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State of Fetw Bampshire
DEPARTMENT OF SAFETY
JAMES H. HAYES BLDG. 33 HAZEN DR. RICHARD C. BAILEY, JR.
CONCORD, N.H. 03305 ASSISTANT COMMISSIONER
(603) 271-2791 _
ROBERT L. QUINN : EDDIE EDWARDS
COMMISSIONER ASSISTANT COMMISSIONER

_ January 5, 2022
His Excellency, Governor Christopher T. Sununu
and the Honorable Council
State House
Concord, New Hampshire 03301

REQUESTED ACTION

Authorize the Department of Safety, Division of Motor Vehicles, to entér-into a Sole Source ten (10) year lease
renewal agreement with One Wall Street, LLC (VC # 225196) and Brickwater, LLC (VC # 223696), ¢/o Brady
Sullivan Properties, LLC, 670 N. Commercial Street, Suite 303, Manchester, NH 03101. Checks will be made
payable to (VC # 225196). The cost of this modified net agreement shall not exceed $988,820.00 and will provide
4,900 square feet of space for the Division of Motor Vehicles offices located on the second floor of 377 South Willow
Street, Manchester Commons, Manchester, NH. The lease is effective, upon Governor and Council approval, from
April 1, 2022 through March 31, 2032. Funding source: 100% Agency Income (Cost of Collections).

Funds are available in the SFY2022 operating budget and c-:ontingenl upon availability and continued appropriations
in SFY2023, SFY2024, SFY2025, SFY2026, SFY2027, SFY2028, SFY2029, SFY2030, SFY2031 and SFY2032
with the authority to adjust between fiscal years through the Budget Office if nceded and justified.

02-23-23-233015-29260000 Dept. of Safety — Division of Motor Vehicles — Bureau of Operations
022-500248 Rents to Owners Non-State Space

SKFY2022 SFY2023 - SFY2024 SFY2025 SFY2026
$23,752.74 $95,206.98 $96,003.27 $96,836.22 $97,681.50

SFY 2027 - SFY2028 SFY2029 SFY2030 SFY2031 SFY2032 TOTAL
$98,563.50 $99,457.74  $100,388.73  $101,332.02  $102,311.97 $77,285.33 $988,820.00

EXPLANATION

This lease renewal for the Manchester Division of Motor Vehicles (DMV) substation is Sole Source to avoid
significant fit-up costs associated with a new location estimated to be $400,000 to $500,000. The current location
meets the unique needs of the Manchester DMV substation and is well known by DMV customers in the area. The
requirement of Administrative Rule, Adm. 610.06 “Public Notice,” requires space to be placed out for bid. A waiver
of this provision was requested and approved by the Department of Administrative Services based on the fact that
the per square foot price was only increased by 1.5% from the current rate of $13.25 to $13.45 and is fixed for the
ten-year term, ‘

The Department of Safety, Division of Motor Vehicles, is seeking approval to enter into a ten (10) year renewal
lease for the Manchester DMV, located on the second floor of 377 South Willow Street, Manchester Commons,
Manchester, NH. The space is 4,900 square fect with the lease rate at $13.45 per square foot, $65,905.00 annually
fixed through the ten-year term, plus Central Area Maintenance (CAM) of $5.94 for year one which will increase
yearly by approximately 2.75%. Total annual rent is $95,011 in year one and $103,047 in year ten. The annual net
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rent inciudes the Landlord’s provision of real estate taxes, insurance, site and building maintenance, snow plowing
and removal; however, it does not include the Tenant’s additional costs of electricity, heat and janitorial services.
This office is in an easily accessible area and provides adequate customer parking, as well as space for certain road
skills examinations.

Approval of this lease agreement will allow the Department of Safety to continue to operate a Division of Motor
Vehicles Substation to provide services to residents in and around the Manchester area.

Respectfully sybmitted,

(o

Robert L. Quinn
Commissioner of Safety
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DEPARTMENT OF SAFETY

DIVISION OF MOTOR VEHICLES
STEPHEN E. MERRILL BUILDING

ROBER'; L. QUINN 23 HAZEN DRIVE, CONCORD, N.H. 03305 ELIZABETH A -B..IELECKI
COMMISSIONER OF SAFETY TELEPHONE: (603) 227-4000 * RELAY NH (7-1-1) DIRECTOR OF MOTOR VEHICLES

Charles M. Arlinghaus, Commissioner
Department of Administrative Services
25 Capitol Street

Concord, NH 03301

Dear Commissioner Arlinghaus:

The Department of Saféty, Division of Motor Vehicles is respectfully requesting a waiver from the public notice
requirement for leased space, pursuant to CHAPTER Adm 600 PROCUREMENT AND PROPERTY RULES,
Adm 610.11 (b), Exemptions and Waivers from Public Notice Requirement.

The Division of Motor Vehicles has been leasing the customer service space at the Manchester Commons on
South Willow Street since April 1, 2007 or for nearly fifteen (15) years, first from The New England
Expedition-Manchester Retail, LLC and subsequently from Brady Sullivan Manchester Commons, LLC who
purchased the building in August of 20t1. The initial fit-up cost for the State fifteen years ago was
approximately $130,000 with the landlord paying the remainder. )

Current rent has been fixed at $13.25 per square foot since April 1, 2012, through March 31, 2022. The. ‘
landlord has agreed through negotiations to a one and one haif percent (1.5%) increase in rent from $13.25.

to $13.45 fixed for the next ten year Term, subject to-approval by the Long Range Committee. It is in the
best interest.of the Department of Safety, and the State. of New Hampshire that this. space be retained at'a
reasonable cost with minimal increase.

DMV space is unique as it includes custom built customer service counter, custom built forms counter,
custom buill greeter counter, video cameras, customer testing room for those requiring a computerized driver
license test, a large customer lobby with wamng chairs, a public restroom, a large parking lot with areas

designated for testing vehicles and slow speed testing of motorcycle license applicants; as well as queuing - -

and audio systems to call the next customer.

It is estimated that to ﬁt-'up a 4,900 square foot DMV office in new leased space will range from $400,000 to
$500,000 depending on square footage-and the special requirements:that need to be met for the DMV. This does
not include the additional cost of relocating utilities and new Carrier Based Ethernet installation, plus relocation

expense. There is also the inconvenience to the DMV ‘customers in the greater Manchester area of finding the-

new office location.

This request i$-being made in an effort to save the unnecessary costs and time of bidding out space that will more
than likely be significantly more in rental fees plus the necessary fit-up cost.

Thank you in advance for your consideration’in approving this request.

Commnss:bner of Safety

L-16-2(

Approved by .. _ e ik A ~.Date ..
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DEPARTMENT OF ADMINISTRATIVE SERVICES
SYNOPSIS OF ENCLOSED LEASE CONTRACT

FROM: Karen L. Rantamaki, Director ' DATE: January 13, 2022
Department of Administrative Services
Division of Plant and Property

SUBJECT: Attached Lease Agreement
Approval respectfully requested

TO: His Excellency, Governor Christopher T. Sununu
and the Honorable Council
State House
Concord, NH 03301

LESSEE: Department of Safety; Division of Motor Vehicles, 33-Hazen Drive, Concord, NH 03305.

LESSOR: One Wall Street, LLC and Brickwater, LLC c/o Bradley Sullivan Properties, LLC, Commercial Street, Manchester,
NH 03101.

DESCRIPTION: Approval of the enclosed will authorize a 10-year lease renewal for the property located at Manchester
Commons, 2™ floor, 377 So..Willow Street, Building B, Suites 2 & 3, Manchester, NH 03101.

TERM: 10 years — commencing April 1, 2022, and endmg March 31, 2032..

RENT: Monthly rent is $7,917.58 for the first year at a rate of $19.39-per square foot. After the first year, rental rate will
be increased by 02.75% per year for the remaining nine years. Total rent for five years.is $988,82(_),Q0.

JANITORIAL & RECYCLING: Additional - not included in rent — estimated as SB,OO0.00/year for janitorial and $480/year
for recycling. '

UTILITIES: Utilities are’included in the lease.. PARKING: Parking is included in the lease.,

'TOTAL TERM COST: $1,053,620.. - -

PUBLIC NOTICE: A. waiver was granted because the Agency already occupies the.space and it's in the State’s. best interest
to remain in thie space due to move and fit-up.costs: - - - o=

CLEAN AIR PROVISIONS':!(\:Iean air requirements were met in‘accordance with the original lease.

BARRIER-FREE DESIGN COMMITTEE: A Letter of Opinion was issued by ABFDC indicating that the location meets barrier
free requirements. ’

OTHER: Approval of the enclosed agreement is recommended.

The enclosed contract complies with the State-of New Hampshire, Division of Plant and Property rules and has been reviewed and approved by the.
Department of Justice.

Approved by: Department of Administrative Services

P
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DEPARTMENT OF ADMINISTRATIVE SERVICES
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ATTACHMENTS REQUIRED PRIOR TO SUBMITTAL FOR FINAL APPROVALS:

3.

Letter of Opinion regarding lease issued by State of New Hampshire “Architectural Barrier-Free Design

Committee”,
Certificate of Insurance issued by landlord’s insurance provider documenting provision of coverage required

under the lease (section 15).
"yendor Number” assigned to landlord by the Bureau of Purchase and Property; number must be provided

prior to lease submittal to Governor and Executive Council.

SUPPLEMENTAL PLANS AND SPECIFICATION REQUIRED PRIOR TO SUBMITTAL FOR FINAL
APPROVALS:

“Demise of Premise” floor plan{s): Authorized Landlord and Tenant signature with date of signature required

on each. . .

a: Provide plans specifying the extent of the Premises designated for the Tenant’s Exclusive use, as well
as any “shared” space(s) to which the Tenant shall have use and access, such as shared entrance
lobbles, stairs, elevators and rest rooms. Floor plans shall show the location of the demised premises
within the bullding to which it is a part, depiction of the location of the demised premises within the
building to which it is a part, depiction of the public and staff entrances, windows, rest rooms, and
description of the basic functional areas such as ofﬁce, storage, conference or reception space.

b. Inthe instance provision of parking Is included in the terms of the lease, provide detailed site sketch
or detailed description of any parking areas designated for the use of the Tenant during the Term.
Illustrate and/or note all parking spaces designated for the Tenant’s exclusive use, or shared use in

common with others, and/or spaces which may be used by the general public. Specify all parking.

spaces, access aisles and accessible paths of trav'_el provided for confarmance with barrier-free access
requirement for the Premises and/or the building to which the Premises is a part.
“Design-Build” floor plan(s) and specifications: Authorized Landlord and Tenant signatures with date. of
signature required on each: )

a, [nthe event renovation, new construction or Improvements are to be made under the terms of the;

Lease, provide all final/agreed drawings and specifications describing the work, which shall include
but not be limited to: ' o
" i Tenant's “Design-Build floor plan(s)” - -
ii. Tenant's “Design-Build Fit-Up Specifications” _ .
The documents listéd In items 1 & 2 above shall be part of the finding agreement, therefore provide minimum
three originals, one each distrusted to: - ] ‘- '

a. Tenant

b. Landlord

¢. State .of New Hampshire, Department of Administrative Services, Bureau of Planning and
Management.

SUPPLEMENTAL DOCUMENTATION REQURED FOR SUBMITTAL FOR FINAL APPROVALS:

1

Office of Secretary of State “Certificate of Good Standing” (CGS): needed by business organization$ and trade
names. Individuals contracting in their own name do not need a "CGS”.

Certificate of Vote/Authority (CVA): needed by business entities, municipalities and trade names. Individuals
contracting in their own name do not need a “CVA”.

~
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STATE OF NEW HAMPSHIRE
DEPARTMENT OF ADMINISTRATIVE SERVICES '
BUREAU OF PLANNING AND MANAGEMENT

STANDARD LEASE AGREEMENT

Parties to the Lease:
This indenture of Lease is made by the following parties:
One Wall Street, LLC and Brickwater, LLC c/o Brady Sullivan Propemes, LLC, and the Department of Safety

1.1 The Lessor (who is hereinafier referred to as the "Lendlord") is::

Name:  One Wall Street, LLC and Brlckwater, LLC c/o Brad‘_flSullwnn Properties,. LLC e e s
(individual or corpordie name) ~ et T T oo -
State of Incorporation: n/a

(if applicable) S . _
Bugsiness Address: Mnnchestcr NH 03101 .. . __-(603) 622-6223._. ‘ -
TCity T 7 State. Zip T Telephone numbér

1.2 The Lessee (who is hereinafiér referred to as the "Tenant™) is: THE STATE OF NEW HAMPSH]RE,
acting by and through its Director or Commissioner of:
Department Narne Departmcnt of Safely , s

Address:_33;Hazen,Drw.e__.~.__.4 PO T -,

=

E———Tre——

Street Address {(official location of Tenant's business office)

_Concord ____ NH . _._ 03305 _ (603) 2274050
City State Zip Telephone number
/ WITNESSETH THAT:

Demise of the Premises:
For and.in consideration of the rént and the mutual covenants and agreements herein contained, the Landlord hereby
demises to the Tenant, and the Tenant hereby leases from the Landlord, the following premises (hereinafter called the
"Premises") for the Term, (as defined herein) at the Rent, (as defined herein) and upon the terms and conditions
hereinafter set forth;

Location of-Space to be leased: "Manchesterfbmmons,{ 54 floir; 377 So. Willow: S, Bnilding B, Suites 2:&:3;
(street address, building name, floor 6n which the space is located, and unit/suite # of spacé)™ T i
Manchester NH 03101 - N, ——
TCity T - . State ap T

“The demise of the premises consists of <Bppr g;;mgtclx 4,900 sguareﬁfectwﬁ_ e e oo oo

(provide square footage of the leased space)"

The Demise of this space shall be together with the right to use in common, with others entitled thereto, the hallways,
stairways and elevators necessary for access thereto, and the lavatorics nearest thereto. “Demise Documentation” has
been provided which includes accurate floor plans depicting the Premises showing the extent of the space for the
Tenants’ exclusive use and all areas to be used in common with others, together with site plan showing all entrance to
the Premises and all parking areas for the Tenant’s use; these documents have been reviewed, accepted, agreed-to and
signed by both partics and placed on file, and shall be deemed as part of the lease document.

Effective Date; Term; Delays; Extensions; and Conditions upon Commencement:
3.1 Effective Date: The cffective dates of Agreement shall be:
Commencing on the first {1*%  -dayof April__,intheyear__2022 _ and ending on the
TRty first:(31%).day.of March sin the year__ 2032, unless sooner terminatéd in accordance with the
Provisions hercof. T ' Y
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3.2 Occupancy Term: Occupancy of the Premises and commencement of rentals payments shall be for a term
(hercinafier called the “Term™) of ten (10} year(s) commencing on the first (1*) day of __ April_, in the
unless sooner terminated in accordance with the Provisions hereof.. ’ )

year 2022 ;

3.3 Delay in Occupancy and Rental Payment Commencement: In the event of the Effective Date of the Agreement

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

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

3.4 Extension of Term: The Tenant shall have the option to extend the Term for (mumber of options) one ( 1)
Additional term(s) of _ten {10) ear(s), upon the same terms and. conditions as set forth herein. Notice from the
Tenant exercising their option to extend the term shall be given by the Tenant delivering advance Written notice
1o the Landiord no later than thirty (30) days prior to the expiration of the Term, or any extensions thereof.

3.5 Conditions on the Commencement and Extension of Term: )

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

Rent:

4.1 Rent: During the Term hereof and any extended Term the Tenant shall pay the Landlord annual rent (hereinafter
called the "Rent") payable. in advance at the Landlord’s add[gss set forth in Section 1 above, in twélve equal
monthly instaltments. The first such installment shall be due and payable on the following date:

(insert month, date and year) April 1, 2022

--The rent due and p:iyéblc for.each year of the term, and any supplemental. provisions affecting.or escalating said *
rent or specifying any additional payments for any reason, shall be as set foth in a Schedule of Payments made
a part hereto and attached herein as “Exhibit A",

— —4.2 Taxes and other Assessments:. The Landlord shall be responsible for; and pay-for, al} taxes and other
assessment(s) applicable to the Premises.

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

. : y

6. Utilities: Select one of the following standard clauses specifying the party(s) responsible for the provision of utilities
indicating the applicable clause with an *x”. If neither clause provides an adequale or accurate explanation provide a
detailed explanation as a “'Special Provision” in “Exhibit D* herein.

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

Exceptwns Tenant shall reimburse the utility companlcs dlrcctly For ut]hty invoices.

OR:

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

exceptions to the forgoing specifying certain utilities that the Tenant shall be responsible for arranging and making direct
payment to the provider thereof shall be listed in the space below:

" Exceptions; et

= ey = T T — g g e R O N o i e e —r

-6.1 General Provisions; The Landlord agrees fo furnish heat, ventilation and air-conditioning to the Premises in
accordance with current industry standards as set forth by the AmeTrican Industrial Hygiene Association or AIHA
and the American. Society of Heating, Refrigeration and Air-Conditioning Engineers, Inc. or ASHRAE during the
Tenant’s business hours, the indoor air temperature of the Premises shall range from 68° F to 75° F during the winter,
and 69° F to 76° F in the summer; if humidity control is provided relative humidity in the Premises shall'range from
30% to 60%. During the Tenant’s business hours heating, ventilation and air-conditioning shall also be provided to
Aany common hallways, stairways, elevators and lavatories which are part of the building to which the Premises are
a part. The Tenant agrees that provision of heating, ventilation and air-conditioning is subject to reasonable
interruptions duc to the Landlord making repairs, alterations, maintenance or improvements to the system, or the:

__infrequent occurrence of causes beyond the Landlord's control.  All Heating and Ventilation Control systems and
filters shall be cleaned and maintained by the Landlord in accordance with ASHRAE and"AIHA ‘standards, and in
conformance with the provisions of Section 8 “Maintenance and Repair” herein, and in a manner sufficient to
provide consistent compliance with the State of New Hampshire's Clean Indoor Air Standards” (RSA 10:B). 1f the
premises are not equipped with an air handling system that provides centralized air-conditioning or humidity control
the provisions set forth herein regarding these particular systems shall not apply.

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

]

Landlord mitials;@ NG
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6.3 Electrical and Lighting: The Landlord shall fumnish all electrical power distribution, outlets and lighting in
compliance with the most current National Clectrical Code standards. Lighting fixturcs throughout the Premises
shall be capable of providing illumination levels in accordance with ANSI/IES Standards for Office Lighting in
effect an the date of commencement of the term herein. Lighting for exterior areas and other applications shall
conform to the recommended levels in the current 1ES Lighting Handbook in effect on the date of commencement

of the term herein.

7..  Use of Premises:
The Tenant shall use the premises for the purpose of: '
Depanmcnt of Safcty, Dwtsnon of Motor Vehmles Manchcstcr ofT ce, 1ncludmg opcratmg tesung, utlhzmg varlous

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

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

8. Maintenance and Repair by the Landlord:
8.1 General Provisions: The Landlord shall at its own expense, maintain the exterior and interior of the Prcm1scs in

e et e e

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

8.2 Maintenance and Repair of Broken Glass: The Landlord shall replace any and all structurally damaged or broken

glass the same day that they are notified by the Tenant, or the damage is observed. In the event that the Landlord is
unable to procure and/or install the replacement glass within the same day, they shall notify the Tenant in writing

prior to the close of business that day, providing an explanation as to the cause of the delay and the date the damage

will be corrected. In the instance of delayed repair, the Landlord shail remove the damaged or broken glass the same
day it is noticed or rcponed and secure the opening and/or damaged area to the satisfaction of the Tenant.

8.3 Recycling: The Landlord shall cooperate with the Tenant to meét the requirements for waste réduction and recycling

of matcrials pursuant to all Federn), State, .and Municipal laws and regulations which are or. may become effective
or amended during the Term.

8.4 Window Cleaning: The Landlord shall clean both the exterior and interior surfaces of all windows in the Premises

annually. Window cleaning shall bc completed no later than July 1* of every year.

8.5 Snow Plowing and Removal: The Landlord shalt make best efforts to provide for rapid and consistent ice and snow

plowing and/or removal .from all steps, walkways, doorways, sidewalks, driveway entrances and parking lots,
including accessible parking spaces and their access aisles, providing sanding and/or salt application as needed.
Plowing and/or removal shall be provided prior to Tenant’s normal working hours, however, additional work shall
be provided as nceded during the Tenant’s working hours if ice accumulates or if more than a 2” buitd-up of snow
occurs. Best efforts shall be made to provide and maintain bare pavement at all times. In addition to the foregoing,
the Landlord shall provide plowing and/or ice and snow removal service with diligence sufficient to maintain
availability of the number of Tenant parking spaces designated in the Agreement herein for the Tenant’s use, clearing

said spaces within twelve (12) hours of snow and/or ice accumulations. The Landlord shall sweep and remove wmten ;

sand and salt deposited in the above referenccd arcas by no later than June 1* of each year.
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8.6 Parking Lot Maintenance: Landlord shall maintain and repair all parking lot areas, walks and access ways to the

8.7

8.8

e

parking lot; maintenance shall include paving, catch basins, curbs, and striping. Provision of parking lot maintenance

shall include but not be limited 10 the following:

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

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

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

Site Maintenance: Landlord shall maintain and provide as follows:

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

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

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

. frequent basis.

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

Heating Ventilation and Air Conditioning (HVAC): The HVAC system in the Premises shall be maintaincd
regularly and with due diligence in order to ensure continuous compliance with current industry standards set forth
by the “American Industrial Hygiene Association” (AIHA) and the “*American Society of Heating, Refrigeration and
Air-Conditioning Engincers, Inc.” (ASHRAE). Al HYAC air filters shall be replaced on a semi-annual basis; and
the air filters used in the HVAC systemn shall provide the preatest degree of particulate filtration feasible for use in
the Premise’s air handling system, Al HVAC condensate pans shall be emptied and cleaned on a semi-dnnual basis.
The Landlord shall keep a written record of the dates the required semi-annual HYAC maintenance is provided,
submitting a copy of this record to the Tenant on the annual anniversary date of the agreement herein. Any moisture
incursions and/or leaks into the Premises shall be repaired immediately, this shall include the repair and/or
replacement of any HVAC component which caused the incursion, and the replacement of any and all interior
surfaces which have become moisture laden and cannot be dried in entirety to prevent possible future growth of

- mold. =

A) Maintenance of Air Quality Standards in the event that the referenced slatutory requlrements for indoor air
qualify arc not met at any time dunng the term, the Landlord agrees to undertake corrective action within ten
(10} days of notice of deficiency issued by the Tenant. The notice shall contain documentation of the defi iciency,

.. including objective analysis of the indoor air quality,

B) Landlord and Tenant agree to meet as rcqucstcd by either party and review concemns or complamts regnrdmg
indoor air quality issues. In the event of any issuc nol being resolved to the mutual satisfaction of cither party
within thirty (30) days of such meeting, an independent qualified and licensed professional shall be retained to
preparc an objective analysis of air quality, mechanical systems and operations/maintenance procedures. Should
the analysis support the complaint of the Tenant, the cost of the report and corrective actions shall be bome by

= the Landlord. Should the report fail to support any need for carrective action or be the result of changes in
occupancy count or space uses by the Tenant from the time.of initial occupancy, the cost of the independent
consultant shall be borne by the Tenant.
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C) In addition to other provisions of this section, the Landlord hereby agrees to make their best effort to replace any
and alt malfunctioned HVAC systems or parts the same day that they are notified or observe the damage. In the
event that the Landlord is unable to procure and/or install the replacement part, section or unit within said day,
the Landlord must notify the Tenant in writing prior to the close of business that day to provide an explanation
as to the cause for the delay and the date the deficiencies will be-corrected. In this case, the Landlord shall
provide temporary air circulation or heat to accommodate the Tenant until the deficiency is remedied.

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

Maintenance within the premises shall include the Landlord’s timely repair and/or replacement of all lighting
fixtures, ballasts, starters, incandescent and fluorescent lamps as may be required. The Landlord shall provide and
maintain all emergency lighting systems, fire alarm systems, sprinkler systems, exit signs and fire extinguishers in
the Premises and/or located in the building to which the Premises arc a part in conformance with requirements set
forth by the State of New Hampshire Department of Safety, Fire Marshall's office and/or the requirements of the
National Fire Protection Agency (NFPA). Said systems and fire extinguishers shall be tested as required and any
"deficiencies corrected. A report shall be maintained of all testing and corrections made, with a copy of the report
furnished to the Tenant no later than thirty (30) days aftér each semi-annual update to the repart.

8.10Interior finishes and surfaces:

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

8.11 Janitorial Services: Provision of janitorial services to the Premises shall be as described below, and as specified

in a schedule of services that shall be attached as *Exhibit B” hereto.

[ Ianitorial Services;§
attached as Exhibit B hcreto

- aic

X Janitoriat Services ghallibe:
attached as Exhibit B hereto.

8.12 Failure to Maintain, Tenont’s Remedy: If the Landlord fails to maintain the Premises as provided Kerein, the

Tenant shall give the Landlord written notice of su¢h failure. If within ten (10) calcnhdar days after such notice is

& piven to the Landlord no steps to rémedy the condition(s) specified have been initiated, the Ténant may, at their

option, and in addition to other rights and remedies of Tenant provided hereunder, contract to have such
condition(s) repaired, and the Landlord shall be liable for any and ]! expenses incurred by the Tenant resulting
from the Landlord's t‘allun: Tenam shall submnt documentatlon of‘ the | expenses incurred to the Landlord, who
to reimburse the Tenant within thirty (30) days; the Tenant shall withhold the amount of the expcnsc from the
rental payment(s), reimbursing the Landlord only after the cost of any and all repair expenses have been recovered
from the Landlord.

Page 10 of 25




T

9. Manner of Work, Compliance with Laws and Regulations: All new construction, renovations and/or alterations

to existing buildings, hercinaficr known as “work” shall conform to the following:
Al work, whether undertaken as the Landlord’s or Tenant's responsibility, shall be performed in a good workmanlike
manner, and when compieted shall be in compliance with oll Federai, State, or municipal statute’s building codes,
rules, guidelines and zoning laws. Any permits required by any ordinance, law, or public regulation, shall be
_obtained by the party (Tenant or Landlord) responsible for the performance of the construction or alteration. The
" party responsible shall lawfully post any and all work permits required, and if a “certificate of occupancy” is required
shall obtain the “certificate” from the code enforcement authority having jurisdiction prior to Tenant occupancy. No
alteration shall weaken or impair the structure of the Premises, or substantially lessen its value. All new construction,
alterations, additions or improvements shall be provided in accordance with the Tenant’s design intent floor plans,
specifications, and schedules; which together shall be called the “Tenant's Design-Build Documents”™, The Tenant’s
finalized version of the Design-Build Documents shall be reviewed, accepted, agreed-to and signed by both
parties and shall be deemed as part of the lease document.

9.1 Barrier-Free Accessibility: No altcration shall be undertaken which decreases, or has the effect of decrcasmg,
architecturally Barrier-free accessibility or the usability of the bujlding or facility below the standards and
codes in force and applicable to the altcrations as of the date of the performance. If existing elements, (such
as millwork, signage, or ramps), spaces, or common areas are altered, then each such altered element, space,
or common area shall be altered in a manner compliant with the Code for Barrier-Free Design (RSA 275
C:14, ABFD 300-303) and with all applicable provisions for the Americans with Disabilities Act Standards
for Accessible Design, Section 4.4.4 to 4.1.3 “Minimum Requirements” (for ncw construction).

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

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

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

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

B

e

|
10. New construction, Addﬂlons, Rénovations or Improvemerits to:the Premises: e

The following provisions shall be applicable to the Agreement herein if new construction, |mprovcmcnts or
renovations are provided by the Landlord: The Tenant and Landlord have agreed that prior to Tenant occupancy and
the commencement of rental payments the Landlord will complete certain new construction, additions, alterations,
or improvements to the Premises, (hereinafter collectively referred to as "Improvements™) for the purpose of
preparing the same for the Tenant's occupancy. Such improvements shall be provided in conformance with the
provisiéins set forth in Section 9 herein and in conformance with the Tenant’s Design-Build specifications and plans
which shall be reviewed, accepted, agreed-to and signed by both parties and shall be deémed as part of the
lease document. It shall be the Landlord’s responsibility to provide any and all nceessary construction drawings
and/or specifications, inclusive (if required for conformance with applicable permitting process) of provision of
licensed architectural or engineering stamp(s), and abiding by all review and permitting processes required by the
local code enforcement official having jurisdiction, In connection with these improvements the Landlord warrants,
represents, covenants and agrecs as follows:
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12.

10.1 Provision of Work, etc.: Unless cxprcssly otherwise agreed by both partics, all improvements shall be made at
the Landlord's sole expense, with said provision amortized into the Rent set forth bercin,

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

10.2  Schedule for Completion: All improvements shall be completed in accordance with the “Tenant’s Design-
Build Documents” which shall be reviewed, accepted, agreed-to and signed by both parties and shall be
deemed as part of the lease document, and shall be completed on or before the date set forth in section 3.2 herein for
commencement of the “Occupancy Term”.

10.3 Landlord's Detay in Completion; Failore to Complete, Tenant's Options: If by reason of neglect or willful
failure to perform on the part of the Landlord improvements to the Premises are not completed in accordance with
the agreement herein, or the Premises are not completed within the agreed time frame, the Tenant may at its’ option:

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

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

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

D) Delay Occupancy: The date for Tenant occupancy and commencement of rental payments set forth-in
Section 3.2 herein, shall at the Tenant’s option, be postponed until possession of the Premises is given.
In such instance the “Schedule of Payments” set forth in Exhibit A herein shall be amended to reflect
the delayed inception date of the Tenant's rental and occupancy, with the date for termination also

revised to expire the same number or years and/or months thercafter as originally set forth in the.

Agreement herein. Commencement of the amended Agreement shall be subJect to the provisions of
paragraph 3.5 herein,

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

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

Landlord Initials; _ & 5
Date: .
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13. Inspection: Three (3) months prior to the expiration of the Term, the Landlerd or Landlord’s agents may enter the
Premises during all reasonable working hours for the purpose of inspecting the same, or making repairs, or for
showing the Premises to persons interested in renting it, providing that such entrance is scheduled at least 24 hours
notice in advance with the Tenant. Six (6) months prior to the expiration of the term, the Landlord may affix to any
suitable part of the Premises, or of the property to which the Premises are a part, a notice or sign for the purpose of
letting or selling the Premises.

14, Assignment and Sublease: This Jease shall not be assigned by the Landlord or Tenant without the prior written
consent to the other, nor shall the Tenant sublet the Premises or any portion thereof without Landlord’s written
consent, such consent is not to be unreasonably withheld or denied. Notwithstanding the foregoing, the Tenant may
sublet the Premises or any portion thereof to a govermment agency under the auspices of the Tenant without
Landlord's prior consent.

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

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

16. Indemnification: Landlord will save Tenant harm!ess and will defend and indemnify Tenant from and against any
losses sufféred by the Tenant, and from and against any and all claims; liabilities or penaliies asserted by, ‘or on.behalf
of, any person, firm, corporation, or public authority:

16.1 Acts or Omissions of Landlord: On account of, or based-upon; any injury to a person or loss or damage 1o

s property, sustained or occurring, or which is claimed to have been sustained or to have occurred on or about

" the Premises, on account.of or.based upon the act, omission, fault, negligence or misconduct of the Landlord,. . __. .
its agents, servants, contractors, or employees. ‘

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

16.3 Tenant's Acts or Omissions Excepted: Notwithstanding the foregoing, nothing contained in this section shall
" be construed to require the Landlord 1o indemnify the Tenant for uny loss or damage resulting from the acts or
omissions of the Tenant's servants or employces. Notwithstanding the foregoing, nothing herein contained
shall be deemed to constitute a waiver of the sovereign immunity of the State, which immunity is hereby_
reserved to the State. £ PN

Landlord Initials
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17.

18.

Fire, Damage and Eminent Domain: The Tenant and Landlord agree that in the cvent of fire or other damage (o the
Premises, the party first discovering the damage shall give immediate notice 1o the other party. Should all or a portion of
the Premises, or the property to which they are a part, be substantially damaged by fire or other peril, or be taken by
eminent domain, the Landlord or the Tenant may elect to terminale this Lease. When such fire, damage or taking renders.
the Premises substantially unsuitable for their intended use, a just and propontionate abatement of the rent shall bc made
as of the date of such fire, damage, or taking, remaining in effect until such time as the Tenant’s occupancy and usc has
been restared in entirety.
17.1 Landlord’s Repair: In the event of damage to the Premises that can be repaired within ninety (90) days:
A) No later than five (5) days afier the date of damage to the Premises, the Landlord shall provide the Tenant
with wrilten notice of their intention to repair the Premises and restore its previous condition; and,
B) The Landlord shall thereupon expeditiously, at their sole expense and in good and workmanlike manner,
undertake and complete such repairs that arc necessary to restore the Premises to its previous condition.
C) The Landlord may provide allernate temporary space for the Tenant until such time that the Premises are
B restored 1o a condition that is substantially suitable for the Tenant’s intended use. Altemate temporary
spacc is subjcct to the acceptance of the Tenant. Should said temporary space provide less square footage
and/or limited services for the Tenant’s use, a proportionate abatement of the rent shall be made.

17.2 Tenant’s Remcdies: In the event the Premises cannot be repaired within ninety (90) days of said fire or other cause

of damage, or the Tenant is unwilling or unable to wait for completion of said repair, the Tenant may, at its sole

- discretion, terminate the agreement herein effective as of the date of such fire or damage, without liability to the
Landlord and without further obligation to make rental payments,

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

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

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

B) Tenant's Breach of Covenants, etc.: The Tenant shall default in the observation of or performance of,

® any other of the Tenant’s covenants, agreements, or obligations hereunder and such default is not corrected
within thirty (30) days of written notice by the Landlord to the Tenant specifying such default and
requiring it to be remedied then: The Landlord may serve ten (10) days written notice of cancellation of
this Lease upon the Tenant, and upon the expiration of such ten days, this Lease and the Term hereunder
shall terminate. Upon such termination the Landlord may immediately or any time thereafter, without
demand or notice, cnter into or upon the Premises (or any part thereon) and repossess the samie.

18.2 Landlord's Default: Tenant's Remedies: In the cvent that the-:andlord defaults in the observance of any of the
Landiord's covenants, agrcements and obligations hereunder, and such defauit shall materially impair the

. habitability and usc-ofthe Premises by the Tenant, and is not corrected within thirty (30) days of written notice by -
L the Tenant to the Landlord specifying such default and requiring it to be remedied, then the Tenant at its option,

may withhold a proportionate amount of the rent until such default is cured, or it may serve a written five (5) day
notice of cancellation of this Lease upon the Landlord, and upon the cxpiration of such a five day period the Lease
shall terminate. If any such default of the Landlord does not materially impair the habitability and use of the
Premises by the Tenant, the Landlord shall cure such default within thirty (30) days of written notice,or within a
reasonable alternative amount of time agreed upon in writing by Tenant, failing which, Tenant may terminate this
Lease upon ten {10) days written notice to Landlord.

18.3 Rights Hereunder: The rights granted under this Section are in additionto, and not in substitution for, any rights
* or remedies granted herein to the parties, or any rights or remedies at law, or in equity.
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19. Surrender of the Premises: In the event that the Term, or any extension thereof, shall have expired or terminated, the
Tenant shall peacefully quit and deliver up the Premises to the Landlord in as good order and condition, reasonable
wear, tear, and obsolescence and unavoidable casualties excepted, as they are in at the beginning of the term of this
lease, and shall surrender all improvements, alterations, or additions made by the Tenant which cannot be removed
without causing damage to the Premises. The Tenant shall remove all of its' personal property surrendcrmg the
Premises to the Landiord in broom clean condition.

20. Hazardous Substances:
20.1 Disclosure: The Landlord warrants that to their knowledge and belief, the Premises are free of present or potential

. contamination which may impact the health or safety of the occupants; examples include but are not limited to:
hazardous substances such as asbestos, lead and/or mold.

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

20.3 Action to Remove/Remediate: The Landlord shall promptly take all actions that may be necessary to assess,
remove, and/or remediate Hazardous Substances that are on, or in the Premises or the building to which the
Premises is a part. Said action shall be to the full extent required by laws, rules, accepted industry standard

@ protocols and/or other restrictions or requirements of governmental authorities rclaling to the environment, indoor
air quality, or any Hazardous Substance Notwithstanding the foregoing, the provisions of 20.5 herein regarding
Asbestos shall prevail.

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

20.5. Asbestos:
A) No later than thirty (30) days afier the inception of the term hercin, the Landlord shall provide the Tenant

with the results of an asbestos inspection survey of the Premises and any common areas of the building
which may affect the Tenant occupants or its clients. The inspection shall identify all accessible asbestos
in these areas of the building and shall be performed by a person certified in accordance with State law and
satisfactory to the Tenant. The results of the inspection shall be made a part of the Agreement herein.

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

C) 'In the eveént that asbestos containing materials are identified, but which are not damaged the Landlord shall

re-inspect asbestos containing materials and to take corrective action as specified in 20.5 (b) above when
appropriate. Results of such re-inspections and all air quality monitoring shall be provided to.the Tenant
within 14 (fourteen) days of comp'letio_n,

B v e o -— -

20.6 Material Safety Data Sheets (MSDS)

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

B) At time of occupancy by the Tenant, the Landlord shall provude the Tenant with MSDS for all products
incorporated into the Work. This submintal shall be provided in duplicate form presented in three ring
binders, categorized in Construction Standards Institute (CSI) format,
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21.

22.

Broker's Fees and Indemnification: The Landlord agrees and warrants that the Tenant owes no commissions, fees or
claims with any broker or finder with respect to the leasing of the Premises. All claims, fees or commissions with any
broker or finder are the exclusive responsibility of the Landlord, who hereby agrees to exoncrate and indemnify the

Tenant against any such claims.

Notice: Any notice sent by a party hercto to the other party shall be deemed to have been duly delivered or éivcn at the
time of mailing by registered or certified mail, postage prepaid, in a United States Post Office, addressed to the parties
at the addresses provided in Section 1 herein.

23. Required Property Management and Contact Persons: During the Term both parties shall be responsible for issuing

‘Name:____Lisa L. Licnhart
'Tltlc i Admmlslmtorlll '

written notification to the other if their contact person(s) changes, providing updated contact information at the time of

said nolice.
23.1 Property Management: Notwithstanding the provisions-of Scction “22 Notice”, the Landlord shall employ and/or

identify a full time property manager or management team for the Premises who shall be responsible for addressing
maintenance and security concems for the Premises and issuing all reports, testing results and general maintenance
correspondence due and required during the Term. The Landlord shall provide the Tenant with the information
listed below for the designated management contact person for use during regular business hours and for 24-hour
emergency response use. .

PR ANAGEME CcT:
Name:___.. _Charles N. Panas;s R e e —
Title; Dnrcclor of Commercial Real Estate, Brady Sullivan Propemes i
Addrcss_=._670 Commercial, Manchester, NH 03101 Phone: (603) 622-6223 _
Email Address:__cpanasis@bradysullivancom_ ... —

23.2 Tenant’s Contact Person: Notwithstanding the provisions of Section “22 Notice”, the Tenant shall employ and/or

identify a designated contact person who shall be responsible for conveying all facility concemns regarding the

Premises and/or receiving all maintenance reports, testing results and general corrcspondence during the term.

. The Tenant shail provide the Landlord with the information listed below for the designated contact person.
ANT’S CONTACT PERSON:

Addrcss 23 Hazen Drive, Concord, NH03305 "~ ™" "Phone:__ (603) 22744050 0 ——e. -,
Email Addrcss _ lisa] luﬁl’lhnr@dos,nhv gove__ . e

VA — kT TP+

24. Landlord’s Relation to the State of New Hampshire: In the performance of this Agreement the Landlord is in all

respects an independent contractor, and is neither an agent nor an employee of the State of New Hampshire (the “State”).
Neither the Landlord nor any of its officers, employees, agents or memters shall have authority to bind the State or
receive any benefits, workers' compensation or other emoluments prévided by the State to its employees.

o e A matEry e,

25 Comphance by Landlord with Laws and Regulatlonlequal Employment Opportumty

25.1 Compliance with Laws, etc:.In connection with the performance of the Services set forth herein, the Landlord shall

comply with all statutes, laws, regulations and orders of fcderal statc, county or municipal authorities which

.impose any obligations or duty upon the Landlord, including, but not limited to, civil rights and equal opportunity

laws. In addition, the Landlord shall comply wnh all applicable copyright laws.
A)  The Tenant reserves the right to offset from any amounts otherwise payable to the Landlord under this
Agreement those liquidated amounts required or permitted by N.H. RSA 80:7 through RSA 80:7-c or any other

_ provision of law.

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

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

25.3 Funding Source: Ifthis Agreement is funded in any part by monies of the United States, the Landlord shall comply
with all the provisions of Executive Order No. 11246 (“Equal Employment Opportunity™), as supplemented by the |

regulation of the United States Department of Labor (41 C.F.R. Part 60), and with any rules, regulations and
guidelines of the State of New Hampshire or the United Stales issued to implement these regulations. The Landlord
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26.

27.

28.

the purpose of ascertaining compliance with all rules, regulations and orders, and the covenants, terms and
conditions of this Agreement.

Personnel;

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

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

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

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

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

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

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

28.6 ° Entire Agreement: This Lease embodies the entire agreement and understanding between the parties hereto,
and supcrsedes all'prioragreements and understandings relating to the subject matter hereof,

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

288 ' Third Parties: The parties h_cre(o do not intend to benefit any third parties, and this. ag're:mcﬁl shall not be
z construed to confer any such benefit

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

28.10 Incompatible Use: The Landlord will not rent, lease or otherwise fumish or permit the use of s]:acc in this
building or adjacent buildings, or on land owned by or within the control of the Landlord, to any enterprise or
activity whereby the efficient daily operation of the Tenant would be substantively adversely affected by the
subscquent increase in noise, odors, or any other objectionable condition or activity.
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Authorized by: (full name and titls)

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

. EXHIBIT A
SCHEDULE OF PAYMENTS
Part 1; Rental Schedule: /nsert or attach hereto a schedule documenting all rental payments due during the initial
Term and during any extensions to the Term. Specify the annual rent due per year, the resulting approximate
cosf per square fool, monthly rental payments due, and the total rental cost of the Term. Define and provide
methodology for any variable escalation (such as Consumer Price Index escalation) clauses which may be
applied towards the annuaf rent, seiting forth the agreed maximum cost per annum and term.
Part II: Additional Costs: Disclose and specify any additional Tenant costs or paymenis which are not part of the
" rent” set forth in "Part I"" above but due and payable under the terms of the Agreemen! herein. Disclosure to
include the dates or time frames such payments are due, and if applicable a vchcdu!e of payments” for any
instaliments to be paid towards the rotal additional payment. -
| Year|[iLease Dates "~ | Rent "CAM Sq Ft. ]Total Sq Ft [ Total nTotal Approx.
" Sq. Ft. cost jcost i| Monthly Annual
) , Cost |:Rent Rent increase
1 ! April 1, 2022 $13.45 $5 94 |I $19.39 l $7,917.58" ' $95,011.00 1 77 T
qMarch 31,2023 I . R | l e
T J|\ApRI L, 2023 [[$13.45 $6:10 [ T$191557 | $7,982.927 “"$95 795.00 || 02.75%
f March 31, 2024 | Ir . P l CAMS.
37 H|)Aprill, 2024~ T [/ 41345 ’ 786 27 T %1972 |T48,052.33 $96 ,628.00 [ 02:75%
1 _ |March31,2025 | R | ] CAMS
l 47 |faprl 1, 2025 | $13.45 $6.44 || $19.89° [ $8,121.75 || $97,461.00 [{02.75%
JiMarch3t, 2026 0. .. ko | ] ] CAMS |
i 57 Apiil'1;720267 | $1345" 78662 ! $20 07 $8,195.25 || $98,343.00 || 02.75%
March 31, 2027 I S - i leams_
- TApnI 1, 2027 ' i'$13.'45'___’“" U680 | T $20. 25 = '"”"$8;258:75" f""'$’99;225i00“ 02:75% ™~
o March 31,.2 2028 , 1 | i : jcams
7 ’Apnl 1, 2028 f$13:45 - ‘ .$6.99 | %2044 "$8,346.33 | $100,156.00™ "02'.75% -
March31, 2000 | i e CAMS
) “Apnl 1, 2029 | $13.45 .47.18 $20.63 $8,423.92 || $101,087.00 °} 02.75%
Mmarch 31,2030 . Jo . | b T T Jeams
[ApHIY 20307 | "$13.457 4738 . $20 83 $8, 505 58 | $102,067.00 "02'.75%
{March 31, 2031 I S A N R (<
:Apnl 15,2030 | $13 45 4758 | $21.03~ | $8,587. 5 t‘$103 047.00 {'02.75%
_ MliMareh 31, 2032 : ) | .. Jicams, _|
" || TOTAL RENT T T T T F T 98882000 ff T
I i ; r s
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EXHIBIT A

Exhibit A: Replace this page with an accitrate floor plan of the leased premises, labeled "Exhibit A". Illustrate the
extent of the premises that are for the Tenant's exclusive use, making notation of any .shared space such as entrance
lobbies, stairs, elevators or rest rooms.

l.

[ Wy

3.

The Tenant’s use of the Premises shall include the exclusive use (not shared with any other tenants)
of the suite of space shown in the attached floor plan titled: Exhibit A, Demise of Premises, Building
B suites 2 & 3, 2" ﬂoor Manchester Commons, Manchester NH and

The Tenant’s use of the Premises shall include the shared use of all common areas within the
building to which the Premises are a part, such areas include the entrances, lobbies, elevators,
stairwells, and are depicted in the attached floor plan titled: Exhibit A, Demise of Premises,
Building B common areas and entrances on 1st floor, Manchester Commons, Manchester NH.

The Tenant and the Tenant’s visitors and invite’s shall have the right to the shared use of the parking
areas serving the building to which the Premises are a part. The Tenant anticipates their average

customer parking during business hours shall require thirty (30) parking spaces, however their use of

parking spaces shall not be limited to this number. Provision of parking is included in the “annual
rent” set forth herein, no separate or additional charge shall be made to or paid by the Tenant for

parking, and;

The Tenant’s “shared use” of the Premises shall include the part-time use of a portion of the parking

area shown outlined and filled with a hatched area in the attached Site Plan herein for the purpose of .
" conducting slow speed zMotoreycle. Rider Testing”. The use of this space for “motorcycle testing”

shall be during the summer months only, scheduled for one momming per week for approximately one
hour. The Tenant shall have the right to mark-and/or designate the testing area with placement of
traffic cones and/or temporary tape. The Tenant shall remove all des:gnatlon matenal aﬁer
eompletmn of each testing sessmn and; " -~ e &

i a B

The Tenant’s “shared use” of the Premrses shall include the part nme use of a port]on of the parkmg

- area-shown-outlined and filled with a hatched areain-the attached Site Plan herein and measuring

approximately two hundred feet (200 by three hundred feet (300) for the purpose of conducting -

Motorcwele Rider Training”. The use of this space for “Rider Tramlng shall be durmg the summer

and/or * ‘good” weather months, commencing April 1% ending November 30", scheduted during the
weekends, on both Saturdays and Sundays. The Tenant shail not eliminate the existing parking space

+ markings, however they shall mark out their “rider training” course layout with spray painted short

R

directional lines and angels on the paving within this designated area. At the end of the Tenant’s

occupancy of the Premises they shall spray over these lines’and markings wrth ‘black paint in order to.

effectwely remove them from the parkmg lot.

[t



. EXHIBIT A continued

6. The Tenant’s “shared use” of the Premises shall include the part-time use, which shall be one day per
week, of a portion of the parking area shown outlined and filled with a hatched area in the attached
Site Plan herein for the purpose of conducting “Slow Speed Commercial Truck Testing”. For
perfornance of said test drivers shall bring their own trucks, with empty trailers attached, to the
designated site and perform limited “back up” and slow speed maneuvers within the designated area
as requested by the Tenant’s staff. The remainder of the overall driving test shall be performed “on
the road” and off site. This “testing” will take place between 8:15 AM —4:15 PM. The Tenant shall
have the right to mark and/or designate the testing area with placement of traffic cones and/or
temporary tape. The Tenant shall remove all designation material after completion of each testing
session. The Tenant shall assure that while “testing” is being conducted it does not interfere with,
impede or block deliveries through or to this area by other trucks and trailers serving adjacent and
neighboring tenants — with particular attcntlon bemg pa1d to mamtammg ummpeded access to the
neighboring (Shaws) supermarket. . : - ' ‘

7. Proximate to the portion of the parking area designated for motorcycle rider training, the Landlord
shall provide a flat level area, which may be either paved or unpaved, for the Tenant’s use in
supplying and installing two (2) eight foot (8") by twenty. foot (20')-storage containers which shall be
used for storing motorcycles that are used by the Tenant’s students during “Rider Training” classes.
These storage trailers shall be installed at the:site by the Tenant at the Tenant’s sole expense, and

. shall remain at this location throughout the term. .The Tenarit’s storage containers shall onlybe |
maintained in the location shown on Exhibit A “site” for “storage trailers”. Provision of security for
these storage containers and the contents thereof sha]l be the sole responsibility of the Tenant. The

Tenant shall remove the storage containers and all of the contents thereof from the Landlord s s1te
no later than thlrty (30) days after thc date they vacate Prennses o : :




EXHIBIT A (continued) 1% floor building B

1/

EXHINT A& DEMISE OF TEMANTS PREMISES

BUILDING R, COMMDM AREAS AN ENTRANCES ¥ IST FLODR TO BE
USED BY THE TENANT FOR ACCESS TO 2MD FLONIR PREMISES.
MANCHESTER COMMONS 377 SOUTH WILLOV STREET

HANCHESTER KM

j
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EXHIBIT A (continued) 2™ floor building B

-

2

| FRPURL SR,

]

L Sl

Ty

B s =\
N | B

APPRONIMATELY 4,980 SQUARE FEET

BUILDING B, SUITES 2 & 3, 8ND FLODR —_—
MANCHESTER COBMONS 377 SDUTH WILLOW . STREET
MANCHESTER HH

HATCHED AREA LENOTES TENAHTS
PRERICER ETIR RV ISV | IOF
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-EXHIBIT A (continued) SITE PLAN
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Garlow, Arthur

From: Charles Panasis <cpanasis@bradysullivan.com>
Sent: Tuesday, January 4, 2022 2:51 PM

To: Lienhart, Lisa

Cc: Garlow, Arthur

Subject: RE: Manchester Cammons exhibits
Attachments: "~ Manchester Commons exhibits.pdf

EXTERNAL: Do nokgpen sttachments:orélickion;links unless

Charles Panasis
Director Commercial Real Estate e ™~
8radysullivan Properties ’

603 799 6926

From: Lienhart, Lisa <Lisa.L.Lienhart@DOS.NH.GOV>
Sent: Tuesday, January 4, 2022 2:50 PM

To: Charles Panasis <cpanasis@bradysullivan.com>
Cc: Garlow, Arthur <Arthur.S.Garlow@DOS.NH.GOV>
Subject: RE: Manchester Commons exhibits

Hi Charles,

The State DolT will not aliow me to view the document you sent below. |s there any way to send the PDF outside of the
program used below? ’

~ Thank you,

Lisa Lienhart
Administrator Ill
Department of Safety
603-227-4002

***t!*****i***ll****i*t***i*****lt***llli******lll******#l\'*****i****lll**}t*i****l*‘*

This email and any files transmitted with it are confidential and are intended solely for the use of thie individual or entity to
whom they are addressed. This communication may contain material protected by law. If you are not the intended
recipient or the person responsible for delivering the e-mail to the intended recipient, be advised that you have received
this e-mail in error and that any use, dissemination, forwarding, printing, or.copying of this e-mail is strictly prohibited and
may be subject to criminal prosecution. If you have received this e-mail in error, please immediately notify me by
telephone at (603) 227-4050. You will be reimbursed for reascnable costs incurred in notifying us.



From: Chartes Panasis via Adobe Acrobat <message@adobe.com>
Sent: Tuesday, January 4, 2022 2:31 PM

To: Lienhart, Lisa <Lisa.L.Lienhart@DOS.NH.GOV>

Subject: Manchester Commeans exhibits

EXTERNAL: Do-not opeh dttachmehts orclick:onilinksitinléss you Fecdgnize,and trust the:sender|

Adobe Acrobat "‘ Adobe

Charles Panasis (cpanasis@bradysullivan.com)
has shared Manchester Commons exhibits.pdf

3 ;E'SENT-'BY_. o ,~Charles.PanaS|s (cpanasus@bradysullwan com)
mEsSace FRO"”“S.E.'""'?;,ER':"' _ Please-wew thls documenf - '
§""ARE°°" e e 04-January~2022 11 31 AM PDT -

Manage Your Account | Customer Support | Forums | Terms of Use | Report Abuse

Adobe, the Adobe logo, the Adobe PDF logo, and Acrcbat are either registered Irademarks or rademarks of
Adabe in the United States and/or other countries. All other trademarks are the property of their respective
owWners.

Adobe, 345 Park Ave., San Jose, CA 95110 USA

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

N




EXHIBIT B

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

The Tenant shall be responsible for provision of Janitorial scrvices (at the Tenant's sole expensc) to the portion of the Premise to
which they have exclusive use. Provision of janitorial services in the portion of the Premises to which the Tenant has exclusive
use shall include timely, consistent cleaning services that maintain the Premises in a neat, orderly, safe and clean condition.
Provision of all "consumable” goods such s toilet paper and paper towels required in this area shall also be the responsibility of
the Tenant. Tenant's provision of janitorial services to the portion of the Premises to which they have exclusive use shall include
cleaning of the store front windows, ¢leaning of all millwork, walls, doors and frames, and cleaning of rest rooms.

The Tenant shall attempt to fix any clogged toilets with use of a plunger prior to requesting the Landlord make repair.

The Tenant and or the Tenant's janitorial service provider shall bag and remove all garbage, rubbish, debris and other refuse
from the portion of the Premises 1o which they have exclusive use daily and deposit it at the discretion of the Tenant either
in a dumpster or compactor maintained offsite, or in a dumpster provided and maintained by the Tenant located within the
site to which the Premises are a part. In the event the Tenant chooses to provide and maintain a dumpster within the site to
which the Premises are a part, it shall be located as designated by the Landlord, who shall provide an appropriate pad and
enclosure. Prior to said disposal, ali garbage, rubbish, debris or other refuse shall be stored in sealed, watertight containers
so fashioned as to prevent damage 1o the Premises and Shopping Center. .

The Landlord shall be responsible for provision of Janitorial services (at the Landlord's sole expense) to the portion of the
Premises which are "common” (multi-tenant shared use) areas. Provision of janitorial services shall include timely, consistent
cleaning services that maintain the Premises in a neat, reasonably clean manner. Landlord's provision of janitorial services (o
this area shall include replacement of expired light tubes, bulbs and/or ballasts. ¢

The Landlord shall be responsible for the timely provision of all services specified herein in section 8.1 "Maintenance”.

ol ettt et - A Temprs o =r

E . _ Landlord Tititia ;-;.
: Date::
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EXHIBIT C

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

Provisions for Architecturally Barrier — Free Accessibility, "Clean Air” compliance, Improvements, Recycling, and
Energy Conservation follow:

Part]

Part1l

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

herein.

1. Definitions:

a) “Initial lease” means lhe lease of spacc within a building, executed on behalf of a state agency
7 when no prior lease for the rental of that parlnc_ular space by the agency exists.
b) “Office space” means an area within a building occupied for 4 or more hours each workday by

one or more state employecs whose primary functions include supervision, administration,
clerical suppont, retail sales, or instruction. “Office space” does not include laboratories, vehicle
repair-facilities, machine-shops,-or medical trcatment areas, and does not include any other areas
where the department determines.that the air quality contaminants created by the activity in the
area are appropriately regulated liy other state or federal authorities:
‘) “Owner or operator” means the builder, seller, lessor, donor, or the donor’s executor of a.
‘ building, or portion of a building, which is leased, rented, sold or bequeathed to, or which will be
or has been built for, the state for use as office space.

d) “Previously certified space” means an office space that was demonstrated to have passed the air
quality tests subsequently described in this scction when it was leased by the state for the first
time.

e) “Renewal lease” mcans the agency's previous lease has expired and a new lcase agreement for the
same space has been agreed upon.

f) “Short-term leasc” means a lease for any building area less than or equal to one year in duration.

&) “Small space” means any. leased building area whose total net usable square footage is equal to or

less than 1,000 square Feet.

2. Anowner or operator who is leasing office space to the statc shall demonstrate compliance w:th lhe ,
following clean air industry standards if the space is: )

a) A space not previously oceupicd by the State requiring complete testing as spcmf ed

Pape 21 of 25 )
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b) A previously certificd space subject to a renewal lease requiring modified testing; or
c) A small space or area within a building whose total net usable square footage is cqual to or less
than 1,000 square feet, occupied for less than four (4) hours each workday by one or more state
. employees, shall be exempt from clcan air testing standards.
Required tests and indoor air standards: n
a) Sampling and Analysis — General:
i.  Samples shall be collccted by or under the direction of a certified industrial hygienist or an
individual who is accredited by the American Board of Industrial Hygiene.
. Samples to be tested for asbestos and formaldehyde shall be analyzed by laboratories accredited
by the American Industrial Hygiene Association.
b} Ventilation:
i. Standard: The ventilation requirement shall be a minimum of 20 cubic feet per minute (cfm) of
fresh air per person occupying the space.
¢) Noise Testing:
i.  All state tenant noise sources turncd off; such as printers and copiers; and
il.  Air handling systems in operation.
iil. Standard: Noise levels shall not exceed:

| Frequency (Hz). — AR =T Noise Level. (dBA)._—._:_T.—._A..jn —
} 63 T - F 167 PP

| S (R

¢ 250 S b1 ) -
500 _ T R i,
l1o00_ N r T I B - '
J2000 L s T
140000 o . . o 43 .
| sooo__‘__,,_,,__“.__‘ N 1

d) Radon Testing:
I Standard: The maximum allowable concentration of radon shall be 4.0 picocuries of radon per
liter of air.
ii. Radon testing shall be done on the lowest level that will be occupied as office space.
it of a passive radon monitoring device is used, duplicate samples shall be.collected for every 2,000
squarc feet of office space.
iv. Radon testing devices shall be approved by the National Redon Safety Board (NRSB) or the
national Environmental Health Association (NEHAY and analyzed by a laboratory accredited by
" the NRSB or certified by the NEHA. '
v. Radon shall be measured in accordance with thie NRSB or NEHA raden measurement prolocol.
e} Formaldehyde Testing: - e
" i. Standard: The maximum allowable concentranon of formaldehyde shall be 0.1 parts of
formaldehyde per million parts of air.
f) Asbestos Testing:
. Standard: The maximum allowable concentration of asbestos shall be 0.1 fibers per cubic
centimeter of air as determined by phase contrast optical microscopy, performed as described in
. “Asbestos and Other Fibers by. PCM: Method 7400, Issue2” NIOSH Manual of Analytical
Methods (NMAM) Fourth Edition, 8/15/94.
il Office space that will be subject to a renewal lease shall be retested for asbestos except when the
owner or operator can document that either:
»  The building or space has been previously certified as asbestos-free by the building
contractor; or _
% The building or space has been inspected by an accredited asbestos inspectors an-' mined’: .-
to be asbestos-frec. d :
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Part II1

g Carbon Dioxide Testing:
i. Standard: The maximum allowable concentration of carbon dioxide shall be:
s 800 parts of carbon dioxide per million parts of air in unoccupied office spaces; or
e 1,000 parts of carbon dioxide per million parts of air in occupied office spaces.
h) Carbon Monoxide Testing:
i. Standard: The maximum aliowable concentration of carbon monoxide shall be 5 parls of carbon
monoxide per million parts of air.
ii.  Carbon monoxide testing shatl be conducted with the heating, ventilating, and air conditioning
system on.

4. Modified tests and indoor air standards:

a) A previously certificd space shall demonstrate compliance with clean air standards for 3f Asbestos,
3g Carbon Dioxide, and 3h Carbon Monoxide testing only. g

S.  Certification of Clean Air Standards

a)  The owner or operator shall certify the quality of the indoor air present in a building, or portion(s)
of a building to be used as office space.
b) Certification by the owner or operator shall be decmed complete upon writien receipt by the
department of one of the following two statements:
i.  “I hereby affimm that sampling and analyses conducted were performed in accordance with the
best professional practice and that all tests were within normal limits”; or
ii. *“I1hereby affirm that sampling and analysis conducted were performed in accordance with best
professional practice and that all tests were not within normal limits.”
¢)  The owner or operator shall attach a copy of all test results as described above to the written
staterent completed in 8.8.3.2 above. )

+ 6. Waiver Procedure:

a}  An owner or operator has an option to request a waiver by providing an explanation of why they
can't meet the air testing standards ag described in Part 11, 3 above.
b) The State of New Hampshire reserves the right to grant/not grant an exemption.

The Landlord - shall schedule and pay for. ithe required testing. In the event of testing results demonstrating the
Premtises do not conform with all or part of the above mentioned requirements, specify which party will be
responsible for providing and paying for the alterations and repairs necessary to remedy the non-conformily,
the time frame fo be allowed for providing remedy, and which party shall bear the cost of re-testing and repair
required.

L N

——m oy aa - . . raage

Improvemenb‘, Renovations or New Construction (“work™); In the event that the Agreement hercin includes
provisions for-such “work™ to be prowdcd the Tenant's finalized version of Design-Build floor plans,
specifications and any supplcmcma! defining documents depicting all “work” shall be reviewed, accepted,
agreed-to and signed by both parties and shall be decmed as part of the lease document. The Tenant and the
Landlord shall both retain copies of these documents. Tenanl shal) prov:de complete copies to the State of New -
Hampshire, Department of Administrative Services, Bureau of Planning and Management.
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Part IV

PartV

i
.
I

.congracts available,

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

eling Lofl 53

Energy Conservation:  The extent to which a landiord can'share information on the facility 's energy
consumption shall be documented below. When possible, the landlord shall share information such as energy
audit results, energy scores, and monthly energy invoices.

Landlord Tiitial§==>~
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There are no Special Provisions.

EXHIBIT D
SPECIAL PROVISIONS
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Client#: 1865379 BRADYSUL2
DATE (MMW/DD/YYYY)

ACORD. CERTIFICATE OF LIABILITY INSURANCE 11712021

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

IMPORTANT: If the certificate holder Is an ADDITIONAL INSURED, the policy{les} must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement. A statement on
this certificate does not confer any rights to the cartificate holder in lieu of such endorsement(s).

PRODUCER - SAOHECT
US| Insurance Services, LLC ) PHORE exti: 855 874-0123 mém,,: 877-775-0110°
75 John Roberts Road, Building C EMAIL
South Portland, ME 04106 INSURER{S) AFFORDING COVERAGE NAIC #
855 874-0122 INSURER A : Travelers Indemnity Co of America 26666
R .
INSURED One Wall Street LLC and _ ::::::: : Travelers Property Cas. Co. of America 25674
Brickwater LLC P
670 N. Commercial Street, Suite 303 INSURER E ;
Manchester, NH 03101
INSURER F :

COVERAGES CERTIFICATE NUMBER: REVISION NUMBER:

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

Tf'ﬁ“ TYPE OF INSURANCE m‘,’{‘%’v%n POLICY NUMBER n’«’ﬂ%‘é}’vﬁ, (ang;rﬁv’\("w;] umiTs
A | X| COMMERCIAL GENERAL LIABILITY Y6309R63752ATIA22 02/01/2022|02/01/2023 EACH OCCURRENCE $1,000,000
l CLAIMS.MADE EI 0OCCuR A L T e $300,000
|| MED EXP {Any one person) | $5,000
| PERSONAL & ADV INJURY [ 31,000,000
| GEN'L AGGREGATE LIMIT APPLIES PER: ' GENERAL AGGREGATE $3,000,000
|| Poucy D JECT D LOC ' PRODUCTS - COMPIOP AGG | $2,000,000
OTHER: $
'A_u-rouom LABILITY %eum,SINGLE LW
ANY AUTQ . BODILY INJURY (Per parson) | $
: CmED Ly SCHEDULED . BODILY INJURY (Per accidem) | §
] RETSs omuy ﬁﬁ’%%%"uf’% W;F:Rer f&?d’;‘.’“m) GE 3
. s
B | X|UMBRELLAUAB X |occur © |ZUP16P0296A21NF 03/15/2021)02/01/2022 EACH OCCURRENCE 310,000,000
EXCESS LIAD CLAIMS-MADE ' | AGGREGATE 310,000,000
_ DED I X| RETENTIONST10000 . T
B | WORKERS COMPENSATION N UB8J2831622014G 12/28/2021112/28/2022 X [§5fnme | [BR*
@égﬁ%ﬁ@ﬂ%mg%cw NIA : E.L EACH ACCIDENT 500,000
{Mandatory In NH) _ E.L. INSEASE - EA EMPLOYEE| $500,000
If yos, dascribe under
—_| DESERIPTION OF OPERATIONS beiow . —. | E.L DISEASE - POLICY LiMiT |3500,000
DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES (ACORD $01, Additional Remarks Schedule, may be sttached tf mors space Is required)

** Workers Comp Information **
Proprietors/Partners/Executive OfficersMembers Excluded:
David Brady, Treasurer

Arthur Sullivan, Vice President

Shane Brady, President

(See Attached Descriptions)

CERTIFICATE HOLDER CANCELLATION
SHOULD ANY OF THE ABOVE DESCRIBED PQLICIES BE CANCELLED BEFORE

State of New Hampshire THE EXPIRATION DATE THEREOF, NOTICE WiLL BE DELIVERED IN

Department of Safety ACCORDANCE WITH THE POLICY PROVISIONS.

33 Hazen Drive

Concord, NH 03305 AUTHORLZED REPRESENTATIVE

1 : TP Sy
. ’ © 1988-2015 ACORD CORPORATION. Al rights reserved.

ACORD 25 (2016/03) 1 of2 The ACORD name and logo are ragistered marks of ACORD

#534048230/M34048210 _ HZB8CX



.0 .. DESCRIPTIONS (Continued from Page 1)

Py . LR c MW sinds s ony T b e mtion e el

RE: Mancheste.r Commons, 369-379 S. Willow Street, Manchester, NH

30 Days Notice of Cancellation will be given to the Certificate Holder by the Insurance Carrier.

$3,000,000 General Aggregate only applies to the location listed above.

.

- . - . . + - r
' S S S S 4 - - L e g e el
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New Hampshire
Governor’s Commission on Disability

Christopher T. Sununy, Governor:
Pnu‘l Van Blanga'n ‘Chair

Té: Staté of New Bampshire; Dipittment of Sifety,Division of Motor Vehicles
From: Architectural Barrier Frég Desigh Committee

Date: November16, 2021.

Re:  LETTER OF OPINION

Parsiant.tothe. New-Hampshire Code of- Administrative Rules, ADM 610.16:(¢).(3)

Premises: Manchester Comirnons, 24 floor, 377°So;, Willow: St Building B, Suites 2&3,,
,Manchester ‘NH03101, and. as'morc-pamcularly described in. the State.of NH DAS,
Bureau-of: Planmng & Management, Standard lease Agreement’

Teérm:: 10 Years; Apnl 1,:2022:throughMarch 31,2032, unless sconer terminated;in accordance:
with the LeaseiProvisions;

‘Lessec: The State: of New Hampshire acling by:and ‘through its:Director or'Commissioner-of
.Depariment of, Safety

Lessor:: One Wall Street; LLG and'Brickwater;; LLG'¢/o Brady Sullivan Properties; LG,

:Manchestcr NH

- -In' acgordance with the New: Hampshm: Eode; of Administrative Rules. codified in Adi, 610,16 (o) (3) :
the Govemvr's Commission: on Disability's (GCD) Architectural Bdrrier Freé-Design ‘Committee
(ABFDC) hanopmed that the locatxon referenced above and referred to herem, meets or Wﬂl meet barner

rewewed dunng the ABFDC’s November r16 2021 meelmg

This Letter of Opmlon pufsiant td; ADM 610:16: (e) (3) “Thie: Adrinisteative:Ruilés of the: Department of
Administrative- Serwccs is issued'with.the following conditions; ifs “any,;as referenced in EXHIBIT A and
EXHIBIT:B; and'is subject to:the: limitations stated herein:

Upon completlon -4l ;renovations, specified in the Lease: agreement any ‘supporfive Desrgn Bulld
Spec:ﬁcahons and drawmgs oF sketches, mcludmg bt ziot limited. 'to, EXHIBIT B, dnd parking
schemaucs demonstrated at the: ABFDGC: ‘meeting; -on: November 16;, 202§, must comply wnth the
prowsuons set forth-in:this; letter-aiid 'with the: 1appheable ‘New Hampshlre Code for: Bartier:Fres, Desxgn
Although Do;comifnent-0r opinion‘is expresséd: rcgardmg the' New HampsHire'State Building'Code-and the
New: Harnpshrre iState :Fu‘e Code and/or ‘any ‘other code; it,is ‘highly: recommended, whn apphcable
relevant documentation; be submmed 5 lié:logal or State; authonty havmg junsd;cnon, for any:necessary
approvals.

S4 Regional Drive, Suite 5 603'271.2713
.:Concord, NH.03301-8502" “wwiv,oh.iovidisability




LETTER OF OPINION Department of Safety, Division of Motor Vehicles
Manchester Commans, 2™ floor

377 Se. Willow St., Building B, Suites 2&3

Manchester, NH 03101

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

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

The Lessee, a representative for the Lessee, or a designee for the Lessee agrees that should the term of the
proposed lease be extended, the Lessee will contact and state to the Governor’s Commission on Disability
that there have been no material changes to the property, and that all conditions issuzed by the
Architectural Barrier Free Design Committee, have been complied with. If the Lessee is not able to render
such a statement or if any of the previously issued conditions have not been met, then the extension to the
Icase may need to be presented to the Governor's Commission on Disability for review and
recommendation.

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

Rc-siacctﬁﬂly submitted by the Architectural Barrier Free Design Committee on this 16 dayof
November, 2021.

Eric Brand, Chair

Architectural/Barrier Free Design Committee

Cc: Charles J. Saia, Executive Director

54 Regional Drive, Suitc 5 603.271.2773
Concord. NH 03301.8502 www.nh.gov/disabilily



LETTER OF OPINION Department of Safety, Division of Motor Vehicles
_ Manchester Commons, 2* floor

377 So. Willow St., Building B, Suites 2&3

Manchester, NH 03101

EXHIBIT A - CONDITIONS:

1. At the discretion of the Governor's Commission on Disability, a site visit may be performed to
review for accessibility and report as needed to the Architectural Barrier Free Design Committee.
Site Visit will be scheduled with the Lessee at a mutually agreed upon date and time. If any
deficiencies are identified, the Lessee agrees to work with the Governor's Commission on
Disability to come up with an agreed-upon remedy. If disagreement exists, the Lessee may need to
appear before the committee for final determination. '

2. Lessee will fully complete and submit & current and GCD-approved ADA Checklist for Existing
Facilities with photographs and applicable documentation every (10} ten years, or sooner if lease is
renewed, extended, amended, newly executed, or if construction or renovations are undertaken in
any manner. On a case-by-case basis, and at the discretion of the Governor’s Commission on
Disability, Lessee may postpone completion of the ADA Checklist for Existing Facilities.

EXHIBIT B

i T3 S

NONE

. 54 Regional Drive. Suite 5 ' : L 6032712773
Concord, NH 03301-8502 www.nh.govidisability



P

State of New Hampshire

Department of State

CERTIFICATE

1, William M. Gardner, Secretary of State of the State of New Hampshire, do hereby certify that ONE WALL STREET, LLC is

a New Hampshire Limited Liability Company registered to transact business in New Hampshire on Januvary 16, 2007. I further

certify that all fees and documents required by the Secretary of State’s office have been received and is in good standing as far as

this office is concerned.

Busihess 1D: 570617

“Certificate Number: 0005457001

—_ e

~— -

IN TESTIMONY WHEREOF,

. - I heréto set my hand and cause to be affixed
the Seal of the State of New Hampshire,
this 19th day of October A.D. 2021.

_William M. Gardner
Secretary of Statc
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State of New Hampshire

Deparitment of State

CERTIFICATE

I, William M. Gardner, Sccretary of State of the State of New Hampshire, do hereby certify that BRICKWATER LLC is a New

. Hamps;hirc Limited Liability Company registered to transact business in New Hampshire on July 11, 201 1. 1 further certify that all ‘

fees and documents required by the Secretary of State’s office have been received and is in good standing as far as this office is

.concerned.

Business 1D: 654312
Certificate Number: 8005456997

IN TESTIMONY WHEREOF,

. T hereto set my hand and cause to be affixed
the Scal of the State of New Hampshire,
this 19th day of October A.D. 2021.

William M. Gardner
Secretary of State



BRICKWATER LLC

MANAGER’S CERTIFICATE

The undersigned, being the sole Manager of Brickwater LLC, a New Hampshire limited
liability company with its principal place of business at 280A Dover Point Road, Dover, New
Hampshire, (hereinafter referred to as the “LL.C”), hereby certifies as follows:

I am the sole Manager of the LLC:,

I, as Trustee of The Charles N. Panasis Revocable Trust own, in the aggregate,
100% of the membership interest in the LLC.

The LLC is now in full force and effect;

The LLC, acting by and through me, the said Charles N. Panasis as Manager is
specifically authorized and empowecred to enter into a Leasé Agreement, together
with One Wall Street, LLC as Landlord and the State of New Hampshire,
Department of Safety as Tenant for the leased premises owned by One Wall Street,
LLC and Brickwater, LLC located at 377 South Willow Street, Bldg. B, Suite 2 &
3, 2™ Floor, Manchester, New- Hampshire (referred to herein as the “Leased
Premises™) and further, to execute and deliver said Lease Agreement and any and
all related documents.

That the Authorized Officer be, and hereby is, authorized, empowered and directed
to take any and all actions and to execute ‘and deliver any and all documents,

.. instruments and agreements .in the name and on behalf of the Conitpany. . .

2% e — ke
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ONE WALL STREET, LLC

CERTIFICATE OF VOTE

The undersigned, representing all of the Members of One Wall Street, LLC, a New
Hampshire limited liability company with its principal place of business at 670 North Commercial
Street in Manchester, New Hampshire (hereinafter referred to as the “LLC"), with full power to
approve or disapprove all actions on behalf of the LLC hereby certify that at a duly noticed meeting
of the Members of the LLC, the following resolution was unanimously adopted;

VOTED:  That the said undersigned Members of the LLC, being all of the members
of the LLC, have deemed it to be in the best interest of the LLC for it to enter into a Lease
Agrecment together with Brickwater, LLC, as Landlord, and State of New Hampshire,
Department of Safety as Tenant for the leased premises owned by One Wall Street, LLC
and Brickwater, LLC, located at 377 South Willow Street, Bldg., B, Suitc 2 & 3, 2™
Floor, Manchester, New Hampshire (referred to herein as the “Leased Premises™) and
further, to execute and deliver said Lease Agreement and any and all related documents.

VOTED:  That any one of Shane D. Brady and/ or Arthur W. Sullivan as Mernbers of
One Wall Strect, LLC and on behalf of the LLC, be, and hereby are authorized (each an
“Authorized Signatory”) to take any and all actions and to execute and deliver any and

“all documents, instruments and agrcemcnts in the name and on bchalf of the LLC. Only

one Authorized Signatory is required to bind the LLC.

iExecuted!asia:sedlediinstrument. asiof ifie; &fa-day
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