swrmwater
Administrator

With the exception of the additional lot coverage allowances provided for under N
Inclusionary Zoning, requirements such additional lot coverage shall nor be =
permitted for any development where bonus provisions of this ordinance are o
apphicable, @

tri

3. _Accessory Residentis] Structures, Buildings, and Uses
An aceessory struchire, butlding, and/or use as defined in Anicle 13 and provided under

See. 5.1.0 and 3.1.2 customarily imcidental and subordinate 1o a principal residential ;

struckure, hilding undior use, including bt mos fimited 1o private garages, carriage o

houses, bams, storage sheds, tennis courts, swimming pools, cabanas fhr swimming {1_’

-

Comprehansive Developmant Ordinance p. 4. 37 >
ity of Burtington, WT .
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Article 4: Zoning Maps and Districts Articte Last Updated: January 25, 2023
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pools and detached fireplaces may be permitted as follows:

A, Accessory structures or buildings shall meet the dimensional requirement set
forth in the district in which they are located pursuant 1o Sec. 4.4.5(b) of this
Article and related requirements in Ant 5, Part 2;

B. Anyaccessory structure or building that is seventy-five percent (75%} or greater
of the ground floor area of the principal structure or building shall be subject 10
the site plan and design review provisions of &1, 3, Part 4 and the applicable
standards of Art 6; '

C. Private garages shall be limited to as many stalls as there are bedrooms in the
dwelling to which it is aceessory, provided that the ground floor ares is less than
seventy-five percent {75%) of the ground floor area of the principal structure or
huilding; and

D, The outdoor overnight storage of commercial vehicles not otherwise associated
with an approved home occupation or made available for the exclusive use of
the residential occupants, or the outdoor storage of more than one unregistered
vehicle, shall be prohibited. Any and all vehicles shall be stored in an approved

parking space.
4. Residential Density
A. Additional Unit to Multi-Family.

One additional unit may be added 1o structures locaied in the RL district which
legally contained two or more units as of January [, 2007, if approved in advance
as a conditional use, by the DRB.

B. Additions to Existing Residential Structures.

No request for an addition to an existing structure shall be considered or imply
approval of an additional unit, unless requested specifically on the zoning permit
apptication form.

. Residential Occupancy Limits.

In all residential districts, the occupancy of any dwelling unit is fimited to members
of a family as defined in Article {3, Notwithstanding the following, the minimum
square footage requirements shatl be reduced by ten [1H8%) percent in situations
whete the residential premises are owner ocoupied,

Subject 1o Conditionad Use approval by the DRB, a dwelling unit may be occupied

by more than four (4} unreluted adults ¥ it contains at least twenty?ﬁm hundred &
{2,500} square feet exchuding i1s attic and basement pursuant 1w the following: 5
N . ' B . K . . s oyl

(i3 1t in a RL districs, the dwelling unit also contains at Jeast an additonal two .

hundred fifty (330} sgquare Foet and two {2} onsite parking spaces, plus one
{1} additiomal parking space per adult occupant in excess of four (43 or, —
{63 1 in o BM district, the dwelling unit also contains at {east an additienal rwo
tandred (200} square oot and rwo {2) oosite parking spaces, plus one {1)
additional parking space per adult poeupant in excess of four {41,

i TP ANYY

BE:

Comprehansive Developmsant Ommanm po3- 38
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Article 4: Zoning M

aps and Districts Articie Last Updated: January 25, 2023

{ii1)

1fin & RH district, the dwelling unit also contains at least an additional 150
square feet and two (2} onsite parking spaces, plus 1 additional parking
space per adult occupant in excess of four {45,

In considering a request relating to permitting a greater number of unrelated
individuals residing in a dwelling unit within a residential zoning district, no
conditional use permit may be granted unless all fucilities within the dwelling
urtit, including bathroom and kitchen facilities are aceessible to the occupants
without passing through any bedroom. Each room proposed to be occupied as a
bedroom must contain at least ene hundred twenty (120) square feet,

A. Exception for Neighborhood Commercial Uses.

Neighborhood commercial uses as defined in Article 13 and intended to primarily
serve the nearby residential area shall be considered permitted uses in all
Residential and Institutional districts subject to the following:

(1) This exemption shall only apply te:

1} Historic buildings that are listed or eligible for fisting on the state or
national register; or,

2) A street fevel neighborhood commercial use as defined in Article 13 in

{it)

(iv)
{v}

{vi)

{vii}

{wiii

{ix}

lawful existence as of January 1, 2007,

Neighborhood commercial uses shall be limited 10 4 single story on the

street level of any structure.

Neighborhood commercial uses less than 2,000 sqft shall be treated as a

permitted use. Neighborhood commercial uses greater than or equal to

2,000 sqft but less than 4,000 sqft shall be treated as a conditional use.

Neighborhood commercial uses peeupying 4,000 sqit or more shall not be

permitted.

The neighborhvod commercial ase shall not be counted against the

property’s allowable residential density,

The sale of fuel for motor vehicles, or new or expanded gas stavion

canopivs, shatl be prohibited.

Hours of eperation shall be Bmited 1o 6:00am 1o 1 1:00pm seven days per

week, Any expansion in the hours of operaion of an existing

neighbarkood commercial use shal require conditional use review hy the

DRAB.

All building height and setback  reguipements for the underlying

resudential district shall apply, and the ot coverage shall not exceed 60%.
} Any exterior changes to the building(s) or changes to the site plan shal}

be subtject ko the design review reguirements of Article .

Tus the extent that additional parking i necessary, the parking stamiands

for Shared-Lise Districts shall apply pursuant to Article 8,

Comprehensive Dovelo)
City of Burington, WT

pmant Ordinance p. 4- 39
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Article 4: Zoning Maps and Districts

Articter Last Updated: January 25, 2023

{x}

(xi)

{xif}

The conversion of a residential use to a neighborhood commercial use
within a historic neighborbood commercial building more than 5§ years
old and originally designed and constructed for such purpose shall be
exempt from the housing replacement requirements of Article 9, Part 2.
Home occupations as defined and regulated under this article are not
restricted by the provisions of this section.

Any aspect of a neighborhood commercial use in lawful existence as of
Janvary 1, 2007 not in strict conformance with any of the above standards
shall be considered non-conforming and be subject to the provisions of
Article 5, Part 3.

6. Residential Developntent Bonuses,

The following exceptions to maximum allowable residential density and dimensional
standards in Tables 4.4,5-2 and 4.4.5-3 may be approved in any combination subject to
the maximum limits set forth in Table 4.4.5.8 at the discretion of the DRB. Any
bonuses that are given pursuant to this ordinance now or in the future shall be regarded
as an exception to the limits otherwise applicable.

A. Senior

Housing Bonus.

Residential development in excess of the density, Jot coverage and building height
limits specified in Tables 4.4.5-2 and 4.4.5-3 may be permitted by the DRB for
senior housing provided the following conditions are met:

No less than twenty-five (25) per cent of the total number of units shall be

i}
resgrved for low-moderate income households as defined by state or
federal guidelines, including no less than ten {109 per cent reserved for
low-income households. (Projects taking advantage of this bonus are
exempt from the Inclusionary Zoning requirements of Article 9, Part 1)
{1y The proposal shall be subject 1o the design review provisions of Art. 6;
(i} A maximum of an additional 1-feet o building height may be permitted
in the RH District; and,
{tv} Lot coverage and residential densities shall not exceed the following:
Table 4.4.5-5: Senior HousingBonus ‘
District Maximum Maximum :
Coverage Pensity
RL/RL-W 44% 20 dujac ;
RM | 4 } du/a :
RM-W R S
RH i I

B. Residential Conversion Bonus.
Dieveloprent in excess of the limits set forth in Tables 4.4.5-2 and 4.4.5-3 may be
permitted by the DRB subject 1o conditional use review for the conversion of an
existing non-conforming nonresidential prineipal use to a conforming residential

Comprshansive Davelopment Ordinance

by nf Burington, WT

D 440

IAY GOOMWII 12

Page 68 of 90



Article 4: Zoning Maps and Districts

Articte Last Updaled: January 25, 2623

use subjeet to all of the following conditions:

(i} Lot coverage and residential density shall not exceed:
Table 4.4.5-7: Residential Conversion Bonus

i

District Maximum Lot Maximum Density
Coverage {dwelling unit/acre)
CRCRLW T s T e
(62% with {8.75 with inclusiopary
inclusionary allowance)
allowance)
{72% with {37.5 with inclusionary ‘
inclusionary allowance)
allowance) !
RH 80% 60 dufac
{92% with {69 with inclusionary
inclusionary atlowance)
allowance) |

C. Limitations on Residential Devejopment Bonuses:

For projects where the conditions of more than one applicable bonus listed above
and under Sec.5.4.8 () are met, the applicant may use the most permissive
exemption to the underlying lot coverage or residential depsities applicable.

In no case shall any development bonuses and allowances pranted, cither
individually or in combination, enable a building fo exceed the maximum density,
lot coverage and building height permitted in any district as defined below:

Table 4.4.5-8: Maximum Density, Lot Coverage and Buiiding

_Heights with Bonuses

' District Maximum Maximum Maximum
— __Density* Height Lot Coverage*
RH 80 dufac 45-Feet : 92%
(BR-18 in REF Querbay}
f 60-fee T2
RM 33 Ty
' RL, RL-W 20 dwfac 35-feet 62%

*. or 125% of the pre-application gross ﬂobrwéiiéz;ﬁf'é&éﬁéé of the vc;;veziiﬁ;iﬁgﬁr“iﬁéiﬁéi'huilding
as may be applicable per Table 5.4.8-1 Historic Butlding Rehabilitation Bonus

‘compmhnnsive Development Ordinance
City of Burdingten, VT

p. 4-41
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Article 5: Citywide General Regulations Article Last Updated: January 26, 2021

¢. in approving any waiver, the DRB may impose conditions requiring dosign
features, screening, or other remedy as may be necessary o mitigate
anticipated impacts of granting any such waiver,

Sec. 5.4.13 Emergency Shelters

Emergency shelters shall be subject to the site and design review standards in At 6.
In addition to conditional usce standards where applicable, proposals for all new
emergency shelters shall comply with the following requirements:

{a) All dimensional standards for the underlying zoning per the requirements of' Ar,
4 shall be applicable; :

{b} Density within the residential zones shall be per the residential density standards
of Article 4. For the purposes of density calculation for emergency shelters, every
four {4) beds shall count as one (1) dwelling wnit;

{¢) Density within the neighborhood mixed use zones shall be limited {o fifty {(50)
beds, and there is no density limit in the downtown or downtown transition zones;

(d) Overnight stays by any individual are limited 10 180 consecutive days. An
extension of up to 60 days may be provided if no alterative housing is available;

{¢) There shall be onsite management by qualified adults during all hours of
operation with at least | management person for every 25 beds; and,

{f) An emergency shelter may be the primary use of a property, or it may be
accessory to another primary use on a property,

PART 5: PERFORMANCE STANDARDS

Sec. 5.5.1 Nuisance Requlations

All applications for a zoning permit shall be required to demonstrate compliance with
the applicable nuisance regulations and performance standards pursuant 1o the
reguirernents of the Burlington Code of Ordinances, Al such standards shall be met
ami maintained for all uses, except for agriculture and forestry, in all districts, as
determined or measured at the property fine. In determining ongoing compliange, the
burden of proof shall fall on the applicam, property owner, andior all suceessors and
ASFIENS.

Comprehensive Development Ordinance p. 5 48

City of Burtington, VT
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PERMITTING & INSPECTIONS

645 Pine Street, Ste. A| PO Box 849
Burlington, VT 05402-0849

Housing: {802) 863-0442
Trades: (802} 863-9094
Zoning: {802) 865-7188

TEMPORARY ZONING CERTIFICATE OF OCCUPANCY

ZP #ZC0-23-48 -51 Elmwood Avenue

Issue Date: February 6, 2023 Expiration Date: August &, 2023

Owner/Applicant Name: CITY DPW

Owner/Applicant Address:
BURLINGTON VT 05401

Project Description: Establish temporary emergency shelter including 30 shelter pods, community resource
center, and bathhouse.

Approval for Temporary Zaning Cerlificate of Ococupancy for Zoning Permit #2C0-23-48 located at 51
Eimwood Avenue (Tax ID 044-4-048-000) is predicated on the following conditions and notices:

1.

aboulibank

This is a Temporary Zoning Certificate of Occupancy (TZCO) only. It will expire on its own terms on the
expiration date stated hereon unless renewed in advance of the expiration date, by a new TZCQO issued

by this office.

Occupation of the structure(s) covered by this temporary certificate will be al the sole and exslusive risk
of the recipient. No vested right to continue oocupancy beyond the temporary period is being granied,
and any temporary occupancy, which does ocour, will be with full knowledge that such right of cceupancy
will be automatically voided and of no effect if the required conditions referenced herein are not
compleled by the date specified. By accepting this TZCO, the recipient agrees to vacate the structure(s)
covered by this temporary cenificate without the necessity of further legal process upon notice from this
office that the requirsd conditions have not begen met by the expiration daig of this temporary certificate.

The conditions of this temporary certificate will be forwarded by the recipient to all banks, morlgage
companies, or ather entities holding a security interest in the structure{s} and the development upon
request, Such bank, mortgage company, or other entity shall also gain no fegal right {o assert that its
mortgagee, efc. has a right to continue occupancy after the date of this temporary certificate expires. Nor
shall such bank, morigage company, etc. be authorized to asserl in any legal proceeding or other fegal
context that it did not fully understand the significance of the Ternporary Zoning Certificate of Occupancy

and fhe limits and restrictions affecting such cerdificate.
The conditions of this temporary certificate shall be fully applicable to any successor or assignee of the

recipient or of any bank, morigage company, or other enfity holding a security interest in sither the
structure{s) or the entire development.

TZCO for Elrmvweod Comrmunity Sheiter at 51 Elmwood Ave (not subject)
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5.

Acceptance of this Temporary Zoning Certificate of Qccupancy of any improvement pursuant herefo
shall constitute an acknowledgment that the recipient has received this temporary certificate, has fully
read it and fully understands and accepts the condifions thereof.

This is an important legail document having significant legal consequences. The recipient is urged to
discuss any questions concerning the certificale with legal counsel.

it is recognized, acknowledged and agreed that a failure by the City to immediately enforce the
requirement that the recipient vacate the structure(s) if the conditions are not met shall not constitute a
waiver or a relinquishment of such right regardless of the time which has passed between the expiration
of the temporary certificate and action by the City lo réquire that any occupation cease and desist.

This Temporary Zoning Certificate of Occupancy will expire on August 5, 2023. The following
conditions shall be met prior to issuance of a Unified Certificate of Occupancy:

Project Permit Conditions:

9.

10.

1.

12.

13.

All Trades permits shall be closed before the final UCO shall be issued.

Permittee is solely responsible for completing all improvements shown on all approved plans for this
project, By acceptance of the permit, Permittee agreed to maintain all improvements in a satisfactory
condition. Any landscaping instalied according to the approved plan which becomes diseased or dies
shall be replaced by similar species and size no later than the first available planting season; and

A $150.0 Temporary Zoning Certificate of Occupancy (TCO) administrative fee has been paid. For each
site visit that staff conducts to insure all the above condifions have been met and/or to renew the TCO,
requires an additional $150.0 fee. It is the owner’s responsibility fo obtain the Final Certificate of
Qceupancy prior (o expiration of this TCO or 10 request renewal of this TCO.

A violation of any of the conditions of any Cerlificate of Occupancy or any provision of the Burlington
Comprehensive Development Ordinance may result in a penaity of up to $200 per day.

The City expressly reserves the right to require additional measures necessary to comply with permit
conditions before a Final Certificate of Occupancy is granted.

This Temporary Zoning Certificate of Occupancy issued for 51 Eimwood Avenue on February 6, 2023 by

William Ward

£
£,

Asst, Zoning Administrative Officer

aboultiank
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Income Statemand - 12 Month
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RANDALL REAL ESTATE R

Randall Rual Estate Company, PLC
275 Memorial Dirive

Aparlment 611

Williston, VT {5495

Engagement Letter

Date: May 18, 2023

Client: North Hill Capital Partners LLC
Address: 85 Goddard Ave
Brookline, MA 02445

Rer  Appraisal Request

61-63 Elmwood Ave, Burlington, VT

Dear Mr. Pena

Randall Real Estate Company, PLC (“Appraiser™] agrees o provide an appraisal of the above-
moendioned property aceording to the folowing terms. Please sefer to the A ppraisal Services
Agreemaent and the Terms aned Conditions, which are eepressly incosporatud huerein by referenve
and made a part of this agreemoend. This Engagement | ether, the Appraisal Services Agreament
and the Terms and Conditions shall be collectively referred fo as “Agneement,”

1. Specifications of the Appraisal.

Subject Property: &7-83 Elmaont Ave, Burlingfon, ¥T
Properiv Type: dp-indt s - fiomdly progerty wid coasdininng
ddicinnngts fu by

Interest to be Valued: Lewsod fe
Addilional Property to be YN
WValued:
Phote: BI2-233-[B00 (77268 Fase 802-203-2385 Ermabl: heandabbs rrovsct.com

Erigagerment Letter

(&)

IAY QOOMWTY 3

Y

LVWLIE3 Tv3d Ivanvy

3

~
A

WO

s

Page 78 of 90



Infended Use:

Imtended Useris):

Type of Value:

Date of Value:

Hypothetical conditions,
Special/Extraordinary

assumptions:
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puratission by the Appraiser that such parties will
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Murket calie, as-f5, The detinilion of e 1 pe o
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Anticipated Scape of Wark:

Repuant Option and Formal:

Delivery Date:

Appraiser’s Interest in
Subject Property or in
Client or ther Involved
Parties:

Prior Services Regarding
Subject Praperty [LSPAP
Dyisciosare:

STEES EX

.

g ol fse dvcenpstissioned, s appiassad i bused on
o e brtondiary comdithg Hil He frnds it e
venmcived i B heee-gede wirdoersiey Fopreniny the

D60 Tl s e § Hids

peucke b steests {Febraty
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assigntnmd frsits
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ar B avparabe vesbbential condomiim waide but js
ogteratvd as i et famdly conbad property, The
stbifect s ket valiic s based on its currend vperation
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¥y
rof illocaked values ook Sndicddiend il

Appraiser’s anticipated seope of work for

ddeveliping the appraisal will inglade:

Lo Lintdbed ingprection f!."u':«‘ul{jn‘f sife i
cxtevior,

D e stdyecis property descriptions will be based
ettt petor appreisil o f Hie sitbject priperty
fprepared by Thowses 10 CFBrionr amd duied
¢ fecHee T 28, 20340

Ao Thas gppradsal il be Smfted in s e b

Ircostie Capitalization Appreaciy only,

Apratsal Report

Ustinpabedd deate  f delivesy by freoe 36, 2003
Appraiser seill gme Appraises's best offorts o
dithiver the appraisel report no fater than such
date. Appraisers delivery uf the repost i
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Special Conditions:
Appraisal Fee:

Payment Terms;

2, Property Documentation,

this Agreermend, as an appraises o in any other
capaciy.

N,

SIMIar np b waxingeny  F ST,30

Fudl paiement o f e appeaisad foe i diee Smediafely
e recolet f e ad the complelion < the

S

Client bins abready provided Appraise with documentation repuived and wquested by the

Appriiser o complete the agrpsraisal. Client agrees Lo prrovide any further informaiion within 24

huours of a verbal or writhor sequest, Delays in A ppraiser’s receipt of requested docameniation

may resul in Appraiser being unable fo deliver the appraisal repurt on the delivery date stadod
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Client: North Hill Capital Partners LLC

Dratud: 050722023
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AANDALL REAL ESTAYE © . -

Terms and Conditions

Acceptance and Applicability. These Terms and Conditions for Appraisal Services and Reports
{“lerms and Conditivns”) shall apply 10 any appraisal repurts, contracts or orders into which
they are incorporaled. In addition, with ruspect (o any appraisal repord, any use of or reliance on
the appraisal by any party, regardless of whether the use or relianee is anthorized or known by
Appraiser. constitules acceplance of these Terms and Conditions as well as acceptancy of afl
otber appraisal stateroents, fimiting vonditivng and assumplions staied in the appraival report.
Art Appraisal Survices Agroement may conlain ditferent provisiuns than stated i this decumoent
but such different provisions shall only apply betveeen Cliend and ApproiserfFim, unless the
Appraisal Services Agreement expressly slates ofherwise.
Definitions, In these Torms and Condilions:
“Appraisal Services Agreement” means ary written agreement with Client for
performance of the appraisal services by Appraiser, including any agreement endered
intur electronically ur through a web porial;
"Chicat” mwsans o party identified expressly as a client in an Appraisal Serviges
Agreement and also any patty identified expressly as a client by the Appraiser in an
appraisal repori;
“Appraiser” means the appraiser(s) pueforming part or ail of the appraisal services
andfor signing an appraisal repoert, and
“Firm®™ means any business entity empioying the Appraisor or of which the Appraiser is
a partner, owner, sharchoelder, member, officor, divoctor or mdependent contractor, and

inchades the olhee employees, paviners, owners, shareholders, muoembers, officors,

directors or irdependoent contractors of any such ontity.

Intended Users. Apprabser will identify ane or more “ntended users” of the appratsai in the
rupasrd, either by nanwe or twpeenf ser The poarposi of this identification is for A ppraiser t
duerermine the apprapriate reporting of the appraisal ina mavser that s clear and
nederatandable fo the identifiod intended usergs], 1t is not an ackninaledgement iy Appraiser
that A ppraiser knows or wipects a party to use or rely um the appraisal, Meither Appraiser nor
Firrn is responsiblio to partbes who an rol identified as idondied users or fior uses not v ified

as b ended ases,

Pl $HI2-333-RROCQ (FF260 Fas: BO2-ZE3-3388 Vraabl: hromdabl rreont oo
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Appraiser Independence. As soquined by Law and professional stamdards, Appraiser's
pertormance of the appraisal i independent, impartial and objoctive, Accordingly, A ppraiser
cannat agrec e provide a value opinion that is condingent un a predetermined amount and
canat ersure thal the opinion of value will serve to facilitate iy spevific objective of Chient or
athers or advance any particular cousee.

Unauthorized Use or Publication. No part of the appraisal report or the Appraiser’s apinions or
conclusions may b published or used inany acvertising materials, properly Bstings, investmend
offerings or prospectases, of securilics filings ur statements withou Appraiser’s prior written
authurizativn. Any party wheo prbslishies vr ses e rupart o Appraiscr’s work product without
stch auiharization or who provides the report or A ppraisers work product for such
unautharized useur publication agrees to indemnify and hold A ppraiser and Firm harmidess
from and against all damages, Habilities, husses, causes of actions, e penses, aime and costs,
inchoding stomeyvs foes, incurred in the investyation and/ur defunsge of any claim arising from

arin any way cunnected to the unautherized vse or publication,

No Third-Party Beneficiaries of the Appraisal Services Agreement. Unless identificd expressly
i the agreemuond thers are o third-party beneficiarios uf any Appraisal Services Agrecmwrit

pertaining {0 the appraisal, and no other persan or cotily shall have any righi, benefit or interest
vrnder such arroermend. The identification of party as an mtended wser of the appraisal dovs nol

muean that the party s a thind-party beneticiary of the Appraisal Services Agrecment,

Appraiser Not Responsible for Certain Conditions. Notwithstanding that Appraiser nsay
summent o, sitalvze or assume certain conditions in the appraisal, Appraiser shall have no
monelary Hability or responsibility for alleged claims or damages prriainiig jo; fa) itle defucts,
hens or encinbrances affocting the properiy; iy the properfy's comphiance with tocal, state o
federal zoming, planning, building, ehisability aucess and environmental lass, rogulations and
standards: (1) bnifcdbg permils and planssing approvals for nuprovenaits i the property; (d)
structoral or meshuanival ST ens o sttty g conbamimation, nulid, pnilulir.m, .xl,uragfx fanks,
emibmal miestations amd ather hazardons comdiim. affecting the properiy; amd (£ ather
condtitvns ard mativrs Far which leensed real estaie appraisers anem customan e dooaned o

e predeasional e prrtine,

Maximum Tinwe Period for Legal Avtions, Undess the fme period is shorlee undor appdivable
favwe, ara logal action o clabm velating fo b appraisal or A prraisal Services Aareement shall b a
Filed in court forin the appdioable asbitearion tribuwal, if the partios to il dispude have eeecited

40

an arbiratiosy agroement s within b 12 wastics e the dasde of sholivers ve Client of the apprsal

B

reperd o owhich the chabimns orcanses of ackior sebate or, in Hie come of sctsoane corrdunct oty

shelivery o the ropord, s 138 vears froe fraodste of the alleeed it esendinct. The 2w porised
] 1 i i 13

statead in ihis wection shall st be estended by any sdelay in thu disvovery s avcrusd of the
underbing clainms, catises of action ee darages, The time pered stated ivihis secrion shatl apgpdy
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Limitations of Liability and Assignment of Claims, Professionas] stamdards for the perfurmance
ol rest esfale appraisals reguire that appraisers perform fheir services independently. ivpartially
amd vbjectivide. Clients and other users of appraisals viten have separate legal or regulatory
obligations fmposed on them in relation to e appraisal process. The provisions of this sectivn
are desigried Lo assore that ms appraiser can render appraisal services in cortiplianee with
professional standards foe reasonahle connpersative stud Lo asstiee thad olienis and asers can
camipiy frechy with their s professional and fegal obligations. i any conditions are ot
apgropriate for a particular assignment, they may b negotiated, bul the medification muost be in

writiog e signed by the partios subject o the modidication.

a) Limitations of Liability. J'u the fullest oxtent permitied by applicable Taw, thy
b muonetary Jability of Appraisee, Firm or Client teeome anoiber or to any third
party {regardless of whether stich party’s clainsed ase of reliance on the appraisal was
avrthusrized by Appraiser) for any and all dlaimns o Cotees of action relating to He
appraisal or Appraisal Servives Agrecment shall by Tanifed fo buew Himes Iy the fotal
corpensafiont ackually received by Appraiser for fhe pprasal orither services that are

the subsject of the Claimgn or causcts of action.

Vs Himitation of Hability extends fo all iy pes uf claims and covses of achion, sehicther in
vonteact or fort, but excliudes: (3 claims/causes of action for intentionally fraudulent or
criminal conduct, intentionathy caused injury, or unauthorized vse or publication of the
appraisal or Appraiser's work product oe (] claimsicases of action by Appraiser ar
Firiny for ihe colloction of unpaid compersation for the appraisal ur other services [ffor
which the maximam pecenvery shadl e the fotal aameant unpatid annd gy b Appraiser,

phas applicable interest and late charges),

in No Special or Consequential Damages. Mo Appvatser, Firoy e Oliont shall be
fable ter ot anather or e ans third pardy for special or votsespen?ial damages,
meladivg, without laibation, loss of pratits or damages provimately catsed by luss it
e sf any propuerty. eegardless of whethoer arising from negligencs or breach of the
Appraisal Services Agseement or olherwise, and rogindluss of whaothur o parey wwas

sehvisend s knew of the possibitien of such sditiages.

Na Assigrment of Claims, Logal chaims or saase of aceion retating: to the appraisal or Appraisa)
Foervices Agnarment are ot sssignable, wweeps {4 as ihe nesedt ol s omerger, consalidation, sabe e
prrchiea of a el entiby, (b with regard 1o the cotlection of a o e whisiing b for sepvices

vt abve oxtend of the boiad o sl for the appraisal plge reasonable fitiveest, oy

bt then
CEIn e wase of an Appraisai performioed i e wn veikh Hie sarizirabien of o murlgare loan, s
Frart et the trovsfer or sabe of the mortgage Betnre Jmsvent of detali o fhe DRSS BF T oF

s fegalvguivalent,
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Subpoenas and Testinuny, b the vvent thal Aparaiser or Fipm s compndied by subpoena or
ofiser leygal or sdministrative procuss lo prosvide kestinwny or produce doetmenis elating fo the
appraisal or Appraisers services, whether in con, deposition, atbitration or any ol
procecdicg, the party seeking such testimny or docusients agrees to com pensale Appraiser or
Fiem, as appificable, for e reaspmalsle e incarsad i connection with preparation for and
prrovision of such testimony anddor docanmgnts at ADpraiser’s s in offeet af that e anmd
reimbiiese reasorable actnal o prnses

Severability. It AN provision of these Termsoand Comditions iy fedd, i osebale up part, to be
tnenforceabde or invalid for any regsan, fhe remaindier of thad provcisinn and Hw remaimder of

the entire Terms amd Camditions will be severable and romain in et

Conflict with Appraisal Services Agreemeent. Jf any of (hese Torms and Londitions contlict with
am Appraisal Services Agreenient, the terns and conditivens of the Appraisal Services A greement
shull contrad bt vnlv as betvseer Clicnd and AppraiserFirm, undess thye Appraisal Bervices

Agreement oxpressly stados athenvise,
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Appendix B:

CITY OF BURLINGTON
OFFICE OF THE ASSESSOR
Joe Turner, City Assessor

Calculation of the Level of Appraisal

044-1-220-000 3/25/2022|72-78 LAFOUNTAIN ST 918,400 715,700 0.78
045-2-113-000 1/8/2020}6-10 GREENE ST 1,430,000 1,364,900 0.95
045-4-050-000 1/17/2020[42-46 NORTH PROSPECT ST 1,850,000 1,794,400 0.97
039-4-055-000 2/11/2020{237 ELMWOOD AVE 735,000 746,300 1.02
049-4-040-000 2/26/2020]279-281 ST PAUL ST 2,390,000 2,238,700 0.94
044-3-204-000 8/10/2020|97 NORTH UNION ST 670,000 667,400 1.00
044-3-258-000 9/14/2020/94 NORTH WINOOSKI AVE 972,000 1,050,600 1.08
049-4-202-000 10/14/2020|250 SOUTH UNION ST 1,660,000 1,574,200 0.95
049-3-198-000 1/29/2021}207 SOUTH UNION ST 3,150,000 3,081,100 0.98
049-4-189-000 2/5/2021{311-317 SOUTH UNION ST 1,651,250 1,658,200 1.00
044-4-211-000 4/26/2021|57-59 BUELL ST 1,165,000 1,165,700 1.00
038-4-026-000 7/15/2021|125 CAMBRIAN WAY 3,500,000 4,691,800 1.34
044-4-049-001 9/13/2021|61 ELMWOOD AVE 2,187,500 1,926,300 0.88
044-2-041-000 9/17/2021|65-69 NORTH CHAMPLAIN S| 830,000 877,900 1.06
044-4-051-000 10/18/2021|71-73 ELMWOOD AVE 1,949,000 1,753,700 0.90
045-2-247-000 11/15/2021{71 SOUTH WILLARD ST 990,000 720,700 0.73
044-3-085-000 12/14/2021}42 INTERVALE AVE 1,400,000 1,154,500 0.82
044-1-189-000 12/21/2021|32-34 ROSE ST 850,000 743,600 0.87
039-4-116-000 12/22/2021{68-70 WALNUT ST 1,055,000 1,165,700 1.10
058-1-025-000 12/30/2021|234-236 SHELBURNE ST 710,000 610,400 0.86
038-4-003-000 2/18/2022|120 LAKEVIEW TER 1,160,000 1,127,100 0.97
050-1-091-000 3/4/2022]91-93 SOUTH WILLARD ST 1,850,000 1,712,900 0.93
044-4-139-000 4/28/2022|8-16 CLARKE ST 2,050,000 1,607,600 0.78
044-4-044-000 5/25/2022)21-25 ELMWOOD AVE 2,682,500 2,779,800 1.04
046-3-015-000 6/6/2022[49-55 CHASE ST 1,515,000 1,172,600 0.77
050-1-020-000 12/21/2022{371 MAIN ST 1,600,000 1,365,400 0.86
049-3-056-000 2/7/2023]199 KING 5T 300,000 275,500 0.92
049-4-190-000 5/31/2023{305 SOUTH UNION ST 1,402,000 1,178,400 0.84
050-3-008-000 8/31/2023|205 SOUTH PROSPECT ST 1,550,000 1,218,200 0.79
039-4-265-000 3/6/2020|680-698 RIVERSIDE AVE 1,250,000 1,314,500 1.05
050-1-033-000 10/6/2020{55-63 HARRINGTON TER 1,650,000 1,560,600 0.95
043-3-003-000 4/21/2021|9 LAKEVIEW TER 785,000 700,400 0.89
049-4-122-000 4/29/2021{35 ADAMS ST 887,500 889,700 1.00
044-3-302-000 5/25/2021|71 NORTH WINOOSKI AVE 815,000 772,300 0.95
045-1-260-000 6/30/2021|154-156 LOOMIS ST 800,000 820,100 1.03
045-2-145-000 7/26/2021{91-93 BUELL ST 1,230,000 1,194,800 0.97
045-1-270-000 8/11/2021|147-151 LOOMIS ST 1,648,000 1,259,700 0.76
050-4-024-000 8/26/2021]188 CLIFF ST 1,200,000 923,900 0.77
049-4-141-000 12/15/2021}360-364 SOUTH WINQOSKI 1,450,000 1,313,000 0.91
045-4-005-000 12/30/2021{416 PEARL ST 3,025,000 2,966,300 0.98
049-1-105-000 3/3/2022|115 PINE ST 800,000 570,000 0.71
044-1-343-000 3/15/2022{101 PARK ST 825,000 719,000 0.87
045-1-302-000 3/15/2022|69-71 GREENE ST 620,000 616,500 0.99
049-4-120-000 5/23/2023|47 ADAMS ST 1,775,000 1,346,800 0.76
044-4-124-000 7/21/2023|33-37 GRANT ST 2,200,000 1,604,600 0.73
044-4-002-000 7/31/2023]61-69 CHURCH ST 2,150,000 2,102,100 0.98
049-3-052-000 8/31/2023|212-214 KING ST 800,000 699,500 0.87
044-4-104-000 9/27/2023|234 PEARL ST 1,697,475 1,084,500 0.64
Median = 0.93
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Appendix C

CITY OF BURLINGTON
OFFICE OF THE ASSESSOR
Joe Turner, City Assessor

Assessor’s Office Property Record Card

044 048
Shost Lot Uni#
PROPERTY LOCATION

81 ELISI0N AVE
BURLINGTON VT 03401
CWNERSHIP . X
WORTH HILL CAPITAL PARTRERS LLC
S NORTHHKIL AD

STCWE VT 03672

i

e
PREVIOUSOWNER __
EURLINGTON REALTY ASSCCIAT
SACFRAN IRVING

150 DORSET STREET

AR 10

SOUTH BURLINGTOR VT 034830000

oot 0444049001 BURLINGTON, VT Cort:1oft TonfCad  Total Parcer
Bidge Parcel D Bulkding Location’) ELANGCD AVE APPR 3 1.626.300
N PROCESS APPRAISAL SUMMARY N B . L USE + 111P
Pl Uwetats Buldrg Land Size Lard Val Tera Vil USE LAND
TR EEE V3088 36005 25 300! ASSESEED
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Parcel 1D 044-4.049-001

Exterior informal

SiryHH 2. Twa Sty
L :

Type 11 APA

ENTS Locatiory

nformation
A- AVERASE

on  Condo lnformation :couMBNED CONDOACCOUNT TORESIDENTIAL

‘wacoPss0 | Bath Features  Res Breakdown _Remodeling
GAELE FultBan | 15| R | b Poor [NoUnt ! Rowns | Bdms | Exteetr :
olRg 1 T

rInformation e " 5.
B _. .1 Depreciation LemBun b
W BRAWAL | Brys Con A Fra Towd 1 $820100
T e | GVt
Asaret e 1003
Assessedva | 38810

-iComparable Sales (7 0f 9)

CITY OF BURLINGTON
OFFICE OF THE ASSESSOR
Joe Turner, City Assessor

Comments Sketch

| APARTMENTS 109022
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. o
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CITY OF BURLINGTON
OFFICE OF THE ASSESSOR
Joe Turner, City Assessor

Appendix D:
Appeal to the Board of Tax Appeal

MSK

ATTORNEYS

Via Hand Delivery and Email

June 26, 2023

City of Burlington

Jacob Dorman, Deputy Assessar
City Call, Ground Floor

149 Church Street

Burlington, VT 05401
jdorman@burtingtonvt ooy
vickerv@burlingtonvt gov

mailassessor@burlinetonvi.cov

Re: Grievance Neotice ~ North Hilt Capital Partiers, LLC, 61 Elmwood Ave,
Parcel ID 044-4-049-001

Drear Jacob:

I represent Noyth Hill Capital Partners, owner of the 61 Elmweod Avenue property, My client
believes iis praperty’s value has been negatively impacted by the neighboring pod encampment, Since
the pods opened, my client’s tenants have experienced increased noise and a decrease in their sense of
security. Flower beds that have been maintained for years can no longer be worked because they are
littered with hypodermic neadles. There have been apparent overdose victims in the property’s parking
lot. Tenants have experienced ingreased theft, especially from parked cars. The probleny is exacerbated
by the ped residents” associates who congregate in the area 1o party. This deterioration in my client's
tepants” quality of life bas made 61 Elmwaoed a significantly less destrable place to live. Evidence of this
change has manifested itself in the form of tenant complatnts, lowered rents, and increased vagancics,

My client owns several rental propertics in Burlington, Over the last year, due to multiple
inflationary pressures, including higher property taxes, utility costs, management expenses, repair
expenses and other increased expenses, my client Has raised its rents at its other Burlington properties by
approximately 20%. The market tent for a single bedroom unit, like the 61 Elmwood units, has risen to
S1:450, Even with those higher rents, my client has experienced virually no vacancics a any propery
other than its 61 Elmwood properly, For the first time in years, the 61 Elmwood property has experienced
vacancies, some s long as three months, This has caused my clienl to leave its 61 Elmwood rents flat,
unlike the rents at their other properties. My client has actually reduced rents an some of its 61 Elmwood
units by 15-20%. The 61 Etmwoad units are rented at an average rent of 51,200, $250-300 below
market. Histerically, thess units have always rented for imarket rates. While rents elsewhere are going up
25% to 30%, rents al 61 Elmwood have remained stagnant or, as noted above, are being reduced in arder
to retain and atfract tenants. Clearly, the creation of the pod encampment has had a negative and
measurable impact on my clienl’s property. My client did not oppose the encampment and understands
the need for such a facility. On the other hand, it must be recognized that by placing the encampment so
close to my client’s property, there has been a negative impact on its value. My client believes the value
of its property has been reduced by 33%. My client delieves the City's financial form (enclosed) will
underestimate the pod encampiment’s impact, as those impacts have onl y made themselvas knawn
relatively recently, All of the facts recited in this letier are supported by the attached Declaration, |
appreciate your altention ta this marner,

275 COLLEGE STREET, PO BOX 4485 | BURLINGTOM, VT £5405-2483 | FHONE 302 8677000 | FAX B51-7007 | MSKVT.COM
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